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Q)R H Al A4 (local market demand): =412 11
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(B)R|HE2{2E{ 29| E&l(integration with regional
clusters): EAl2 ZBAH|IA E2{AEH, 9|2
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SOE2| & AFZHAE L QIYSH U0 0|5
2HESAYE YET £+ AUD 0|F S2AH0
Rl 25|12 BOISY 4 UL,

(4)Q1 A 2}2d (human resources): =4 HF A=
—HA Yot 2o oS S AL UAS.
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AL AUARAR Sold 18BE, AARA

ske] A4 —?Xﬂi/ﬂ B e d
H, W, AEEE 5O 2
A (inner city)] AAAFG Al 2L
of amjge] FaAol AAL Ant. 1990EH &
HE @=o] A5 As auole HZol of#e A
o, 49 “AEA Y (food deserts)’ = =T A
=Ao] Qlth(Wrigley, Guy and Lowe 2002;
Cumminsa, Findlay, Petticrew and Sparks 2008).
19802t 19909t = F=2 WA H& T4
o2 ot AELT AT AEAQ] =z Q)
TA Y AR AZAujito] HAsHY &4 A

=
Fulo] 4ETHE 5 HELT o] Gl 4

<H 5> AR E T A|RjAO

$ A71§L ol gstolo} sH= BHFo] ZefHIg)
o, ST 19901 FHie] olZejA EAo
At AL Q5| Fa AFAug
o g mzage] 24 GFS WA =T 1
avt o5 ampare Aol Ayl 9
FAEATS 98] FFAT] TARYATL
81 A=A BA 45 S 2

—_

30 A} 2
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;q]/d;& uHEﬂz% 17]—9] i}iﬂ- g:}o] ;(]qlﬂ%%—iﬂ
of &35 2] ¥olFe wWi¢ T8 wAUS
olct. mFEe] ZAMYL Het He ould
A A&E7FSSHA BRI S55HA A FAE AN
Hahd] Folgie, amhFEe] EAAe] Ay

aE B <# 5>9 Zti(Chase and Howard
2008).
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O| &l kAL (A E [:H)
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F=AE O] Planning Policy
Statement 6) | @2 Agoll= At
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O 00T o

<E 6> 2017|A1} F

(Mitchell and Kirkup 2003; Wrigley, Guy and Lowe
2002). G- el BAE FAEe) 8l
of ARGl AU e wAIE ARl F&
8 Q4B olF Znhigut F-§stolo} Tk,

A0 E27} A ele BE ofet 9

v = A =
747] st} A7 4L Ao Holst it
ST Avf}o] w2 A A aito|E &5t
I AT =L ol AlFE A% Sk IR A
53 AFAL] Aol Flo] Ur|7kA] A713ke]
npe A7|E gtk ol Aufdzte] I %

A7} o187 thE7bE HolFal Qlth(Findlay and
Sparks 2009).
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Z&k(land assembly)
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ER2ME (= YA S) 244 Z2Y
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Urban Regeneration and Retail Development:

Policy Implications of the Mario Outlet Case”

Young Kyun Lim**, Sookeun Byun***

ABSTRACT

This study highlights the importance of retailing in urban regeneration. Urban regeneration aims to
revitalize a region’s economy by improving the living environment and securing the region’s identity.
Meanwhile, retail development can take a role as a catalyst for urban regeneration programs as retailing
industry brings many real benefits to the deprived area, such as new employment and local economic growth.
Some related studies(Guy 2008; Mitchell and Kirkup 2003; Walker 2002) also note that the potential effect of
such retail-led urban regeneration on the community is hugely valuable. For instance, opportunities for
promoting local businesses in the form of local supply contract can be created.

There are several key factors that bring retail-led urban regeneration project to a success(Chase and
Howard 2008). They include clear and good partnerships with the private and public sector as well as
representatives from the third sector, strong leadership and direction from the public sector, transparent
operations and clear communications for building trust and confidence, attracting competitive developers, good
quality design of the schemes and their connections to neighboring areas, and succession planning for the
continued work of the retail development.

The current study sheds new light on the case of Mario Outlet retailer during the regeneration of the Guro
Industrial Complex area in Seoul, looking for lessons for future retail development. Mario Outlet, started as
Mario Trading Co. in 1980 with the women’s knit brand 'Carte Knit', is a leading company of fashion and retail
business in Korea. With its over 600 well-known domestic and foreign brands, Mario Outlet became the largest
urban outlet in Asia as of 2013.

Mario Outlet played a critical role in the revitalization of the brownfield site by stimulating neighborhood
development and local economic activities. Its retail business has rapidly changed perceptions toward the site
among investors as well as consumers. Soon after that, well-known large size retailers such as Lotte Shopping

and Hyundai Department Store also launched their outlet centers in the regeneration area.

* This study was supported by the 2016 Research Fund of Kwangwoon University.
** Professor of Marketing, Kwangwoon University
*** Corresponding Author, Associate Professor of Marketing, Kwangwoon University
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Our analysis on the Mario Outlet case found the following key factors for the retail-led regeneration
process to be successful. First, Mario Outlet introduced a new competitive business model, so called an ‘urban
outlet center’, to the country, which was differentiated from other traditional fashion retail businesses. The
outlet allows convenient one-stop shopping experience by providing well-known apparel brands at up to 90%
discounted price everyday along with other diverse categories such as furniture, cosmetics, and restaurants.
Their retail service was attractive enough to create new market demand, thus the company could target not only
their local area but also other consumers in the city and even foreign travelers.

Second, Mario Outlet made the best use of locational advantages of the inner city. Accessibility is one of
the key success features of retail business and the Mario Outlet is very easily accessible by road and public
transportations. Specifically, the outlet is located in Guro District, the southwestern part of Seoul, which
provides transport links containing railroads as well as land routes to the rest of the country. In addition, the
outlet has subway stations as well as bus stops nearby. <Figure 1> shows the current map of the Mario Outlet.
Integration with regional clusters, such as various national fashion brand manufacturers in the Guro Industrial
Complex area, was also efficient to carry out.

Third, Mario Outlet has invested significant amount of resources on the region through job opportunity
creation, corporate social contributive activities, etc. Such investment provides reconnection to economic
opportunities for the neighborhoods, increases visitor spending in the region, and promotes the community’s

support for the business.
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Mario Outlet 3
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— |
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<Figure 1> Map of the Mario Outlet
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Lastly, the leadership of the CEO was remarkable. The President and Chairman Hong Seong Yeol opened
Mario Outlet in the Guro Industrial Complex area in 2001. His business decision at that time was very
challenging since the site did not seem to be attractive to retailers at all. For reference, the Guro Industrial
Complex played a pivotal role in the economic growth with textile manufacturing in the 1970s, however the
site was degraded to a brownfield as such labor-intensive industries had rapidly declined after 1990s causing
many environmental problems. Nevertheless, the outlet center was professionally managed taking advantage of
inner-city location. Its business model was competitive enough to attract spending power of consumers in the
market, as well. As a result, Mario Outlet became the largest urban outlet in Asia, expanding its stores to two
more buildings nearby.

Meanwhile, we found that some key success factors for a retail-led urban regeneration project were
missing in the case of Mario Outlet. Above all things, there was lacking of strong leadership and support from
the public sector for the retail development. Strong leadership from the public sector is sorely needed to
formulate a clear vision of the project, to create ownership among partners, and to provide any necessary
political backing.

The case of Mario Outlet presents a new direction for successful inner-city regeneration programs in a
sense that the retail-led local economic revitalization effort can be harmonized with the government-led urban
regeneration policy. Nevertheless, we suggest that ensuring the success of a retail-led regeneration requires
several key endeavors.

First, especially at the early stage of the program development, there should be active participation of and
collaboration among various stake-holders such as developers, investors, retail firms, community-based
organizations, local authorities, and the government. Ensuring a range of good partnerships helps to maximize
the local benefit from the regeneration project.

Second, for the success of regeneration projects, government and local authorities should provide public
partners with critical infrastructures. The successful regeneration projects are those supported by the
improvement and refurbishment of physical and socio-cultural environments driven by the government and
local authorities. Furthermore, they should work together with public sectors to pursue wider regeneration
objectives for the local community.

Third, the adequacy of the current retail exclusion policy restricting the opening of large stores nearby
traditional markets and small road shops need to be readdressed. The evidence from the current study and other
numerous case studies demonstrates that retail-led regeneration is contributing substantially and distinctively to
improving local communities. For revitalizing and sustaining the local economy, traditional markets and small
road shops located in the deprived areas of inner city need to be redeveloped with the help of large powerful
retailers.

Lastly, retail-led regeneration should pursue collaboration between large retailers and small and medium

retailers. As a matter of fact, retail-led regeneration needs a huge amount of investment from the public sector,
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and large retailers as a group of public sector play significant role in financing. Regeneration projects led by the
large retailers might threat the survival of small and medium retailers, and thus raise serious conflict between
the two parties. Providing a wide range of retail units from small, medium and large in the regeneration area
might contribute to settle down the conflict between the parties and ensure the long term sustainability and

viability of the local community.

Key words: Urban regeneration, Inner-city regeneration, Retail development, Mario Outlet, Fashion outlet center



