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C H A P T E R I 

I N T R O D U C T I O N 

T h e f a s t a n d h i g h - p i t c h e d h a v e a l l b u t o b l i t e r a t 
e d t h e s l o w a n d r e l a x e d . T h e l a r g e a n d l o u d h a v e 
o v e r w h e l m e d t h e s m a l l a n d q u i e t . E x t i n c t a r e t h e 
i n i t i m a t e , t h e s p e c i a l , t h e s t r a n g e e x p e r i e n c e s o f 
t h e g r e a t c i t i e s o f t h e p a s t w h e r e o n c e t h e s o l i t a r y , 
t h e a d v e n t u r e r , o r t h e p o e t i n c a m o u f l a g e c o u l d 
m i n g l e a t w i l l w i t h t h e c r o w d a n d f i n d p l e a s u r e b y 
v e r y r e a s o n o f h i s a n o n y m i t y . 1 

1 . 1 . S t a t e m e n t o f t h e P r o b l e m 

D o w n t o w n i s t h e h e a r t o f e v e r y c i t y . I t e x i s t e d i n 

e a r l y c i t i e s u n d e r d i f f e r e n t n a m e s . A c i t y ' s l i f e d e p e n d s 

u p o n w h e t h e r i t s d o w n t o w n c o n t i n u e s f u n c t i o n i n g . 

G r e a t c i t i e s o f t h e w o r l d t h r i v e b e c a u s e o f t h e i r 

p u l s a t i n g d o w n t o w n s w h i c h a r e f u l l o f p e o p l e , d i v e r s i t y , a n d 

e x c i t e m e n t . 2 C h a r l e s A b r a m s d e s c r i b e s d o w n t o w n a s " t h e 

b u s i n e s s c e n t e r , t h e p l a c e o f w o r k , t h e m u s e u m o f s t y l e , t h e 

c h a n g e o f s c e n e , t h e c o n f l u e n c e o f d i v e r s i t i e s , t h e e s c a p e t o 

a n o n y m i t y . " 3 

P e o p l e h a v e a l w a y s , r e q u i r e d a c e n t r a l p l a c e t o 

w h i c h t h e y c a n g r a v i t a t e f o r t h e e x c h a n g e o f h u m a n n e e d s . 

D o w n t o w n c a n f i l l t h a t n e e d a s i t i s " t h e p l a c e t h a t d r a w s 

t h e m a s s e s a n d t h a t m a s s e s h a v e m a d e . " 4 

D o w n t o w n i s a l i v i n g o r g a n i s m , f o l l o w i n g t h e 

n a t u r a l l a w s o f g r o w t h a n d d e c a y . D i s t u r b i n g t h e n a t u r a l 

b a l a n c e b y h a r s h a n d d i s r u p t i v e m e t h o d s w i l l o n l y r e s u l t i n a 
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d e a d d o w n t o w n . " E q u i l i b r i u m p r o v i d e d i n n a t u r e f o r l i v i n g 

o r g a n i s m s a p p e a r s t o b e a c o m p o u n d o f c o n t r a s t s i n a d y n a m i c 

r e l a t i o n s h i p . T h e m a n m a d e w o r l d m u s t p r o v i d e a t l e a s t t h e 

s a m e . " 5 

D i v e r s i t y i n s c a l e , e c o n o m i c s , a c t i v i t i e s , a n d a g e 

i s o n e v i t a l i n g r e d i e n t f o r a h e a l t h y d o w n t o w n . H o w e v e r , 

f a s c i n a t i o n f o r t h e n e w , t h e l a r g e , a n d t h e p e c u l i a r h a v e 

d e s t r o y e d i n t e r e s t f o r t h e o l d , t h e s m a l l , a n d t h e f a m i l i a r . 

M o r e o v e r , l o w - c o s t g r o w t h a p p e a r s t o c e l e b r a t e q u a n t i t y a n d 

e x a l t i t a b o v e q u a l i t y . P e o p l e a r e l e s s a t t r a c t e d t o 

a v e r a g e d i m e n s i o n s a l t h o u g h t h e y a r e t h e d i m e n s i o n s o f t h e 

h u m a n k i n d . 6 

T h e o u t c o m e o f t h e s e f a c t s c o n t r i b u t e t o t h e d e 

c l i n e o f d o w n t o w n s , d e p r i v i n g t h e u s e r s o f b a s i c p h y s i c a l 

n e c e s s i t i e s . 

T h i s s t u d y s e t s o u t t o e x a m i n e a u n i q u e s h o p p i n g 

s t r e e t i n t h e C i t y o f V a n c o u v e r . T h e p u r p o s e i s t o t e s t t h e 

c h a n c e s o f s u r v i v a l a n d p r o s p e r i t y o f R o b s o n S t r e e t , w h i c h 

r e p r e s e n t s a u n i q u e , c o m p a r a t i v e l y o l d , p h y s i c a l l y a n d 

e c o n o m i c a l l y s m a l l s c a l e s h o p p i n g s t r e e t . 

T h e c h o i c e o f t h i s p a r t i c u l a r s h o p p i n g s t r e e t i s 

j u s t i f i e d b y i t s u n q u e s t i o n a b l e v a l u e t o M e t r o p o l i t a n 

V a n c o u v e r a n d b y t h e f a c t t h a t t h e s t r e e t i s f a c i n g s e r i o u s 

t h r e a t s a n d t o u g h p r o b l e m s . 

1 . 2 . A s s u m p t i o n s ' 

F r o m a b o u t 1 9 6 0 w e h a v e s e e n t h e b e g i n n i n g o f d o w n -
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t o w n r e v i t a l i z a t i o n . T h e l a r g e c i t i e s w i t h t h e m o s t d e t e r i 

o r a t e d C B D ' s h a v e l e d t h e w a y . 

T h e i s s u e s o f p r e s e r v a t i o n a n d r e s t o r a t i o n o f 

c h a r a c t e r a r e a s h a v e g a i n e d i m p o r t a n c e i n r e c e n t y e a r s . 

L o c a l l y , w e h a v e s e e n t h e r e n e w a l o f G a s t o w n , t h e b i r t h p l a c e 

o f V a n c o u v e r , a n d s e v e r a l r e p o r t s h a v e b e e n m a d e c a l l i n g f o r 

t h e p r e s e r v a t i o n o f c h a r a c t e r a r e a s i n d o w n t o w n V a n c o u v e r . 

S u c h p r o j e c t s a n d p r o p o s a l s h a v e r e v e i v e d s u p p o r t 

b o t h f r o m p r i v a t e a n d p u b l i c i n t e r e s t g r o u p s . T h i s s u p p o r t 

r e v e a l s t h e a c c e p t a n c e a n d a p p r o v a l o f s u c h a s s u m p t i o n s a s : 

a . T h e p r e s e r v a t i o n a n d r e s t o r a t i o n o f c h a r a c t e r 
a r e a s a n d b u i l d i n g s a r e d e s i r a b l e o b j e c t i v e s . 

b . T h e c e n t r a l a r e a s h o u l d b e e f f i c i e n t a n d s h o u l d 

o f f e r d i v e r s i t y a n d e x c i t e m e n t . 

c . T h e s u r v i v a l o f s m a l l b u s i n e s s i s a s i m p o r t a n t 
t o d o w n t o w n a s b i g d e v e l o p m e n t s . 

d . S a t i s f y i n g p e d e s t r i a n s ' n e e d s i s e s s e n t i a l f o r 

a l i v e l y d o w n t o w n . 

1 . 3 . O b j e c t i v e s a n d H y p o t h e s i s 

T h e m a i n o b j e c t i v e o f t h i s s t u d y i s , b y u s i n g t h e 

c a s e s t u d y m e t h o d , t o c l o s e l y e x a m i n e t w o b l o c k s i n a u n i q u e 

V a n c o u v e r s h o p p i n g s t r e e t , n a m e l y R o b s o n S t r e e t . I t i s a l s o 

i n t e n d e d t o f i n d o u t a b o u t t h e e v o l u t i o n o f R o b s o n S t r e e t 

a n d t o i s o l a t e t h e f o r c e s a n d f a c t o r s t h a t s h a p e d i t t h e w a y 

i t i s . I n a d d i t i o n , i t w i l l s t u d y t h e p r o b l e m s a n d 

d i f f i c u l t i e s t h a t t h r e a t e n t h e e x i s t e n c e a n d ^ w e l l - b e i n g o f 

t h e a r e a . I t i s a i m e d a f t e r w a r d s t o d e t e r m i n e w h a t c h a n c e s 
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o f s u r v i v a l a n d p r o s p e r i t y t h e a r e a h a s a n d w h e t h e r t h e 

t h r e a t s a n d a n x i e t i e s a r e r e a l . 

T h e h y p o t h e s e s a r e : 

a . L e f t t o i t s o w n r e s o u r c e s , a n d w i t h o u t o u t s i d e 
a s s i s t a n c e , t h e s t u d y a r e a d e f i n e d h e r e i n a s 
R o b s o n S t r e e t w i l l n o t b e a b l e t o s u r v i v e , p r o s p e r , 
a n d m a i n t a i n i t s u n i q u e c h a r a c t e r . 

b . A n a b r u p t c h a n g e i n a n y o f t h e p h y s i c a l , s o c i a l , 
o r e c o n o m i c v a r i a b l e s t h a t c o m p r i s e t h e e n v i r o n 
m e n t o f t h e s t u d y a r e a m a y d i s t u r b i t s n a t u r a l 
e q u i l i b r i u m , a n d d e s t r o y i t s u n i q u e c h a r a c t e r . 

1 . 4 . S c o p e a n d L i m i t a t i o n s 

A l t h o u g h t h e s t u d y w a s l i m i t e d t o t w o b l o c k s o f 

R o b s o n S t r e e t , t h e m e t h o d o l o g y c a n b e a p p l i e d t o o t h e r p a r t s 

o f t h e s t r e e t o r o t h e r c h a r a c t e r a r e a s i n t h e c i t y . 

F o r t h e p u r p o s e o f f e a s i b i l i t y , t h e s t u d y d e a l s 

w i t h a l i m i t e d n u m b e r o f p h y s i c a l , e c o n o m i c a n d s o c i a l 

v a r i a b l e s i n t h e s t u d y a r e a . A b s t r a c t i n g t h e r e a l e n v i r o n 

m e n t t o a l i m i t e d n u m b e r o f v a r i a b l e s m a d e t h e s t u d y p o s s i b l e . 

T h e f i n d i n g s o f t h e s t u d y a r e n e i t h e r f i n a l n o r 

d e c i s i v e . T h e y c a n b e l o o k e d u p o n a s v i e w s , r e c o m m e n d a t i o n s , 

s t a t e m e n t s a n d q u e s t i o n s s e t f o r t h f o r t h e i n t e r e s t g r o u p s . 

F u r t h e r s t u d i e s t o a n s w e r t h e s e q u e s t i o n s o r t o d e t e r m i n e t h e 

i m p a c t o f a n y o f t h e r e c o m m e n d a t i o n s o r s t a t e m e n t s w o u l d b e 

n e e d e d . 

1 . 5 . M e t h o d o l o g i e s E m p l o y e d 

I n u s i n g t h e c a s e s t u d y m e t h o d , f i v e m a j o r t e c h n i q u e s 



h a v e b e e n e m p l o y e d : 

a . A n e x t e n s i v e l i t e r a t u r e s e a r c h w a s d o n e t o 
o b t a i n a d e q u a t e i n f o r m a t i o n o n c o m m e r c i a l 
r e h a b i l i t a t i o n . 

b . A s t r u c t u r e d q u e s t i o n n a i r e w a s a d m i n i s t e r e d 
t o b u s i n e s s o p e r a t o r s i n t h e s t u d y a r e a 
d u r i n g t h e m o n t h s o f D e c e m b e r , 1 9 7 5 a n d 
J a n u a r y , 1 9 7 6 . T h e q u e s t i o n s a s k e d w e r e 
d e s i g n e d t o o b t a i n i n f o r m a t i o n a b o u t f i n a n c e 
i a l a n d o p e r a t i n g p r o b l e m s a s w e l l a s t h e 
a t t i t u d e s a n d v i e w s o f t h o s e i n t e r v i e w e d 
t o w a r d s t h e a r e a . T h e n a m e s o f t h e s t o r e s 
w h o s e o p e r a t o r s c o - o p e r a t e d i n t h i s s t u d y a r e 
i n c l u d e d i n A p p e n d i x B a l o n g w i t h a c o p y o f 
t h e q u e s t i o n n a i r e . 

c . U n s t r u c t u r e d i n t e r v i e w s w i t h i n t e r e s t e d 
p e r s o n n e l . 

d . A p a r t i c i p a n t o b s e r v e r r o l e h a s b e e n p l a y e d 
i n o r d e r t o g r a s p p h y s i c a l d e t a i l s b e l i e v e d 
t o b e o f s i g n i f i c a n c e t o t h e s t u d y . 

e . B y u s i n g a s s i m i l a t i o n m o d e l . 
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C H A P T E R I I 

D O W N T O W N R E T A I L I N G T R E N D S 

T h e u l t i m a t e p u r p o s e o f a c i t y i s t o p r o v i d e a 
c r e a t i v e e n v i r o n m e n t f o r p e o p l e t o l i v e i n . B y 
c r e a t i v e I m e a n a c i t y w h i c h h a s g r e a t d i v e r s i t y 
a n d t h u s a l l o w s f o r f r e e d o m o f c h o i c e ; o n e w h i c h , 
g e n e r a t e s t h e m a x i m u m o f i n t e r a c t i o n b e t w e e n p e o p l e 
a n d t h e i r u r b a n s u r r o u n d i n g s . 1 

2 . 1 . D e f i n i t i o n s 

T h e p u r p o s e o f t h i s l i s t i s t o c l a r i f y c e r t a i n 

t e r m s u s e d i n t h i s c h a p t e r a n d e l s e w h e r e : 

B l i g h t i s " t h e d e c a y a n d t h e p r e m a t u r e o b s o l e s c e n c e f o u n d i n 
m a n y n e i g h b o u r h o o d s , c o m m e r c i a l d i s t r i c t s , a n d i n d u s t r i a l 
a r e a s " . 2 " T h e t w o b a s i c ^ c h a r a c t e r i s t i c s o f b l i g h t e d 
a r e a s a r e s u b - s t a n d a r d n e s s a n d e i t h e r s t a g n a t i o n o r 
d e t e r i o r a t i o n . " 3 

C e n t r a l B u s i n e s s D i s t r i c t " i s t h e h e a r t o f t h e c i t y . I t 
c o n t a i n s t h e g r e a t e s t c o n c e n t r a t i o n o f o f f i c e s , t h e h i g h 
e s t l a n d v a l u e s , t h e m o s t d e n s e c l u s t e r o f t a l l b u i l d i n g s , 
t h e h u b o f t h e c i t y ' s t r a n s p o r t a t i o n s y s t e m , t h e s e r v i c e 
c e n t r e f o r t h e u r b a n a r e a , t h e m o s t a c c e s s i b l e p o i n t f o r 
m o s t o f t h e c i t y d w e l l e r s . " 1 * I n s h o r t , i t i s " t h e f o c u s 
o f c o m m e r c i a l , s o c i a l a n d c i v i c l i f e , a n d o f t r a n s p o r t 
a t i o n " . 5 

C o m m e r c i a l R e h a b i l i t a t i o n i s t h e p r o c e s s i n v o l v i n g " t h e 
r e m o d e l l i n g , l e t t e r i n g , r e p a i r i n g a n d o t h e r w i s e i m p r o v i n g 
s u b s t a n d a r d , d e t e r i o r a t e d , o r o b s o l e t e a r e a s , o r 
i n d i v i d u a l s t r u c t u r e s w i t h i n t h e s e a r e a s , s o t h a t a 
d e c e n t , s a f e a n d s a n i t a r y e n v i r o n m e n t m a y b e a c h i e v e d " , 6 

a l s o " t o c o n v e r t c r u m b l i n g , c o l o u r f u l s t r u c t u r e s o f t h e 
p a s t i n t o a t t r a c t i v e , f u n c t i o n a l s i t e s t o s e r v e m o d e r n 
b u s i n e s s n e e d s " . 7 
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Deterioration i s the term to describe a d i s t r i c t which has 
"begun to f a l l below accepted minimum standards, either 
because of physical or economic change in the d i s t r i c t 
i t s e l f or because the standards have risen over a period 
of time". 8 

Downtown i s the term most often employed to refer to the 
central business d i s t r i c t . 

Environmental Rehabilitation happens when "open space i s 
treated to relate to the rehabilitated building so i t 
carries the character of the building beyond the edge of 
the walls to the edge of the sidewalk". 9 

Retail Store "is a business enterprise which sel l s primarily 
to ultimate consumers for non-business use." 1 0 

Urban Centre "is a densely settled built-up area." 1 1 

Urban Conservation "is maintaining in good order that which 
is already in good condition through the application of 
controls and the encouragement of a public information 
program." 1 2 It can also be achieved "by means of proper 
maintenance (including repairs and replacements). It 
consists in general of the protection of the quality of 
such areas by preventing the occurrence therein of a l l 
kinds of conditions that have resulted in deterioration 
and obsolescence in redeveloped and rehabilitated areas." 1 3 

Urban Redevelopment i s the process "in which buildings or 
areas beyond economic repair are replaced by developments 
of a similar or more suitable nature". 1 1* 

Urban Rehabilitation is "the alteration of the physical 
nature of a building to the point where i t is at least a 
safe, sound, and decent structure capable of serving a 
viable economic use". 1 5 

Urban Renewal i s "the collective series of actions, both 
public and private, the total effect of which might be 
the restoration of the economic, social and physical 
health for the community".16 So i t i s the "guidance of 
public and private processes of redevelopment, 
rehabilitation and conservation [of individual building 
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o r w h o l e a r e a s ] i n t h e l i g h t o f s o c i a l , e c o n o m i c a n d 

p h y s i c a l o b j e c t i v e s a g r e e d u p o n b y t h e c o m m u n i t y a s 

o p p o s e d t o m e r e l y a l l o w i n g t h e m a r k e t t o t a k e i t s 

c o u r s e " . 1 7 

U r b a n i z a t i o n r e f e r s t o " t h e p r o p o r t i o n o f t h e t o t a l p o p u l a 
t i o n c o n c e n t r a t e d i n u r b a n s e t t l e m e n t s , o r e l s e t o a 
r i s e i n t h i s p r o p o r t i o n " . 1 8 I t a l s o r e f e r s t o " i n c r e a s e 
i n t h e n u m b e r o f u r b a n c e n t r e s " . 1 9 

2 . 2 . U r b a n i z a t i o n a n d t h e U r b a n C r i s i s 

W e l i v e i n a n u r b a n a g e . " M o r e t h a n h a l f o f t h e 

w o r l d ' s p e o p l e w i l l p r o b a b l y b e l i v i n g i n c i t i e s o f 1 0 0 , 0 0 0 

o r m o r e b y 1 9 9 0 . " 2 0 

T h r o u g h o u t h i s t o r y , c u l t u r a l a n d e c o n o m i c p r o g r e s s 

h a s f l o u r i s h e d i n c i t i e s . M a n ' s h i g h e s t a c h i e v e m e n t s h a v e 

b e e n r e a l i z e d i n u r b a n a r e a s , w h e r e t h e g r e a t e r d e g r e e o f 

p e r s o n a l a n d p o l i t i c a l f r e e d o m h a v e f a v o u r e d t h e f u l l d e v e l o p 

m e n t o f i n d i v i d u a l a b i l i t y a n d i n i t i a t i v e . 2 1 

D o w n t o w n i s t h e h e a r t o f t h e c i t y a n d a v i t a l 

c o m p o n e n t o f t h e t o t a l u r b a n s t r u c t u r e . I t i s t h e m o s t 

i n t e n s e c o n c e n t r a t i o n o f a c t i v i t i e s i n e a c h m e t r o p o l i t a n 

a r e a . 2 2 

I n a s t u d y o f C B D a n a l y s i s , W e i s s n o t e d t h a t 

" r e v i e w o f t h e l i t e r a t u r e a m o u n t s t o a s t i m u l a t i n g i n t e r 

d i s c i p l i n a r y e x c u r s i o n i n t o t h e f i e l d s o f u r b a n s o c i o l o g y , 

h u m a n e c o l o g y , e c o n o m i c g e o g r a p h y , s o c i a l b e h a v i o r , t r a f f i c 

e n g i n e e r i n g , p u b l i c a d m i n i s t r a t i o n , u r b a n d e s i g n , a n d c i t y 

a n d r e g i o n a l p l a n n i n g . " 2 3 

-A.-, s e n s e o f u r b a n c r i s i s i s p e r c e i v e d b y u r b a n 
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area i n h a b i t a n t s t o have i n c r e a s e d i n r e c e n t y e a r s as c i t y 

problems i n c r e a s e . The s e r i o u s n e s s o f the urban c r i s i s can 

b e s t be r e c o g n i z e d i n the h e a r t of the c i t y . The causes and 

e f f e c t s o f the urban c r i s i s are i n t e r r e l a t e d but one can 

i s o l a t e the t h r e e major ones as b e i n g o b s o l e s c e n c e , 

c o n g e s t i o n , and p o p u l a t i o n s h i f t s t o the suburbs. These 

problems are the outcome of a p o p u l a t i o n e x p l o s i o n i n the 

c i t y . In a d d i t i o n t o the problems i t causes f o r the c i t y , a 

p o p u l a t i o n e x p l o s i o n can a l s o cause p s y c h o l o g i c a l problems 

f o r the urban i n d i v i d u a l which are even g r e a t e r . 

Z o o l o g i s t Desmond M o r r i s argues t h a t 'while man 
has e v o l v e d t o l i v e i n s m a l l groups he i s f r e q u e n t l y 
p l a c e d i n the s t r e s s f u l s i t u a t i o n o f h a v i n g t o d e a l 
w i t h a l a r g e r number o f . p e o p l e i n m e t r o p o l i t a n a r e a s . 
I f a person attempts to a s s i m i l a t e too much incoming 
i n f o r m a t i o n , he may s u f f e r from 'i n p u t o v e r l o a d ' , 
which can r e s u l t i n breakdown o f the i n d i v i d u a l . To 
defend themselves a g a i n s t the o n s l a u g h t o f humanity 
i i i ' l a r g e c i t i e s , people s e t up an i n t e r l o c k i n g and 
o v e r l a p p i n g t r i b a l groups. T h i s sense o f 
estrangement o f people i n c i t i e s i s not caused by 
i n d u s t r i a l i z a t i o n p e r s e , but, r a t h e r by l a r g e 
c o n c e n t r a t i o n s o f p o p u l a t i o n . ' 2 4 

2.2.a. Obsolescence 

Obsolescence i s one o f the major causes o f the 

p e r c e i v e d urban c r i s i s . The deadening e f f e c t o f o b s o l e s c e n c e 

a p p l i e s as much to l e g i s l a t i v e , a d m i n i s t r a t i v e , s o c i a l , and 

f i n a n c i a l s t r u c t u r e s as i t does to the p h y s i c a l s t r u c t u r e s 

o f b u i l d i n g s and n e i g h b o r h o o d s . 2 5 

However, obsol e s c e n c e o f p h y s i c a l components i s the 

most d i f f i c u l t k i n d to f i g h t as i t i s i n h e r e n t i n the urban 
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s t r u c t u r e . O v e r t i m e , t h i s p h e n o m e n o n t e n d s t o r e d u c e t h e 

u s e f u l n e s s , a t t r a c t i v e n e s s , v a l u e , o r v i t a l i t y o r e l e m e n t s o f 

t h e u r b a n s t r u c t u r e . 2 6 

. . . . W h i l e l i f e c h a n g e s , b u i l d i n g s s t a n d s t i l l ; 
a n d b e i n g m o r e s o l i d a n d r e s i s t a n t t h a n b r i c k a n d 
m o r t a r a r e , s t r e e t l i n e s a n d p r o p e r t y l i n e s t h a t 
h a v e b e e n e s t a b l i s h e d r e m a i n , s o m e t i m e s f o r h u n d r e d s 
a n d e v e n t h o u s a n d s o f y e a r s . A s P r o f e s s o r A n t h o n y 
P . A d a m s o n w i s e l y r e m a r k e d , " C i t i e s a r e a l w a y s o u t 
o f d a t e a n d a l w a y s o u t o f o r d e r . " 2 7 

C i t i e s a r e o b s o l e t e f r o m t h e m o m e n t t h e y c o m e i n t o e x i s t e n c e , 

s o m e t i m e s b e f o r e . O b s o l e s c e n c e i s t h e r e v e r s e o f p r o g r e s s ; 

t h e f a s t e r p r o g r e s s d e v e l o p s , t h e m o r e o b s o l e s c e n c e o c c u r s . 

T h e o n l y w a y t o f i g h t o b s o l e s c e n c e i s t o c a r r y o n 

a c o n t i n u o u s p r o c e s s o f r e n e w a l a n d r e v i t a l i z a t i o n o f a l l 

u r b a n s t r u c t u r e s . 

2 . 2 . b . C o n g e s t i o n 

B e f o r e t h e 1 9 2 0 ' s t h e o n l y c o n v e n i e n t w a y t o g e t 

a b o u t t h e c i t y w a s o n t r a c k s — s t r e e t c a r , r a p i d t r a n s i t 

e l e v a t e d o r s u b w a y l i n e , o r s u b u r b a n r a i l w a y . T h e r i g i d i t y 

o f t h e s e t r a c k s a n d t h e i r p a t t e r n f r o m t h e c e n t r a l a r e a o u t 

w a r d m a d e i t e a s i e r f o r m o s t p e o p l e t o g e t d o w n t o w n t h a n t o 

g e t t o a n y o t h e r p l a c e i n t h e c i t y . T h u s , t h e e a s i e s t p l a c e 

t o g o o n a s h o p p i n g t r i p w a s d o w n t o w n . 2 8 

H o w e v e r , t h e e v o l u t i o n o f t h e i n t e r n a l c o m b u s t i o n 

e n g i n e c h a n g e d t h e p i c t u r e g r e a t l y a n d r e l e a s e d p e o p l e f r o m 

t h e t r a c k s . A s m o r e p e o p l e b e c a m e d e p e n d e n t ' o n l y u p o n t h e i r 
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o w n p r i v a t e m e a n s o f t r a n s p o r t a t i o n a n d a b j u r e d t h e o l d m a s s 

t r a n s i t f a c i l i t i e s , t h e c o n g e s t i o n i n t h e c e n t r a l a r e a b e g a n 

t o m a k e i t m o r e d i f f i c u l t t o g e t d o w n t o w n . T h e a u t o m o b i l e i s 

m o r e t h a n a m e a n s o f t r a n s p o r t a t i o n a s i t h a s b e c o m e a s t a t u s 

s y m b o l , a h i g h l y v i s i b l e f i n a n c i a l s t a t e m e n t s u p p o r t i n g i t s 

o w n e r ' s c r e d i t r a t i n g . B u t n o m a t t e r h o w p o p u l a r i t i s , t h e 

a u t o m o b i l e h a s c a u s e d g r e a t d a m a g e t o t h e c i t y . T h e h u m a n 

m a j o r i t y h a s b e e n c o w e d i n t o s u b m i s s i o n ; n o t o n l y i s i t i n 

s t e a d y r e t r e a t b u t i n r o u t l i k e [ s i c ] f r o m t h e c i t y . I t 

a p p e a r s t h a t t h e i n t e r n a l c o m b u s t i o n e n g i n e , i n i t s m a s s 

a s s a u l t , h a s l e d t o t h e e x t e r n a l c o m b u s t i o n o f t h e c i t y . 2 9 

2 . 2 . C . B l i g h t 

U r b a n b l i g h t i s t h e m o s t c o m p l e x p r o b l e m i n m o s t 

N o r t h A m e r i c a n c i t i e s . T h e w o r d " b l i g h t " r e f e r s t o t h e 

c o l l e c t i v e c o n d i t i o n s t h a t c h a r a c t e r i z e d e c a y e d a n d p r e 

m a t u r e l y o b s o l e s c e n t u r b a n a r e a s . I n l a r g e c i t i e s r a p i d 

m e t r o p o l i t a n g r o w t h h a s i n t e n s i f i e d t h e s p r e a d o f b l i g h t . 

B l i g h t t a k e s p l a c e d u e t o o n e o r m o r e r e a s o n s : 

f a u l t y l a n d u s e p a t t e r n s , p o o r o r i g i n a l d e s i g n o r c o n s t r u c 

t i o n o f b u i l d i n g s , i n a d e q u a t e p u b l i c s e r v i c e s , o b s o l e s c e n c e , 

a b u s e o f p r o p e r t y , a n d l a c k o f m a i n t e n a n c e o f e x i s t i n g 

s t r u c t u r e s . 3 0 

I n f i g h t i n g b l i g h t t h e r e a r e c a t e g o r i e s o f p r o j e c t s 

h a v i n g s e p a r a t e s o c i a l a n d e c o n o m i c g o a l s f i t t i n g i n t o t h e 

l a r g e r g u i d i n g o b j e c t i v e : 
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I m p r o v e m e n t o f t h e e c o n o m i c b a s e o f t h e c i t y 
t h r o u g h i n d u s t r i a l o r c o m m e r c i a l p r o j e c t s i n v o l v i n g 
t h e r e h a b i l i t a t i o n o f m a j o r s h o p p i n g c e n t e r s o r 
d o w n t o w n d i s t r i c t s , i n c l u d i n g b o t h t h e r e d e v e l o p m e n t 
o f b l i g h t e d s e c t i o n s a n d t h e c o n s e r v a t i o n o f 
e x i s t i n g a s s e t s . I m p r o v e m e n t s o f h o u s i n g a n d 
c o m m u n i t y f a c i l i t i e s . I m p r o v e m e n t o f t h o r o u g h f a r e s 
a n d t h e c o n s t r u c t i o n o f e x p r e s s w a y s , t r a n s i t r i g h t s 
o f w a y , n e e d e d t e r m i n a l s , o f f s t r e e t p a r k i n g , a n d 
l o a d i n g a r e a s . P r e v e n t i o n o f t h e s p r e a d o f b l i g h t . 
C l e a r a n c e o r r e h a b i l i t a t i o n s p e c i f i c a l l y d e s i g n e d 
t o c o m p l e m e n t c o n s e r v a t i o n a c t i v i t y . 3 1 

2 . 3 . R e t a i l i n g T r e n d s D o w n t o w n 

A s c i t y p r o b l e m s i n c r e a s e , l i f e b e c o m e s m o r e 

d i f f i c u l t f o r i t s i n h a b i t a n t s . S t a r t i n g i n t h e m i d 1 9 4 0 ' s 

N o r t h A m e r i c a n c i t i e s e x p e r i e n c e d a t r e m e n d o u s p o p u l a t i o n 

s h i f t o u t w a r d f r o m t h e c e n t r a l a r e a s t o t h e s u b u r b s . W i t h 

t h i s m o v e m e n t , n e w s h o p p i n g c e n t e r s w e r e b u i l t t o s e r v e t h e 

n e w p o p u l a t i o n , a n d a s t i m e w e n t o n , m o r e a n d l a r g e r s h o p p i n g 

c e n t e r s w e r e c o n s t r u c t e d . F u r t h e r m o r e , m a n y i n d u s t r i a l 

p l a n t s a n d g o v e r n m e n t a g e n c i e s f o l l o w e d t h e f l i g h t t o t h e 

s u b u r b s . 

F a l l i n g r e t a i l s a l e s d o w n t o w n a r e n o t o n l y a t t r i b 

u t e d t o s u b u r b a n i z a t i o n . O t h e r c a u s e s i n c l u d e b l i g h t i n t h e 

c o r e a r e a , c o n g e s t i o n i n a c c e s s a n d i n t e r n a l m o v e m e n t , a n d 

p a r k i n g i n c o n v e n i e n c e a n d e x p e n s e . M e r c h a n d i s i n g , t o o , h a s 

c h a n g e d . T h e s u d d e n i n c r e a s e i n t h e i m p o r t a n c e o f " s t a n d a r d 

b r a n d s " , t h e e s t a b l i s h m e n t o f l a r g e r m e r c h a n d i s i n g u n i t s , 

c r o s s l i n e s i n m e r c h a n d i s e , t h e u s e o f t r a d i n g s t a m p s a n d 

o t h e r a d v e r t i s i n g g i m m i c k s , a n d r e a r r a n g e m e n t i n t h e h o u r s o f 

b u s i n e s s h a v e a l l c o n t r i b u t e d t o t h e d e c l i n e i n s a l e s v o l u m e . 



A n o t h e r f a c t o r a f f e c t i n g t h e d o w n t o w n r e t a i l 

b u s i n e s s i s t h e s i z e o f t h e c i t y . 

A c t u a l l y , i t h a s b e e n o b s e r v e d t h a t t h e p e r c e n t 
a g e o f r e t a i l b u s i n e s s i n C B D t e n d s t o v a r y i n v e r s e l y 
w i t h t h e p o p u l a t i o n s i z e o f t h e c e n t r a l c i t y . I n 
o t h e r w o r d s , a s t h e c i t y g r o w s l a r g e r , t h e C B D m a y 
a c c o u n t f o r a r e l a t i v e l y s m a l l e r s h a r e o f t o t a l 
r e t a i l s a l e s i n t h e u r b a n a r e a . 3 2 

T h e e x t e n t t o w h i c h d e v e l o p m e n t o f s u b u r b a n 

c o m m e r c i a l p r o p e r t y a f f e c t s t h e d o w n t o w n d e p e n d s o n c e r t a i n 

f a c t o r s w h i c h L a r r y S m i t h s t a t e s a s f o l l o w s : 

1 . T h e s i z e o f t h e c i t y . T h e e f f e c t w i l l b e m o r e 

s e v e r e i n l a r g e r c i t i e s . 

2 . T h e a g g r e s s i v e n e s s o f t h e s u b u r b a n d e v e l o p m e n t . 

3 . T h e a b i l i t y o f t h e c o m m u n i t y a t l a r g e a n d t h e 
o w n e r s o f d o w n t o w n b u s i n e s s d i s t r i c t t o a d a p t 
t h e m s e l v e s t o t h e c h a n g i n g c o n d i t i o n s a n d t o 
m a i n t a i n a s u b s t a n t i a l v o l u m e o f b u s i n e s s i n 
t h e d o w n t o w n b u s i n e s s d i s t r i c t . 

4 . T h e p h y s i c a l a d a p t a t i o n o f t h e c i t y t o 
a u t o m o b i l e t r a f f i c e . 

5 . T h e e x t e n t t o w h i c h t h e c i t y n o r m a l l y u s e s 
s i n g l e f a m i l y o r m u l t i p l e f a m i l y d w e l l i n g s a s 
h o u s i n g f o r i t s p o p u l a t i o n . 

6 . T h e a c t i v i t y o f t h e p u b l i c t r a n s p o r t a t i o n 
s y s t e m , i t s h e a l t h a n d v i g o r a n d t h e a g g r e s s i v e 
n e s s o f i t s m a n a g e m e n t . 3 3 

2 . 4 . T h e V a l u e o f D o w n t o w n 

D o w n t o w n h a s a n e s t a b l i s h e d v a l u e i n t h e m i n d s o f 

u r b a n p o p u l a t i o n s . H o w e v e r , c o n t r o v e r s i a l v i e w s o f i t s 

r e s p o n s i b i l i t y f o r t h e h e a l t h a n d w e l l - b e i n g o f t h e 
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m e t r o p o l i t a n a r e a a s a w h o l e h a v e b e e n e x p r e s s e d . 

W i t h o u t p o s i t i v e a c t i o n t h e u r b a n c e n t e r m a y w i t h e r , 
a n d t h e m e t r o p o l i s m a y b e c o m e a v a s t , a m o r p h o u s , 
h e a d l e s s a m o e b a . A s t r o n g c e n t e r i s n e e d e d s o c i a l l y , 
e c o n o m i c a l l y a n d p s y c h o l o g i c a l l y , f o r i t ' s h e r e t h a t 
u r b a n l i f e i s l i v e d i n f u l l , a n d v i r t u a l l y a l l 
a c t i v i t i e s i n t h e m e t r o p o l i t a n a r e a f o c u s t o w a r d s i t . 
. . . T h e d o w n t o w n a r e a i s t h e b r a i n t i s s u e o f t h e 

m e t r o p o l i s , a c o m p l e x , e v o l v i n g , a n d l i t t l e -
u n d e r s t o o d o r g a n . I f i t i s s i c k , i t m a y r e q u i r e 
s u r g e r y , b u t t h i s s u r g e r y s h o u l d b e d o n e w i t h 
s e n s i t i v e f i n g e r s , w i t h t h e f i n e s t s u r g i c a l i n s t r u 
m e n t s , a n d w i t h t h e c l o s e s t a t t e n t i o n t o w h a t i n 
f a c t i s b e i n g d o n e . 3 H 

A l e s s r e v e r e n t v i e w o f t h e c e n t r a l a r e a i s t h a t 

. . . t h e c o r e c i t y i s t r e a t e d a s a h e a r t o f a 
m e t r o p o l i t a n a r e a t h a t m a y b e c o m e d i s e a s e d a n d t h u s 
s u f f e r d i r e i l l n o t o n l y t o i t s e l f , b u t e x t e n d i n g t o 
t h e w h o l e m e t r o p o l i t a n b o d y . N o v i t a l s t a t i s t i c s o n 
c e n t r a l c i t y h e a r t a t t a c k s a r e o f f e r e d , h o w e v e r , n o r 
a n y e v i d e n c e o n m e t r o p o l i t a n b o d i e s s u f f e r i n g f r o m 
c e n t r a l c i t y h e a r t d i s e a s e . T h e m e t a p h o r s o m e t i m e s 
p r e s e n t s i t s e l f a s t h e c e n t r a l c i t y i n t h e r o l e o f 
a t r e e a n d t h e s u b u r b s a s c l i n g i n g p a r a s i t i c v i n e s 
w h o a r e d e s t i n e d t o f a l l w i t h t h e t r e e i n a c o m m o n 
f a t e . A g a i n , t h e m e t a p h o r i s n o t d e s i g n e d t o l e a d 
t o f a c t u a l t r a n s l a t i o n b u t t o p o e t i c a n d e v o c a t i v e 
c o n v i c t i o n . T h e r h e t o r i c o f p o l i t i c a l p e r s u a s i o n 
a n d n o s t a l g i c s e n t i m e n t a l m y s t i c i s m i s d e s i g n e d t o 
a v o i d b o t h f a c t s a n d r a t i o n a l a n a l y s i s . 3 5 

D o w n t o w n i s l e s s s u s c e p t a b l e t o d e c l i n e t h a n a n y 

o t h e r s h o p p i n g d i s t r i c t a s i t s b a s i c h e a l t h d e p e n d s m o r e u p o n 

t h e g e n e r a l h e a l t h o f t h e r e g i o n a l e c o n o m y t h a n u p o n i t s 

s h e e r p h y s i c a l a t t r a c t i v e n e s s a s a p l a c e t o s h o p . 3 6 

T h e C B D h a s c e r t a i n d e f i n i t e a d v a n t a g e s o v e r t h e 

s u b u r b a n s h o p p i n g c e n t e r . I n o n e o f h i s v a r i o u s s t u d i e s o f 

C B D v e r s u s s u b u r b a n r e t a i l o p e r a t i o n s , C T . J o n a s s e n d e s c r i b e s 

t h e s t r e n g t h o f C B D . 



1 6 

1 . T h e d o w n t o w n b u s i n e s s d i s t r i c t h a s m a n y s t r e n g t h s 
w h i c h i t w i l l n o t b e e a s y f o r t h e s u b u r b a n 
d i s t r i c t s t o o v e r t a k e , a t l e a s t i n c i t i e s o f l e s s 
t h a n 2 . 5 m i l l i o n p o p u l a t i o n . T h e s e s t r e n g t h s a r e 
r e l a t e d p r i m a r i l y t o t h e f a c t t h a t c u s t o m e r s f i n d 
t h a t t h e y h a v e a b e t t e r s e l e c t i o n o f p r i c e s , m o r e 
f r e q u e n t b a r g a i n s a l e s , b e t t e r a c c e s s t o p u b l i c 
t r a n s p o r t a t i o n , a n d m o r e c o n v e n i e n t r e a s o n s f o r 
m e e t i n g t h e i r f r i e n d s f r o m o t h e r p a r t s o f t h e 
c i t y f o r s h o p p i n g t r i p s , b e t t e r e a t i n g f a c i l i t i e s , 
a n d m o r e e r r a n d s t h a t t h e y c a n a c c o m p l i s h a t a 
s i n g l e t i m e i n t h e d o w n t o w n b u s i n e s s d i s t r i c t . 
T h i s g r o u p o f a t t i t u d e s i n d i c a t e s t h e v e r y s t r o n g 
p o s i t i o n o f t h e c e n t r a l b u s i n e s s d i s t r i c t a n d 
r e p r e s e n t s t h e f a c t o r s t h a t t h e c e n t r a l b u s i n e s s 
d i s t r i c t c a n e m p h a s i z e i n r e s i s t i n g t h e 
s u b u r b a n t r e n d . 

2 . I t i s s i m i l a r l y a p p a r e n t t h a t t h e w e a k n e s s e s a r e 
t h o s e t h a t r e l a t e p r i m a r i l y t o c o n v e n i e n c e o f 
a u t o m o b i l e t r a v e l a n d p a r k i n g a n d t h e p r o b l e m o f 
c a r e o f c h i l d r e n d u r i n g t h e s h o p p i n g t r i p s . 3 7 

A h e a l t h y d o w n t o w n a t t r a c t s c r e a t i v e p e o p l e w h o 

w i l l f i n d i n i t s e n v i r o n m e n t n o t o n l y a s o u r c e o f i n c o m e , 

b u t i n s p i r a t i o n t o o . I t i s t h e p l a c e o f r e s i d e n c e f o r t h o s e 

w h o v a l u e i n t i m a t e c o n t a c t w i t h u r b a n f e a t u r e s a n d f o r w h o m 

t h e c i t y i s a w a y o f l i f e . A h e a l t h y d o w n t o w n i s a p l a c e o f 

i n f i n i t e v a r i e t y p u l s a t i n g w i t h l i f e d a y a n d n i g h t , w e e k d a y 

a n d S u n d a y , s p r i n g , s u m m e r , f a l l a n d w i n t e r . 3 8 

2 . 5 . W h a t B e l o n g s D o w n t o w n 

T h e r e i s a c o n t i n u i n g d e m a n d f o r l o c a t i o n s i n o r 

n e a r t h e c i t y c e n t e r . W h i l e m a n y a c t i v i t i e s c a n b e c a r r i e d 

o n i n s u b u r b a n o r n o n - c e n t r a l l o c a t i o n s a n d m a n y a r e a l r e a d y 

b e i n g f o r c e d o u t o f t h e c e n t e r b y h i g h l a n d v a l u e s , r e n t s , 

t h e r e w i l l a l w a y s b e a m i n o r i t y o f l e g i s l a t i v e a n d 
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a d m i n i s t r a t i v e d e p a r t m e n t s o f g o v e r n m e n t , o f f i c e h e a d q u a r t e r s , 

s p e c i a l t y s h o p s , h o t e l s , e n t e r t a i n m e n t , a n d c u l t u r a l a c t i v i t i e s 

t h a t m u s t f i n d t h e m s e l v e s a p l a c e s o m e w h e r e w i t h i n t h e d o w n 

t o w n a r e a a n d t h e h e a r t o f t h e m e t r o p o l i s . 3 9 

I n E u r o p e , t h i s p r e s s u r e o n c e n t r a l a r e a s p a c e s h a s 

b e c o m e s o g r e a t t h a t r a t i o n i n g t e c h n i q u e s a r e b e i n g d e v e l o p e d 

w h e r e b y a n y o n e w i s h i n g t o b u i l d t h e r e m u s t m a k e a s t r o n g c a s e 

a s t o w h y h e c a n o n l y o p e r a t e i n t h e c e n t e r . 1 * 0 

W i t h t h e c h a n g e s t h a t h a v e t a k e n p l a c e i n s h o p p i n g 

h a b i t s , i t i s o n l y t h e v e r y s p e c i a l s h o p , t h e l u x u r y s h o p , 

t h e s h o p t h a t n e e d s t h e w h o l e m e t r o p o l i t a n p o p u l a t i o n t o 

s u p p o r t i t , t h a t n e e d s a n d c a n a f f o r d a c e n t r a l l o c a t i o n . 

I n g e n e r a l , s u i t a b l e u s e s f o r d o w n t o w n a r e t h o s e 

w h i c h r e p r e s e n t 

. . . t h e h i g h e s t e x p r e s s i o n o f u r b a n a c t i v i t y , 
a c h i e v e h i g h p r o d u c t i v i t y i n a c o m p a r a t i v e l y s m a l l 
s p a c e , a n d s e r v e s p e c i a l i z e d n e e d s , t a s k s a n d 
s t a n d a r d s . 4 1 

T h e v a r i e t y o f a c t i v i t i e s c a r r i e d o n i n t h e d o w n 

t o w n i s e s s e n t i a l t o i t s v i t a l i t y . 

U r b a n v i t a l i t y d o w n t o w n c a n n o t b e a c h i e v e d b y l i m i t 
i n g t h e u s e o f l a n d t o o n e a c t i v i t y . R a t h e r a 
b a l a n c e d v a r i e t y o f l a n d u s e s w o u l d a s s u r e a 
d i v e r s i t y o f a c t i v i t i e s c o n d u c i v e t o v i t a l i t y . 4 2 

E v e n t h o s e a c t i v i t i e s f o u n d i n o l d , o b s o l e t e s t r u c t u r e s a r e 

a p r o p e r p a r t o f t h e t o t a l m i x t h a t i t t a k e s t o f i l l u p t h e 

r o s t e r o f t h i n g s t h a t b e l o n g i n t h e c e n t e r . 4 3 

T h e r e a r e t w o p r i m a r y r e a s o n s f o r r e t a i l b u s i n e s s e s 
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l o c a t i n g d o w n t o w n . 

1 . T o t a k e a d v a n t a g e o f t h e t r e m e n d o u s c u m u l a t i v e 
a t t r a c t i o n r e p r e s e n t e d b y t h e h i g h d e n s i t y r e t a i l 
e s t a b l i s h m e n t s t h a t a r e a l r e a d y t h e r e . 

2 . T o s e r v e t h e d o w n t o w n w o r k i n g o r t r a n s i e n t 

p o p u l a t i o n . 4 4 

T h e r e a r e d i s t i n c t e c o n o m i c a d v a n t a g e s t o c e n t r a l 

l o c a t i o n s f o r r e t a i l b u s i n e s s e s . B u t , a s m e t r o p o l i t a n a r e a s 

g r o w i n p o p u l a t i o n a n d p h y s i c a l e x t e n t , t h e i r c e n t r a l 

a c t i v i t i e s g r o w m o r e s l o w l y , s i n c e t h e a d v a n t a g e s o f c e n t r a l -

i t y m u s t b e c o u p l e d w i t h a d v a n t a g e s o f a c c e s s i b i l i t y , a n d 

s o m e f r a c t i o n o f c e n t r a l a c t i v i t i e s f i n d t h a t s u b c e n t e r s 

b e c o m e b e t t e r l o c a t i o n s f o r t h e m , b e i n g c l o s e r t o t h e p e o p l e 

s e r v e d a n d a t l o w e r r e n t s . 4 5 

I n E r n e s t J a k a r t ' s s t u d i e s f o r B a l t i m o r e a n d 

S t . L o u i s , h e f i n d s t h a t t h e k e y t o l o c a t i o n o f e s t a b l i s h m e n t s 

i s t h e p r o d u c t i v i t y l e v e l o f t h e s p a c e i n u s e , e x p r e s s e d a s 

v a l u e a d d e d p e r s q u a r e f o o t o f l o t , a n d t h a t s m a l l 

e s t a b l i s h m e n t s p l a y a n i m p o r t a n t r o l e . 4 6 

2 . 6 . D o w n t o w n M a r k e t s 

D o w n t o w n r e t a i l s e c t i o n s d e p e n d p r i m a r i l y u p o n 

t h r e e k i n d s o f m a r k e t s : r e g i o n a l , m e t r o p o l i t a n a n d l o c a l . 

R e g i o n a l b u s i n e s s i s d e r i v e d f r o m p e o p l e l i v i n g o u t s i d e t h e 

m e t r o p o l i t a n a r e a w h o c o m e t o t h e c i t y o n o c c a s i o n a l v i s i t s 

a n d p u r c h a s e u n i q u e , e x p e n s i v e , o r h i g h - s t y l e d g o o d s d o w n 

t o w n . T h e r e i s l i t t l e m e t r o p o l i t a n b u s i n e s s s i n c e 
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m e t r o p o l i t a n c u s t o m e r s , w h o s h o p m o s t l y i n o u t l y i n g c e n t e r s , 

v i s i t t h e d o w n t o w n o n a r e l a t i v e l y i n f r e q u e n t b a s i s . L o c a l 

b u s i n e s s c o m e s f r o m t h e d o w n t o w n o f f i c e b u i l d i n g p o p u l a t i o n 

a n d f r o m p e o p l e l i v i n g i n o r n e a r d o w n t o w n w h o u s e i t s 

f a c i l i t i e s a s a n e i g h b o u r h o o d f a c i l i t y . 4 7 

A s t u d y o f d o w n t o w n r e t a i l m a r k e t s i n t w e n t y o f t h e 

l a r g e s t A m e r i c a n c i t i e s r e v e a l s t h a t t h e n e t c h a n g e i n d o w n 

t o w n r e t a i l b u s i n e s s h a s b e e n v e r y s m a l l i n r e c e n t y e a r s , a s 

l o s s e s i n m e t r o p o l i t a n b u s i n e s s h a v e b e e n c o u n t e r b a l a n c e d b y 

g a i n s i n l o c a l b u s i n e s s . R e g i o n a l b u s i n e s s h a s t e n d e d t o 

r e m a i n s t a t i c a s s h o w n i n T a b l e I I I . 4 8 

R e t a i l b u s i n e s s c o n d u c t e d d o w n t o w n w i t h m e t r o p o l 

i t a n c u s t o m e r s c o n t i n u e s t o d e c l i n e , t h o u g h o n l y s l i g h t l y , 

b e c a u s e i n m o s t c i t i e s d o w n t o w n h a s a l r e a d y l o s t t o o l d e r 

i n t e r c e p t o r s — • o u t l y i n g s h o p p i n g d i s t r i c t s — w h a t e v e r 

m e t r o p o l i t a n b u s i n e s s i t w a s g o i n g t o l o s e . A t t h e s a m e 

t i m e , l o c a l b u s i n e s s i n t h e t w e n t y d o w n t o w n a r e a s s t u d i e d i s 

i n c r e a s i n g t o b a l a n c e t h e d o w n t o w n m e t r o p o l i t a n t r e n d s f o r 

t h e f o l l o w i n g r e a s o n s : 

1 . A t y p e o f r e s i d e n t i a l r e c e n t r a l i z a t i o n t r e n d 
o c c u r i n g d o w n t o w n . 

2 . R e d e v e l o p m e n t a n d u r b a n r e n e w a l p r o g r a m s i n m a n y 

l a r g e c i t i e s . 4 9 

A s t h e V a n c o u v e r m e t r o p o l i t a n a r e a g r e w i n 

p o p u l a t i o n b y 2 6 p e r c e n t b e t w e e n t h e y e a r s 1 9 4 7 a n d 1 9 5 4 , 

t h e d o w n t o w n w o r k i n g p o p u l a t i o n i n c r e a s e d b y / a b o u t 1 6 p e r 

c e n t , w h i l e t h e n u m b e r o f p e o p l e d o w n t o w n s o l e l y f o r s h o p p i n g 
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i n c r e a s e d b y n o t m o r e t h a n 0 . 0 1 p e r c e n t i n t h e s a m e p e r i o d o f 

t i m e . D o w n t o w n V a n c o u v e r w a s d o i n g s u b s t a n t i a l l y m o r e r e t a i l 

b u s i n e s s i n 1 9 5 4 t h a n i n 1 9 4 7 , b u t a l a r g e p r o p o r t i o n o f i t 

c a m e f r o m p e o p l e w h o s e p r i m a r y p u r p o s e f o r b e i n g d o w n t o w n w a s 

o t h e r t h a n s h o p p i n g , u s u a l l y e m p l o y m e n t . 5 0 

2 . 7 . C o m m e r c i a l R e h a b i l i t a t i o n 

T h e n e c e s s i t y f o r c o m m e r c i a l r e h a b i l i t a t i o n c a n b e 

g e n e r a t e d b y p h y s i c a l , e c o n o m i c o r s o c i a l n e e d s . T h e 

d e c i s i o n t o r e h a b i l i t a t e a c o m m e r c i a l a r e a d e p e n d s u p o n t h e 

s t r u c t u r a l s o u n d n e s s o f t h e a r e a a n d t h e c o s t - b e n e f i t 

a n a l y s i s o f t h e p r o p o s e d p r o j e c t . 

T h e o b j e c t i v e s o f c o m m e r c i a l r e h a b i l i t a t i o n u n d e r 

m a x i m u m c o n d i t i o n s o f n e e d a n d f e a s i b i l i t y a s c i t e d b y R . L . 

N e l s o n a n d F . T . A s c h m a n a r e : 

1 . U n i f i c a t i o n o f t h e d i s t r i c t , a r c h i t e c t u r a l l y 
a n d p l a n n i n g - w i s e , i n t o a d e f i n i t e e n t i t y w h i c h 
w i l l n o t s h i f t i t s l o c a t i o n b u t w i l l r e m a i n a s 
a t r u e " c e n t e r " w i t h p e r p e t u a l r e b u i l d i n g o r 
s e l f - d e v e l o p m e n t . 

2 . I m p r o v e m e n t o f s i t e l a y o u t t h r o u g h e s t a b l i s h m e n t 
o f n e w r e l a t i o n s h i p s b e t w e e n s t o r e s , p a r k i n g , 
p e d e s t r i a n s , m o t o r i s t s , t r u c k a n d o t h e r s e r v i c e s . 

3 . E l i m i n a t i o n o f b l i g h t i n t h e f o r m o f n o n - c o n f o r m 
i n g a n d i n c o m p a t i b l e u s e s a n d d e t e r i o r a t e d 
s t r u c t u r e s . 

4 . P r o v i s i o n o f n e w a m e n i t i e s , i n t e r m s o f b o t h 
a e s t h e t i c s a n d c o n v e n i e n c e . 

5 . A c h i e v e m e n t o f c o h e s i o n o f m a n a g e m e n t o p e r a t i o n , 
t h r o u g h c o o p e r a t i o n o f t h e m u l t i p l e i n t e r e s t s 
a c t i n g j o i n t l y t o m a i n t a i n s c i e n t i f i c m a n a g e m e n t 
p r a c t i c e i n a r e a s o f m u t u a l i n t e r e s t a n d 
n e c e s s i t y . 5 1 
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C o m m e r c i a l r e h a b i l i t a t i o n d o e s n o t b e n e f i t o n l y o n e 

i n t e r e s t g r o u p i n t h e a r e a s u c h a s p r o p e r t y o w n e r s o r 

m e r c h a n t s , b u t t h e c i t y a n d t h e c o m m u n i t y a s a w h o l e . 

2 . 7 . a . P h y s i c a l N e e d F o r C o m m e r c i a l R e h a b i l i t a t i o n 

A d o w n t o w n c o m m e r c i a l a r e a t h a t i s i n n e e d o f 

r e h a b i l i t a t i o n i s n o t d i f f i c u l t t o i d e n t i f i y . C h a r a c t e r i s t i c s 

o f s u c h a n a r e a a r e o b v i o u s . B l i g h t a n d i t s a c c o m p a n y i n g 

p r o b l e m s o f d e c a y a n d p r e m a t u r e o b s o l e s c e n c e , a n d c o n g e s t e d 

a c c e s s r o u t e s a n d i n t e r n a l c i r c u l a t i o n a r e a l l o b v i o u s 

c h a r a c t e r i s t i c s . A e s t h e t i c a l l y , t h e a r e a i s u n p l e a s i n g , 

h a v i n g n o u n i f i e d d e s i g n a n d n o i d e n t i t y . T h e b u i l d i n g s a r e 

s t r u c t u r a l l y u n s o u n d . 

A n o t h e r c h a r a c t e r i s t i c o f a c o m m e r c i a l a r e a i n n e e d 

o f r e h a b i l i t a t i o n i s t h a t i t s s t o r e s d o n o t f o l l o w a n y o f t h e 

v a r i o u s r u l e s f o r r e t a i l i n g t h a t h a v e b e e n d e r i v e d f o r 

m a x i m u m a t t r a c t i o n o f c u s t o m e r s . 

2 . 7 . b . S t o r e L o c a t i o n R u l e s 

S t u d i e s o f s t o r e l o c a t i o n , c o m p a t i b i l i t y c l a s s i f i 

c a t i o n , a n d c u m u l a t i v e g e n e r a t i o n h a v e b e e n d o n e a n d r u l e s 

h a v e b e e n s t a t e d b y R . L . N e l s o n : 

1 . A d e q u a c y o f p r e s e n t t r a d i n g a r e a p o t e n t i a l . T o 
d e t e r m i n e t h e v o l u m e o f b u s i n e s s w h i c h c a n b e 
d o n e a t a g i v e n l o c a t i o n t h e n u m b e r o f p e o p l e 
i n t h e t r a d i n g a r e a , h o w m u c h m o n e y t h e y h a v e 
a n d a r e w i l l i n g t o s p e n d f o r t h e t y p e o f g o o d s 
p u r v e y e d b y t h e s t o r e h a v e t o b e k n o w n . 
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A c c e s s i b i l i t y o f s i t e t o t r a d i n g a r e a a n d t h e r e b y 
t o h a v e a v a i l a b l e a s m u c h o f t h e b u s i n e s s 
p o t e n t i a l a s p o s s i b l e . I n m o s t s t o r e s t h e v o l u m e 
i s m a d e u p o f a c o m b i n a t i o n o f d i f f e r e n t t y p e s o f 
b u s i n e s s — g e n e r a t i v e ( p r o d u c e d b y t h e s t o r e 
i t s e l f t h r o u g h h e a v y a d v e r t i s i n g , b y a r e p u t a t i o n 
f o r u n i q u e m e r c h a n d i s e , o r i n o t h e r p r o m o t i o n a l 
w a y s ) , s h a r e d ( s e c u r e d b y a r e t a i l s t o r e a s t h e 
r e s u l t o f t h e g e n e r a t i v e p o w e r o f i t s n e i g h b o r s ) , 
s u c i p i e n t ( n o t g e n e r a t e d b y t h e s t o r e i t s e l f o r 
b y n e i g h b o r i n g r e t a i l e s t a b l i s h m e n t s ) . 

G r o w t h p o t e n t i a l . T h e s i t e s h o u l d b e i n a t r a d 
i n g a r e a o f g r o w i n g p o p u l a t i o n a n d i n c o m e . 

B u s i n e s s i n t e r c e p t i o n . T h e p r o c e d u r e i s t o 
e s t a b l i s h o n e s e l f b e t w e e n t h e m a r k e t ( t h e p e o p l e 
i n t h e t r a d i n g a r e a ) a n d t h e m a r k e t p l a c e ( t h e 
t r a d i t i o n a l s o u r c e o f t h e s a m e g o o d s ) , s o t h a t 
t h e c u s t o m e r s w i l l b e i n t e r c e p t e d o n t h e i r w a y 
i n t o t h e m a r k e t p l a c e . 

C u m u l a t i v e a t t r a c t i o n . T h e r e a r e t w o t y p e s o f 
c u m u l a t i v e a t t r a c t i o n : o n e i n v o l v e s s i m i l a r 
u n i t s w h i c h t o g e t h e r , c a n d r a w m o r e b u s i n e s s 
t h a n a p a r t ; t h e o t h e r c o m p l e m e n t a r y u n i t s - t h a t 
i s , c o m p a t i b l e u n i t s w i t h a h i g h i n c i d e n c e o f 
c u s t o m e r i n t e r c h a n g e . 

C o m p a t i b i l i t y . T h i s p r i n c i p l e r e q u i r e s t h a t 
t h e r e b e n o i n t e r r u p t i o n i n s h o p p e r t r a f f i c a n d 
t h a t c u s t o m e r i n t e r c h a n g e b e a t a m a x i m u m . 

M i n i m i z i n g o f c o m p e t i t i v e h a z a r d b y t a k i n g i n t o 
a c c o u n t t h e l o c a t i o n , c h a r a c t e r , s i z e a n d t y p e 
o f e x i s t i n g c o m p e t i t i v e u n i t s . 

S i t e e c o n o m i c s . T h i s i n v o l v e s a n a l y s i s o f t h e 
s i t e i n t e r m s o f t h e r e l a t i o n o f i t s c o s t t o i t s 
p r o d u c t i v i t y . T h e e f f i c i e n c y o f t h e s i t e , i t s 
s i z e , s h a p e , t o p o g r a p h y , a v a i l a b i l i t y o f 
u t i l i t i e s , c o n d i t i o n o f s i d e w a l k a n d s t r e e t , a n d 
o t h e r i m m e d i a t e o f f s i d e f a c t o r s w h i c h a f f e c t i t s 
c o s t o r d e s i r a b i l i t y . 5 2 

A f u r t h e r e x p l a n a t i o n o f c o m p a t i b i l i t y a n d 

c u m u l a t i v e a t t r a c t i o n c a n b e s t a t e d a s f o l l o w s : 

S o m e b u s i n e s s e s a r e c o m p a t i b l e , o t h e r s a r e n o t . A 

h i g h d e g r e e o f c o m p a t i b i l i t y e x i s t s b e t w e e n t w o b u s i n e s s e s 
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w h i c h , b e c a u s e o f t h e i r a d j a c e n c y , d o m o r e v o l u m e t o g e t h e r 

t h a n t h e y w o u l d i f s e p a r a t e d . T h e m e a s u r e o f c o m p a t i b i l i t y 

i s t h e d e g r e e t o w h i c h t h e t w o b u s i n e s s e s i n t e r c h a n g e 

c u s t o m e r s . 5 3 

T h e r u l e o f r e t a i l c o m p a t i b i l i t y m a y b e s t a t e d a s 

f o l l o w s : 

T w o c o m p a t i b l e b u s i n e s s e s l o c a t e d i n c l o s e p r o x i m i t y 
w i l l s h o w a n i n c r e a s e i n b u s i n e s s v o l u m e d i r e c t l y 
p r o p o r t i o n a t e t o t h e i n c i d e n c e o f t o t a l c u s t o m e r 
i n t e r c h a n g e b e t w e e n t h e m , i n v e r s l e y p r o p o r t i o n a t e t o 
t h e r a t i o o f t h e b u s i n e s s v o l u m e o f t h e l a r g e r s t o r e 
t o t h a t o f t h e s m a l l e r s t o r e , a n d d i r e c t l y p r o p o r t i o n 
a t e t o t h e s u m o f t h e r a t i o o f p u r p o s e f u l p u r c h a s i n g 
t o t o t a l p u r c h a s i n g i n e a c h o f t h e t w o s t o r e s . 5 4 

S e e T a b l e I I I I f o r c o m p a t i b i l i t y f o r s h o p p e r s ' 

g o o d s c e n t e r . 

T h e t h e o r y o f c u m u l a t i v e g e n e r a t i o n s t a t e s t h a t " a 

g i v e n n u m b e r o f s t o r e s d e a l i n g i n t h e s a m e m e r c h a n d i s e w i l l 

d o m o r e b u s i n e s s i f t h e y a r e l o c a t e d a d j a c e n t o r i n p r o x i m i t y 

t o e a c h o t h e r t h a n i f t h e y a r e w i d e l y s c a t t e r e d " . 5 5 

2 . 7 . c . T r a f f i c C o n g e s t i o n 

T r a f f i c c o n g e s t i o n d o w n t o w n a f f e c t s c o m m e r c i a l 

a r e a s n e g a t i v e l y . I t i s s u c h a n o v e r w h e l m i n g p r o b l e m t o 

p l a n n e r s , p u b l i c a d m i n i s t r a t o r s , a n d a r c h i t e c t s t h a t t h e y 

e x c l a i m , " T r a f f i c i s l i k e t h e w e a t h e r . E v e r y b o d y t a l k s a b o u t 

i t b u t n o b o d y c a n d o a n y t h i n g a b o u t i t . " 5 6 

A c c e s s i b i l i t y i s t h e m a j o r f a c t o r t h a t m a k e s d o w n 

t o w n b e c o m e t h e d o m i n a n t r e t a i l c e n t e r i n t h e c o m m u n i t y . B u t 
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i n s o m e c i t i e s i t i s n o w a n e g a t i v e i n f l u e n c e . 5 7 

I t s h o u l d n o t b e a s s u m e d t h a t a s t o r e w i l l 

n e c e s s a r i l y b e a c c e s s i b l e t o m o s t p e o p l e . D o w n t o w n i s n o t 

c e r t a i n t o b e t h e m o s t a c c e s s i b l e p l a c e n o w , a n d i t m a y g r o w 

l e s s s o i n t h e f u t u r e b e c a u s e o f " t h e s p r e a d i n g o u t o f l o w -

d e n s i t y p o p u l a t i o n , t h e g r o w t h o f u r b a n e x p r e s s w a y s y s t e m s , 

a n d t h e c o n t i n u i n g d e c l i n e o f p u b l i c t r a n s p o r t a t i o n " . 5 8 

2 . 7 . d . P a r k i n g 

T h e p a r k i n g p r o b l e m d o w n t o w n i s a q u a l i t a t i v e 

r a t h e r t h a n a q u a n t i t a t i v e o n e . M u c h o f t h e p a r k i n g s p a c e 

a v a i l a b l e i s n o t u s e d b y s h o p p e r s b u t b y w o r k e r s o r p e o p l e o n 

o t h e r d o w n t o w n e r r a n d s . P e c u l i a r l y e n o u g h , t h e p r o b l e m d o e s 

n o t e v e n i n c r e a s e w i t h t h e s i z e o f t h e c i t y o r t h e s i z e o f 

t h e d o w n t o w n r e t a i l d i s t r i c t . 5 9 

. . . . A U . S . B u r e a u o f P u b l i c R o a d s s t u d y o f 7 0 
c i t i e s , r a n g i n g i n p o p u l a t i o n f r o m 2 5 0 , 0 0 0 t o 
a p p r o x i m a t e l y 1 , 5 0 0 , 0 0 0 , s h o w e d t h a t t h e n u m b e r o f 
s h o p p e r s p a r k i n g a t a n y g i v e n t i m e r e a c h e d a n a v e r a g e 
p e a k o f a b o u t 6 , 0 0 0 f o r a l l c i t y s i z e s * . O n t h e 
o t h e r h a n d , t h e n u m b e r o f p e o p l e w o r k i n g d o w n t o w n i s 
a p p a r e n t l y i n c r e a s i n g a l m o s t a s f a s t a s t h e t o t a l 
p o p u l a t i o n o f t h e m e t r o p o l i t a n a r e a . 6 0 

2 . 7 . e . P e d e s t r i a n A c t i v i t y 

" T h e t o w n , a s a m e e t i n g s p a c e , c a l l s f o r t h e 

r e s t o r a t i o n o f t h e r i g h t s o f t h e p e d e s t r i a n . " 6 1 P e d e s t r i a n , 

m a s s e s a r e w h a t m a k e d o w n t o w n a n d k e e p i t l i v i n g . . W a l k i n g 

i s t h e p r i m a r y m o d e o f m o v e m e n t w i t h i n t h e c e n t r a l a r e a . 6 2 

I n t h e C B D ' s o f l a r g e c i t i e s , 9 0 p e r c e n t o r m o r e o f a l l 
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. d a i l y t r i p s w i t h i n t h e a r e a m a y b e w a l k i n g t r i p s . 6 3 

R e n t s a n d l a n d v a l u e s i n d o w n t o w n a r e a s o f m a n y 

N o r t h A m e r i c a n c i t i e s a r e a l m o s t d i r e c t l y p r o p o r t i o n a l t o t h e 

v o l u m e o f p e d e s t r i a n t r a f f i c o n t h e s i d e w a l k . 6 4 

T h e p e d e s t r i a n d o w n t o w n i s t h e m a i n s o u r c e o f 

b u s i n e s s f o r t h e r e t a i l s t o r e s i n t h e a r e a . T h e u l t i m a t e 

f l e x i b i l i t y o f t h e w a l k e r a n d t h e u n l i m i t e d c h o i c e s o f r o u t e s 

c o n t r i b u t e s t o t h e f a c t t h a t ' " a s m a n y a s a t h i r d o f a l l 

d o w n t o w n p u r c h a s e s a r e a r e s u l t o f t h e ' i m p u l s e s h o p p i n g 1 o f 

p a s s e r s b y " . 6 5 T h e p e d e s t r i a n a s a s h o p p e r m a y b e l o n g t o o n e 

o f t h r e e c a t e g o r i e s : t h e p r i m a r y - p u r p o s e s h o p p e r , t h e 

e m p l o y e e s h o p p e r , a n d t h e p e r s o n w h o c o m e s d o w n t o w n a n d 

i n c i d e n t a l l y s h o p s . 6 6 

H o w e v e r , m a n y e l e m e n t s , v i s u a l a n d p h y s i c a l , c a n 

c a u s e i n t e r r u p t i o n s i n p e d e s t r i a n t r a f f i c , s u c h a s : 

1 . D e a d s p o t s w h e r e a s h o p p e r l o s e s i n t e r e s t i n 
g o i n g f a r t h e r . 

2 . D r i v e w a y s a n d o t h e r p h y s i c a l b r e a k s i n t h e 
s i d e w a l k s . 

3 . C r o s s t r a f f i c , e i t h e r v e h i c u l a r o r p e d e s t r i a n . 

4 . A r e a s t h a t a r e i d e n t i f i e d b y h a z a r d , n o i s e , 
o d o r , u n s i g h t l i n e s s , o r o t h e r p e d e s t r i a n -
i n h i b i t i n g q u a l i t i e s . 

5 . . B u s i n e s s w h i c h g e n e r a t e s t r a f f i c i n t h e f o r m o f 
t r u c k s , p u b l i c v e h i c l e s , p r i v a t e a u t o m o b i l e s o r 
p e d e s t r i a n s w h o a r e n o t s h o p p e r s , a n d w h i c h t e n d 
t o c r e a t e c o n g e s t i o n . 

6 . B u s i n e s s e s w h o s e c u s t o m e r s ' a v e r a g e p a r k i n g t i m e 
i s e x t r e m e l y l o n g . 6 7 
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I n o r d e r t o o v e r c o m e t h e n e g a t i v e e f f e c t s o f s u c h 

e l e m e n t s a n d i n o r d e r t o m a x i m i z e p e d e s t r i a n a c t i v i t y a n d t o 

a c h i e v e a l i v e l y s h o p p i n g s t r e e t , p r o p o s a l s w e r e m a d e s u c h 

a s : 

1 . T h e s e p a r a t i o n o f h e a v y p e d e s t r i a n a n d h e a v y 
v e h i c u l a r t r a f f i c b y t h e u s e o f m a l l s , o v e r 
p a s s e s , u n d e r p a s s e s , t u n n e l s . 

2 . T h e u s e o f s u n , s h a d e a n d s h a d o w . T h e s e n e e d s 
c a n b e m e t b y c o v e r i n g a n d s h a d i n g b y t r e e s a n d 
s i d e w a l k a r c a d e s . 

3 . T h e w a l k i n g s t r e e t s h o u l d o p e n i n t e r m i t t e n t l y 
i n t o v e r y d e f i n i t e l y a r t i c u l a t e d o p e n s p a c e s , 
a n d s q u a r e s a n d s i d e w a l k b a y s c o u l d b e e x t e n d e d 
i n t o t h e s t r e e t . T h e s e s p a c e s c a n b e u s e d f o r 
t h e p l a c e m e n t o f k i o s k s , d i s p l a y s a n d f r e e 
s t a n d i n g s h o p s . A r c a d e s w i t h i n b l o c k s t o l i n k 
t w o s t r e e t s a n d s h o r t e n l o n g b l o c k s . S i d e w a l k 
a c t i v i t i e s t o c o m p e n s a t e f o r b l a n k f r o n t a g e s , 
e l i m i n a t i o n o f s t r e e t p a r k i n g a n d b u i l d i n g 
a c t i v e f r o n t a g e s t o f i l l t h e g a p s o f p a r k i n g 
l o t s a n d v a c a n t a r e a s . 

4 . S t r e e t f u r n i t u r e w i t h a n a t t r a c t i v e a n d u n i f i e d 
d e s i g n s h o u l d b e p r o v i d e d . S u c h s t r e e t 
f u r n i t u r e a s s i g n s , p o s t s , l i g h t i n g , r e c e p t a c l e s , 
p l a n t h a n g i n g s , b e n c h e s , , e t c . F l o o r s c a p e w h i c h 
i s t h e t r e a t m e n t o f t h e g r o u n d o r t h e p a v e m e n t 
w h i c h m a y i m p l e m e n t t h e d i r e c t i o n p a t t e r n s . 6 8 

J a n e J a c o b s v i e w e d t h e r e q u i r e m e n t s f o r " e x u b e r a n t 

d i v e r s i t y " a s b e i n g m o r e t h a n o n e p r i m a r y f u n c t i o n , s h o r t 

b l o c k s , b u i l d i n g s o f v a r y i n g a g e , a n d d e n s e c o n c e n t r a t i o n s 

o f p e o p l e . 6 9 

2 . 7 . f . T h e S c o p e o f C o m m e r c i a l R e h a b i l i t a t i o n P r o j e c t s 

C o m m e r c i a l r e h a b i l i t a t i o n c a n b e c a r r i e d o u t w i t h 

t h e s t o r e , s t r e e t , b l o c k , o r t h e w h o l e a r e a a s t h e u n i t o f 
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a n a l y s i s . 

I m p r o v e m e n t o f t h e p h y s i c a l a s p e c t s o f a s i n g l e r e 

t a i l s t o r e m u s t c o n s i d e r m a n y d i f f e r e n t f a c t o r s . T h e 

o b j e c t i v e s o f s u c h i m p r o v e m e n t m a y b e : t o c r e a t e a n 

e f f i c i e n t a n d a t t r a c t i v e e n v i r o n m e n t w i t h i n t h e s t o r e i n 

o r d e r t o p r o m o t e m a x i m u m s a l e s , t o i n t e r l o c k t h e s a l e s s p a c e 

w i t h s e r v i c e a r e a s a n d t o p u l l c u s t o m e r s i n t o s a l e s s p a c e b y 

m e a n s o f a n a t t r a c t i v e s t o r e f r o n t . 7 0 

T h e e l e m e n t s t h a t m a k e u p t h e s t o r e i m a g e w e r e 

f o u n d t o h a v e g r e a t c o r r e l a t i o n s w i t h c h a n g e s i n s a l e s 

v o l u m e . T h e s e m a y b e s t a t e d a s t h e l a y o u t a n d a r c h i t e c t u r e 

o f t h e s t o r e , t h e s y m b o l s , c o l o r s , a d v e r t i s i n g , a n d s a l e s 

p e r s o n n e l . 7 1 

I n a n i d e a l s i t u a t i o n , t h e s t r u c t u r e o f a s t o r e 

b u i l d i n g s h o u l d : 

1 . e n c l o s e i n t e r i o r s p a c e w i t h t h e f e w e s t p o s s i b l e 
f i x e d p o i n t s o f o b s t r u c t i o n o n s a l e s f l o o r s , 
s e r v i c e a r e a s , o r s t o r e f r o n t d i s p l a y z o n e s , 

2 . b e a d a p t a b l e t o t h e f l e x i b l e i n s t a l l a t i o n o f 

c i r c u l a t i o n e l e m e n t s , 

3 . b e f i r e p r o o f , 

4 . p e r m i t m a x i m u m c o n s t r u c t i o n s p e e d , 

5 . b e e c o n o m i c a l i n i n i t i a l a n d m a i n t e n a n c e c o s t s , 

6 . a n d f o r m a n a t t r a c t i v e p a t t e r n w h e n e x p o s e d t o 
v i e w i n t h e s a l e s s p a c e o r o n t h e s t o r e f r o n t , 
b u t , s h o u l d n e v e r o f f e r u n n e c e s s a r y v i s u a l 
c o m p e t i t i o n t o t h e m e r c h a n d i s e o n d i s p l a y . 7 2 

I n o r d e r t o i m p r o v e p h y s i c a l c o n d i t i o n s i n a 

c o m m e r c i a l s t r e e t : a u n i f i e d d e s i g n o f s i g n s , c a n o p i e s a n d 
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storefronts should be r e a l i z e d . The use of greenery, 

attractively-designed street f u r n i t u r e such as receptacles, 

benches, t r a f f i c signs and l i g h t i n g poles.can also help. 

The most comprehensive approach to commercial 

r e h a b i l i t a t i o n to date has been the mall. The f i r s t mall 

was established i n 1957 i n S p r i n g f i e l d , Oregon, for a ten-day 

t r i a l period. The f i r s t permanent mall was established i n 

Kalamazoo, Michigan. In Canada, the Sparks Street Mall i n 

Ottawa was the f i r s t Canadian experience with malls (Figure 

2.1.). 7 3 Malls have come a long way since then, with one or 

more e x i s t i n g i n many c i t i e s i n North America. 

2.7.g., S o c i a l Need For Commercial R e h a b i l i t a t i o n 

! The value of downtown commercial areas to the 

i n d i v i d u a l i s well-known whether he i s a shopper, a small 

shopkeeper, or a businessman. The c e n t r a l c i t y i s the place 

that draws the people and that people have made. 

What a customer expects from downtown stores i s 

unique q u a l i t y and l e i s u r e l y shopping. As the standard of 

l i v i n g grows higher,the average consumer has more l e i s u r e 

time, more means to enjoy i t , and more goods and a c t i v i t i e s 

competing f o r his attention. As the consumer's expectations 

r i s e f a s t e r than the performance of the commercial areas, 

disenchantment grows. 

t 

2.7.h. Economic Needs For Commercial R e h a b i l i t a t i o n 
\ . . . 
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Above l e f t : Open a i r cafe, Sparks Street Mall 
Right and below: before and a f t e r pictures of Sparks Street 

between O'Connor and Metcalfe 
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D o w n t o w n r e p r e s e n t s a h i g h i n v e s t m e n t a r e a i n t h e 

m e t r o p o l i t a n s t r u c t u r e . V a s t s u m s o f p u b l i c a n d p r i v a t e 

i n v e s t m e n t c a p i t a l a r e t i e d u p i n c e n t r a l a r e a s o f t h e m a i n 

c i t i e s i n N o r t h A m e r i c a . T h e s e t r e m e n d o u s i n v e s t m e n t s a r e 

b e i n g m a d e i n a r e a s t h a t a r e t h e m s e l v e s l a r g e l y o b s o l e t e a n d 

i n e f f i c i e n t . k 4 

T h e e c o n o m i c b e n e f i t s o f c o m m e r c i a l r e h a b i l i t a t i o n 

a r e v a r i o u s . F o r t h e m e r c h a n t , t h e r e h a b i l i t a t e d a r e a w i l l 

g e n e r a t e m o r e c u s t o m e r t r a f f i c a n d i t w i l l p r o v i d e s a v i n g s 

i n r e n t a l c o s t s . T h e p r o p e r t y o w n e r w i l l g a i n a n i n c r e a s e i n 

h i s p r o p e r t y v a l u e , a l t h o u g h i t m a y c a u s e p r o p e r t y t a x e s t o 

r i s e b e y o n d h i s a b i l i t y t o p a y t h e m . I n t h e c i t y ' s t e r m s , 

c o m m e r c i a l r e h a b i l i t a t i o n w i l l h e l p s t i m u l a t e t o u r i s t t r a f f i c 

a n d w i l l i n c r e a s e t a x r e t u r n s t o t h e c i t y . 

H o w e v e r , c o m m e r c i a l r e h a b i l i t a t i o n i s a n e x p e n s i v e 

a n d r i s k y b u s i n e s s a s i t i n c l u d e s h i d d e n c o s t s a n d t h e r e a r e 

n o g u a r a n t e e s f o r f i n a n c i a l s u c c e s s . 

2 . 7 . i . E x a m p l e s o f C o m m e r c i a l R e h a b i l i t a t i o n P r o j e c t s 

C o m m e r c i a l r e h a b i l i t a t i o n a c t i v i t i e s i n N o r t h 

A m e r i c a n c i t i e s h a v e g a i n e d p u b l i c i t y a n d i n t e r e s t f r o m 

d i f f e r e n t i n t e r e s t g r o u p s i n r e c e n t y e a r s . 

S a n F r a n c i s c o i s w o r l d - f a m o u s f o r i t s r e s t o r e d a n d 

r e h a b i l i t a t e d o l d a r e a s . S t a r t i n g i n t h e e a r l y 1 9 5 0 ' s w i t h 

t h e J a c k s o n S q u a r e p r o j e c t m a n y r e s t o r a t i o n p r o j e c t s h a v e 

f o l l o w e d s i n c e t h e n . ' 
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T w o c o m m e r c i a l d e v e l o p m e n t s c r e a t e d o u t o f l o n g - i d l e 

i n d u s t r i a l b u i l d i n g s i n S a n F r a n c i s c o a r e G h i r a r d e l l i 

S q u a r e a n d T h e C a n n e r y . T h e m a i n c h a r a c t e r i s t i c o f t h e s e t w o 

d e v e l o p m e n t s i s t h a t t h e y h a v e s e n s i t i v i t y f o r t h e o l d n o t 

o f t e n f o u n d i n N o r t h A m e r i c a . 7 4 

S o m e o f t h e e l e m e n t s t h e s e t w o d e v e l o p m e n t s c o n t a i n 

a r e : 

H i g h q u a l i t y s h o p s a n d r e s t a u r a n t s w i t h g a r d e n t e r r 
a c e s , a r c a d e s a n d p l a z a s i n s i d e w a l l s o f m e l l o w r e d 
b r i c k n i n e t e e n t h c e n t u r y b u i l d i n g s c o m m a n d i n g 
i n c o m p a r a b l e v i e w s o f t h e b a y . 7 5 

G h i r a r d e l l i S q u a r e o n c e h e l d a c h o c o l a t e f a c t o r y ; 

b e f o r e t h a t i t b o a s t e d t h e o l d e s t f a c t o r y i n t h e W e s t , a 

w o o l l e n m i l l w h e r e u n i f o r m s w e r e m a d e i n t h e c i v i l w a r . D u e 

t o i t s c o n t i n u i n g s u c c e s s , G h i r a r d e l l i S q u a r e h a s g r o w n t o 

1 2 0 , 0 0 0 s q u a r e f e e t i n s i z e a n d a n e n l a r g e m e n t f o l l o w e d , 

t r i p l i n g t h e t e n a b l e s p a c e . I n 1 9 6 7 r e s t a u r a n t s a n d s h o p s 

e a r n e d b e t t e r t h a n $ 1 3 0 a s q u a r e f o o t , t h r e e t i m e s t h e 

a v e r a g e f o r m o s t s h o p p i n g c e n t e r s i n A m e r i c a , a n d p r o f i t s h a v e 

c o n t i n u e d t o r i s e . 

T h e C a n n e r y p r o j e c t , t h e c o n c e p t o f o n e m a n , w a s a n 

o l d D e l M o n t e f r u i t c a n n i n g p l a n t d o i n g m a k e - s h i f t s e r v i c e a s 

a c a r w a r e h o u s e . 

T h e p r o c e s s o f b r i n g i n g l i f e i n t o t h e a b a n d o n e d 

b u i l d i n g s i n c l u d e d , a d d i n g o u t d o o r l i f t s , e s c a l a t o r s , 

e s p l a n a d e s , w a l k w a y s a n d c o r r i d o r s t o l i n k t h r e e f l o o r s o f 

s h o p s a n d r e s t a u r a n t s r - ^ O . d i f f e r e n t a t t r a c t i o n s . T h e p r o j e c t 
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w a s s o p r o f i t a b l e t h a t i t s a c c o u n t s w e n t f r o m r e d t o b l a c k 

w i t h i n a y e a r . 

R e c e n t l y , w e h a v e s e e n s e v e r a l c o m m e r c i a l 

r e h a b i l i t a t i o n a c t i v i t i e s i n m a j o r C a n a d i a n c i t i e s . B a s t i o n 

S q u a r e i n V i c t o r i a , B r i t i s h C o l u m b i a , i s a g o o d e x a m p l e o f a 

s u c c e s s f u l c o m m e r c i a l r e h a b i l i t a t i o n p r o j e c t . T h e r e b i r t h 

o f B a s t i o n S q u a r e s t a r t e d o n M a y 1 9 6 5 . T h e o b j e c t i v e o f t h e 

p r o j e c t w a s t o a l l o w t h e S q u a r e " t o b e d e v e l o p e d t o c r e a t e a 

p e d e s t r i a n c o n c o u r s e w h e r e a s e r i e s o f i n t e r r e l a t e d l e v e l s 

t o g e t h e r w i t h t h e t e x t u r e s a n d c o l o u r s o f s o p h i s t i c a t e d 

l a n d s c a p i n g ( w o u l d ) p r o v i d e a f o r e g r o u n d f o r t h e h a b o u r 

v i e w " . 7 6 E x t e r i o r a n d i n t e r i o r r e n o v a t i o n o f b u i l d i n g s 

a d j o i n i n g t h e S q u a r e w a s t o b e c a r r i e d o u t b y p r i v a t e e n t e r 

p r i s e , i n t e r e s t s f o r o t h e r t h a n c i t y - o w n e d b u i l d i n g s . 

B a s t i o n S q u a r e w a s o f f i c i a l l y o p e n e d i n J u l y 1 9 6 6 

a n d a p r o p o s a l f o r a s e c o n d p h a s e o f t h e p r o j e c t w a s m a d e . 

T h e p r o j e c t c o m p l e t e d , B a s t i o n S q u a r e n o w s e r v e s 

a s a n a t t r a c t i v e p r o m e n a d e a r e a a n d a s a f o c a l p o i n t f o r m u c h 

b u s i n e s s a n d c u l t u r a l a c t i v i t y . 
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C H A P T E R I I I 

A N A T O M Y O F T H E S T U D Y A R E A 

A c h a r a c t e r a r e a i s n o t a r t i f i c i a l , i n s t a n t a n e o u s 
l y d e p o s i t e d o r i m p o s e d a s t h e c r e a t i o n o f o n e m a n o r 
o n e o r g a n i z a t i o n . I t i s r a t h e r t h e p r o d u c t o f a 
l i v i n g , e v o l v i n g c i t y i n w h i c h t h e c i t i z e n s a r e p l a y 
i n g t h e d e c i s i v e r o l e t h r o u g h m o r a l , e c o n o m i c a n d 
f r e q u e n t l y v o c a l s u p p o r t . o f t h e u r b a n c h a r a c t e r . 1 

3 . 1 . D e s c r i p t i o n o f t h e S t u d y A r e a 

T h e s t u d y a r e a c o n s i s t s o f t h e c o m m e r c i a l f r o n t a g e s 

o f R o b s o n S t r e e t b e t w e e n B u r r a r d a n d B u t e ( t h e 1 0 0 0 a n d t h e 

1 1 0 0 b l o c k s ) . I t i s c e n t r a l l y l o c a t e d i n t h e d o w n t o w n 

p e n n i n s u l a a n d r e p r e s e n t s a m e e t i n g g r o u n d f o r t h e ; r e s i d e n t 

i a l W e s t E n d a n d t h e C B D ( s e e F i g u r e s 3 . 1 . , 3 . 2 . a n d 3 . 3 . ) . 

R o b s o n S t r e e t r u n s i n a n e a s t - w e s t e r l y d i r e c t i o n w i t h i t s 

b e g i n n i n g a t C a m b i e B r i d g e a n d i t s w e s t e r n l i m i t a t C h i l c o 

S t r e e t . T h e s t u d y a r e a i s a w e l l - k n o w n p e d e s t r i a n s h o p p i n g 

a t t r a c t i o n . 

T h e t w o b l o c k s e c t i o n o f R o b s o n S t r e e t b e t w e e n B u r r a r d 
a n d B u t e S t r e e t s , c o m m o n l y r e f e r r e d t o a s R o b s o n s t r a s s e , 
i s t h e u n i q u e s h o p p i n g p r e c i n c t o f t h e W e s t E n d 
a t t r a c t i n g l o c a l , r e g i o n a l , a n d t o u r i s t s h o p p e r s . 2 

T h e t w o m a i n g a t e s t o t h e a r e a r e p r e s e n t i m p o r t a n t 

t r a n s i t i o n p o i n t s . T h e B u r r a r d / R o b s o n i n t e r s e c t i o n w i t h t h e 

P u b l i c L i b r a r y a n d o t h e r d o w n t o w n f u n c t i o n s r e p r e s e n t s a 

c h a n g e f r o m d o w n t o w n t o t h e m o r e l o c a l s c a l e ' o f t h e W e s t E n d . 
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T h e R o b s o n / B u t e i n t e r s e c t i o n i s t h e b e g i n n i n g o f t h e h o t e l 

a r e a t o t h e w e s t a n d i t s e r v e s t o c o l l e c t t h e p e d e s t r i a n s 

m o v i n g a l o n g B u t e f r o m a r e a s t o t h e s o u t h a n d n o r t h h e a d i n g 

f o r R o b s o n s t r a s s e a n d d o w n t o w n . I n g e n e r a l , t h e s e t w o p r i m e 

i n t e r s e c t i o n s s e r v e t o c o l l e c t p e d e s t r i a n s s e e k i n g t h e 

a c t i v i t y o f R o b s o n S t r e e t . 

T h e s t u d y a r e a i s l o c a t e d w i t h t h e C B D a n d s e r v i c e 

a r e a s t o t h e n o r t h a n d e a s t . T o t h e w e s t i s a m i x e d - u s e a r e a 

( h o t e l , o f f i c e , r e t a i l ) a n d t o t h e s o u t h , t h e r e s i d e n t i a l a r e a 

( M a p 3 . 5 ) . 

T h e s t u d y a r e a o f R o b s o n S t r e e t i s a h e a v y 

p e d e s t r i a n a n d v e h i c u l a r t r a f f i c a r e a . W h i l e t r a f f i c v o l u m e 

i n f o r m a t i o n i s n o t a v a i l a b l e , p e d e s t r i a n c o u n t s a r e o u t l i n e d 

i n C h a p t e r I V . 

T w o - w a y t r a f f i c i s a l l o w e d o n t h e s t r e e t a s f a r 

w e s t a s T h u r l o w , w h e r e a n e x c l u s i v e l e f t - h a n d t u r n f o r c e s a l l 

t r a f f i c o n t o t h a t s t r e e t ( s e e F i g u r e s 3 . 6 a n d 3 . 7 ) . T h e 

t r a f f i c a t t h i s i n t e r s e c t i o n , c o n s e q u e n t l y , i s h e a v y , f a s t , 

a n d h a r m f u l t o p e d e s t r i a n a c t i v i t y . B u s r o u t e s r u n e a s t - w e s t 

a l o n g R o b s o n b e t w e e n D e n m a n a n d T h u r l o w . M e t e r s a l o n g t h e 

s o u t h s i d e o f t h e s t r e e t p r o v i d e s h o r t - t e r m p a r k i n g f o r 

s h o p p e r s . I n a d d i t i o n , a c o m m e r c i a l p a r k i n g l o t e x i s t s o n 

t h e n o r t h s i d e o f t h e 1 1 0 0 b l o c k . S e r v i c e v e h i c l e s u s e l a n e 

s p a c e s b e h i n d t h e s h o p s t o d e l i v e r t h e i r g o o d s . 4 

T h e s t u d y a r e a a t t r a c t s c u s t o m e r s f r o m a l l o v e r t h e 

G r e a t e r V a n c o u v e r a r e a a s w e l l a s o u t - o f - t o w n s h o p p e r s . L o c a l 

c u s t o m e r s o r i g i n a t e f r o m t h e C e n t r a l W e s t E n d r e s i d e n t i a l 
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a r e a , d o w n t o w n e m p l o y e e s , p a r t i c u l a r l y f r o m t h e G e o r g i a 

S t r e e t o f f i c e b u i l d i n g s a n d o t h e r s w h o a r e o n i n c i d e n t a l 

d o w n t o w n e r r a n d s . P e d e s t r i a n s c o m i n g f r o m t h e C B D t o t h e 

e a s t e r n e n d o f t h e a r e a a r e i n t e r r u p t e d b y s t r e e t c l o s u r e s 

a t H o w e a n d H o r n b y d u e t o c o n s t r u c t i o n w o r k o n t h e c o u r t 

h o u s e c o m p l e x ( b l o c k s 5 1 , 6 1 a n d 7 1 ) . A l s o , t h e c r o s s t o w n 

f u n c t i o n o f R o b s o n S t r e e t f r o m t h e C a m b i e B r i d g e r e s u l t s i n 

h e a v y t r a f f i c v o l u m e a n d h i n d e r s p e d e s t r i a n a c t i v i t y . 

T h e p o i n t o f h i g h e s t e l e v a t i o n o n R o b s o n S t r e e t 

o c c u r s a t t h e B u t e i n t e r s e c t i o n . T h i s i s w h e r e t h e s t r e e t 

c o m m a n d s e x c e l l e n t v i e w s o f S t a n l e y P a r k , t h e m o u n t a i n s , 

B u r r a r d I n l e t a n d t h e d o w n t o w n t o t h e e a s t . 

T h e l a t e m o r n i n g a n d a f t e r n o o n s u n p e n e t r a t e s t h e 

s t r e e t l e n g t h w i s e . T h i s l e a v e s t h e s o u t h s i d e w a l k i n s h a d e 

w h i l e t h e n o r t h s i d e w a l k e n j o y s t h e s u n a t i t s b e s t . H o w e v e r , 

i t w a s n o t e d t h a t t h e n o r t h s i d e o f t h e s t r e e t i s l e s s a c t i v e 

d u e t o n e w e r b u i l d i n g s w h i c h l a c k c h a r a c t e r , m o r e i n c o m p a t i b l e 

b u s i n e s s e s a n d f e w e r b u s i n e s s e s w i t h l o n g e r f a c a d e s . A n 

o f f i c e b u i l d i n g , a p a r k i n g l o t , a g a s s t a t i o n a n d a c h a i n 

r e s t a u r a n t w i t h a h u n d r e d f e e t o f f r o n t a g e a r e e x a m p l e s o f 

i n c o m p a t i b l e u s e s o n t h e n o r t h s i d e o f t h e s t u d y a r e a . 

T h e s t u d y a r e a a s a w h o l e d o e s n o t o f f e r i t s u s e r s 

a n y p u b l i c o p e n s p a c e s o n - o r o f f - s t r e e t . 

M a p 3 . 8 . s h o w s t h a t m a n y l a n d o w n e r s o w n m o r e t h a n 

o n e p r o p e r t y i n t h e a r e a . T h i s t r e n d i s e v e n m o r e p r o n o u n c e d 

i n t h e 1 0 0 0 b l o c k . T h e r e a r e o n l y t h i r t y l a n d o w n e r s i n t h e 
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Figure 3.8. Ownership patterns showing process 
of land assembly 
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a r e a , b u t t h e r e a r e m o r e t h a n t w i c e t h i s n u m b e r o f p r o p e r t i e s . 

L a n d a s s e m b l y h a s b e e n t a k i n g p l a c e m o r e r e c e n t l y a s w e l l . 

S u c h a c t i o n s m a k e t h e p o s s i b i l i t y o f l a r g e - s c a l e d e v e l o p m e n t 

m o r e l i k e l y . 

T h e s t u d y a r e a i s D i s t r i c t L o t 1 8 5 ; t h e d i m e n s i o n 

o f a n i n d i v i d u a l l o t i s 6 6 f e e t x 1 2 0 f e e t : 7 9 2 0 s q u a r e f e e t . 

T h e D i s t r i c t L o t i s p a r t o f t h e l e g a l d e s c r i p t i o n o f t h e l a n d 

i n t h e C B D . I t i s c o m p r i s e d o f s e v e r a l c i t y b l o c k s w h i c h i n 

t u r n a r e c o m p r i s e d o f l o t s o w n e d b y i n d i v i d u a l s . D o w n t o w n 

V a n c o u v e r i n c l u d e s t w o D i s t r i c t L o t s . D . L . 5 4 1 i n c l u d e s l a n d 

e a s t o f B u r r a r d S t r e e t , a n d D . L . 1 8 5 i n c l u d e s l a n d w e s t o f 

B u r r a r d S t r e e t . 5 

T h e R o b s o n S t r e e t a r e a f a l l s u n d e r t h r e e d i f f e r e n t 

z o n i n g c l a s s i f i c a t i o n s . T h e s e a r e C M - ^ l , C - 5 a n d R M 4 - A ( M a p 

3 . 9 . ) . 6 T h e s t u d y a r e a , w h i c h i s t h e c o m m e r c i a l f r o n t a g e , 

f a l l s u n d e r t h e C - 5 c l a s s i f i c a t i o n . T h e o u t r i g h t F l o o r S p a c e 

R a t i o f o r t h i s c l a s s i f i c a t i o n i s 1 . 0 0 , t h e a d d i t i o n a l F S R f o r 

t h e c o m m e r c i a l f r o n t a g e i s 4 . 0 0 , w h i c h b r i n g s t h e m a x i m u m 

a l l o w a b l e F S R t o 5 . 0 0 . T h e m a x i m u m a l l o w a b l e h e i g h t i s 6 

s t o r e y s o r 8 0 f e e t . A d d i t i o n a l h e i g h t i s a l l o w e d o n a p p r o v a l 

b y t h e D i r e c t o r o f P l a n n i n g . 

T h e b u i l d i n g s i n t h e s t u d y a r e a a r e m o s t l y r u n - d o w n 

o l d b u i l d i n g s o n e t o f o u r s t o r e y s h i g h . H o w e v e r , o n t h e 

n o r t h s i d e n e w b u i l d i n g s h a v e b e e n c o n s t r u c t e d i n r e c e n t 

y e a r s . M a p 3 . 1 0 . c o m p a r e s t h e a g e s o f t h e b u i l d i n g s i n t h e 

s t u d y a r e a w i t h t h o s e i n t h e r e s t o f d o w n t o w n . 
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3 . 2 . A B r i e f H i s t o r i c O v e r v i e w 

V a n c o u v e r i s a f a i r l y y o u n g m e t r o p o l i s . I t w a s n o t 

u n t i l 7 5 y e a r s a f t e r C a p t a i n G e o r g e V a n c o u v e r s a i l e d i n t o 

B u r r a r d I n l e t ( 1 7 9 2 ) t h a t s e t t l e m e n t b e g a n i n t h e a r e a ( 1 8 6 7 ) . 

T h e c i t y s t a r t e d i n t h e s m a l l v i l l a g e o f G a s t o w n , 

w h i c h e v e n t u a l l y g r e w i n t o t h e u r b a n c e n t e r o f V a n c o u v e r 

( M a p 3 . 1 1 . ) . I n a s h o r t p e r i o d o f t i m e ( a p p r o x i m a t e l y f i f t y 

y e a r s ) , V a n c o u v e r t u r n e d f r o m a m i 1 1 t o w n t o a m e t r o p o l i s . 8 

R o b s o n S t r e e t , i n t h e h e a r t o f t h e y o u n g t o w n , w a s 

o n e o f i t s f i r s t s t r e e t s . I t w a s n a m e d b y L . A . H a m i l t o n i n 

1 8 8 6 i n h o n o r o f t h e H o n o u r a b l e J o h n R o b s o n , M . P . P . w h o w a s 

P r o v i n c i a l S e c r e t a r y i n 1 8 8 3 , P r i m e M i n i s t e r i n 1 8 8 9 . 9 B a c k 

i n 1 8 9 0 , R o b s o n S t r e e t , s t i l l i n t h e p r o c e s s o f b i r t h , w a s 

n e i t h e r a f o r e s t n o r y e t a s t r e e t . 

S t u m p s u p r o o t e d , d e e p h o l e s , b i g s t o n e s , l i t t l e s t o n e s , 
e v e r y . u n c o m f o r t a b l e t h i n g t h a t a s t r e e t s h o u l d n o t b e ; 
n o t h i n g t h a t ! a s e l f - r e s p e c t i n g s t r e e t s h o u l d b e . E v e n 
t h e h o r s e s s h i e d a t i t . 0 

T h e r e w e r e o n l y t w o h o m e s o n t h e i n f a n t s t r e e t . T h e s t r e e t 

w a s t h e a b o d e o n l y o f m i l l i o n s o f e v e r - c r o a k i n g f r o g s 
t h a t l e a p e d a n d s p o r t e d i n d o z e n s o f w e e d y p o o l s 
w h i l e t h e b i r d s t w i t t e r e d m e r r i l y . i n t h e b r a n c h e s o f 
s u c c u l e n t w i l l o w s . T h e w h o l e a d j a c e n t c o u n t r y s i d e 
w a s a v a s t p l a y g r o u n d w h e r e y o u n g s t e r s h a d a w h a l e 
o f a t i m e g o r g i n g o n w i l d b l a c k b e r r i e s a n d h u c k l e 
b e r r i e s . 1 1 

A f e w w e e k s a n d t h e r e w a s a b i g c h a n g e . T h e s t r e e t 

w a s g r a d e d , w o o d e n s i d e w a l k s w e r e l a i d d o w n , , n e w h o m e s s p r a n g 

u p a l m o s t o v e r n i g h t . T h e s t r e e t r u s h e d o n t o w a r d s m a t u r i t y . 



F i g u r e 3 . 1 1 . H i s t o r i c m a p o f V a n c o u v e r , 1 8 8 9 m 



N o r t h - w e s t c o r n e r o f R o b s o n a n d B u r r a r d ( 1 8 9 7 ) 



F i g u r e 3 . 1 3 . N o r t h - w e s t c o r n e r o f R o b s o n a n d B u r r a r d ( 1 9 7 5 ) 
in 
CO 
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I t b e c a m e a s t r e e t o f b e s t h o m e s a n d s o c i a l a c t i v i t i e s ( F i g 

u r e 3 - 1 2 . ) . M a n y h o m e s h a d b a r n s a n d n e a r l y e v e r y b a c k y a r d 

h a d i t s q u o t a o f c h i c k e n s . I n a f e w m o r e m o n t h s R o b s o n , 

e x t e n d e d w e s t a n d e v e r w e s t . 

T h e B . C . E l e c t r i c , f o l l o w i n g t h e c r o w d s , b u i l t a 

s i n g l e s t r e e t c a r l i n e a s f a r a s J e r v i s . T h e c o m p a n y 

f o l l o w e d w i t h a t e n - m i n u t e s e r v i c e t o D e n m a n i n 1 9 3 5 ( F i g u r e 

3 . 1 4 . ) . T h e n R o b s o n S t r e e t , o n c e p u l s a t i n g w i t h t h e i n t i m a t e 

h o m e l i f e o f t h e e a r l y b u i l d e r s o f V a n c o u v e r , b e c a m e 

b u s i n e s s - c o n s c i o u s ( i n 1 9 3 5 ) , p a v e d , t w o - l a n e d , w i t h i t s 

b e g i n n i n g a t C a m b i e S t r e e t . I t b e c a m e a s t r e e t o f s p e c i a l 

i z e d s m a l l s h o p s w h e r e p e o p l e c o u l d d o t h e i r m a r k e t i n g 

c o m f o r t a b l y a n d i n a l e i s u r e l y m a n n e r . H o u s e s o n t h e s t r e e t 

t h a t w e r e o n c e p r o u d w e r e c r y i n g o u t " p i t i f u l l y f o r a c o a t 

o f p a i n t t o c o v e r t h e i r u n s i g h t l y d i s i n t e g r a t i o n . " 1 2 

R o b s o n , o n c e a f o r e s t , t h e n a " s w e l l " r e s i d e n t i a l 

s t r e e t , w a s c h a n g i n g t o a c o m m e r c i a l s t r e e t . A s i t b e c a m e a 

b u s y d o w n t o w n s t r e e t a n d a g r o w i n g t r a f f i c a r t e r y , i t h a d t o 

e x p e r i e n c e w i d e n i n g a n d c u t t i n g o f i t s t r e e s ( 1 9 3 7 ) , w h i c h 

w e r e s a i d t o b e w r e c k i n g i t s s i d e w a l k s . 1 3 

I n t h e 1 9 4 0 ' s , m a n y o f t h e R o b s o n S t r e e t m e r c h a n t s 

w e r e p a r t o f B l a c k b u r n M a r k e t , n o w o n l y a m e m o r y a t R o b s o n 

a n d S e y m o u r . 1 4 

W h e n t h e m a r k e t w a s c o n d e m n e d t h e y w e r e f o r c e d f u r t h e r 
d o w n t h e s t r e e t . T h e 9 0 0 b l o c k R o b s o n b e c a m e t h e 
m a r k e t c e n t e r . T h e n p r o g r e s s m o v e d t h e m o n c e a g a i n ; 
l a r g e i n t e r e s t s w e r e b u y i n g o u t t h e s t r e e t e a s t o f 
B u r r a r d . 1 5 
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T h e m e r c h a n t s m o v e d o n e b y o n e a c r o s s B u r r a r d 

S t r e e t , t a k i n g u p r e s i d e n c e i n t h e r a m s h a c k l e ( b u t l o w r e n t ) 

b u i l d i n g s o f t h e 1 0 0 0 b l o c k . F a i t h f u l c u s t o m e r s f o l l o w e d 

t h e m a n d l i f e w e n t o n a s u s u a l . 1 6 

I n t h e m i d 1 9 5 0 ' s a t i d e o f G e r m a n i m m i g r a n t s f o r c e d 
a r e v o l u t i o n o n t h e S t r e e t . 1 7 

A l t h o u g h t h e r e w e r e o t h e r E u r o p e a n m e r c h a n t s , t h e p r i n c i p a l 

o n e s w e r e G e r m a n s . T h e y b r o u g h t t o t h e s t r e e t t h e i r u n i q u e 

m e r c h a n d i s e w h i c h g a v e t h e s t r e e t i t s f l a v o r . T h e G e r m a n s 

c a m e t o R o b s o n S t r e e t w h e n t h e y f i r s t i m m i g r a t e d ; t h e n t h e y 

m o v e d o u t t o R i c h m o n d a n d B u r n a b y a n d m a n y w e n t t o t h e 

S t a t e s . 1 8 

B y t h e 1 9 6 0 ' s a n o t i c e a b l e c h a n g e h a d t a k e n p l a c e 

i n t h e i n t e r n a t i o n a l c h a r a c t e r o f R o b s o n S t r e e t . I t h a s 

a l w a y s b e e n a s t r e e t f o r n e w C a n a d i a n s b e c a u s e o f t h e 

n u m b e r o u s c h e a p l o d g i n g h o u s e s a r o u n d i t . B y t h e e a r l y 

1 9 6 0 ' s R o b s o n s t r a s s e h a d a c h i e v e d i t s f u l l s t r e n g t h . B e h i n d 

t h e f a l s e f r o n t s a n d t h e o l d f r o n t s o f b r i c k a n d f r a m e 

b u i l d i n g s d a t i n g b a c k 6 5 y e a r s o r m o r e w a s o n e o f t h e 

l i v e l i e s t s e c t i o n s i n t o w n . T h e 7 0 0 - 1 1 0 0 b l o c k s o n R o b s o n 

w e r e b u r s t i n g w i t h p e o p l e o f a l l a g e s , d e s c r i p t i o n s a n d 

n a t i o n a l i t i e s . 1 9 

T o u r i s t s a n d s h o p p e r s e n c o u n t e r e d a l o n g t h i s s h o r t 

s t r e t c h o f R o b s o n a m i x t u r e o f e n t e r p r i s e s t h a t s t i r r e d t h e i r 

s e n s e s o f s m e l l , t a s t e a n d i m a g i n a t i o n a s n o o t h e r s t r e e t i n 

t h e c i t y d i d . 2 0 
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R o b s o n , w h i c h b y t h e n h a d b e c o m e a p a t c h o f E u r o p e 

i n V a n c o u v e r , h a d a l w a y s b e e n t h r e a t e n e d . T h e t h r e a t s c a m e 

b o t h f r o m o u t s i d e a n d f r o m w i t h i n . T h e w r e c k e r ' s h a m m e r h i t 

i t s o l d e s t p a r t , g i v i n g w a y t o n e w d e v e l o p m e n t s i n c o m p a t i b l e 

w i t h t h e s t r e e t ' s u n i q u e c h a r a c t e r . M o r e p r o p e r t y w a s b e i n g 

a b s o r b e d b y n e w d e v e l o p m e n t s . R e n t s k e p t r i s i n g a n d t h e 

f i n a n c i a l l y w e a k w e r e f o r c e d o u t . T h e r e w a s l i t t l e s e c u r i t y , 

e v e n f o r t h e m o r e a f f l u e n t m e r c h a n t s : 2 1 

A c c o r d i n g t o t h e t e r m s o f l e a s e , t h e y c o u l d b e g i v e n 
o n e m o n t h t o l e a v e . U n d e r s u c h d i c e y c o n d i t i o n s , 
i m p r o v i n g t h e i r p r e m i s e s s e e m e d f u t i l e , a l t h o u g h 
m a n y b u i l d i n g s w e r e i n s e v e r e n e e d f o r r e n o v a t i o n . 2 2 

B u i l d i n g s w e r e s o o l d t h a t t h e y w e r e l o s i n g m o n e y a n d t h e r e 

f o r e i t w a s b e t t e r f o r p r o p e r t y o w n e r s t o l e v e l t h e m t h a n t o 

m a k e r e p a i r s . 

I n 1 9 6 8 , t h i r t e e n b u s i n e s s e s o n . t h e n o r t h s i d e o f 

t h e 1 0 0 0 b l o c k w e r e f o r c e d t o c l o s e . T h e b u i l d i n g s t h e y 

o c c u p i e d w e r e d e m o l i s h e d a n d e i g h t o f t h e s t o r e s w e r e 

r e p l a c e d b y a 1 0 0 - f o o t f r o n t a g e r e s t a u r a n t . 2 3 

T h e f a c t t h a t s u c h d e v e l o p m e n t s w e r e i n c o m p a t i b l e 

w i t h t h e s m a l l s p e c i a l t y s h o p c h a r a c t e r o f R o b s o n d i d n o t 

s e e m t o b o t h e r t h e p r o p e r t y o w n e r s o r t h e d e v e l o p e r s . 

S u c h d e v e l o p m e n t s u r g e d s t o r e o p e r a t o r s t o l a u n c h a 

c a m p a i g n f o r t h e p r e s e r v a t i o n o f t h e u n i q u e c h a r a c t e r o f 

R o b s o n . S t o r e o w n e r s f e a r e d t h e y w o u l d b e g r a d u a l l y f o r c e d 

o u t v i a t h e w r e c k e r ' s h a m m e r , r e d e v e l o p m e n t a n d r i s i n g r e n t s . 

A n a s s o c i a t i o n o f t h e s t o r e o p e r a t o r s w a s f o r m e d 
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w i t h t h e a i m o f f i g h t i n g t o p r o t e c t t h e u n i q u e c h a r a c t e r o f 

t h e s h o p p i n g d i s t r i c t . T h e f i r s t m o v e b y t h e a s s o c i a t i o n 

w a s t o a p p r o a c h t h e C i t y A d m i n i s t r a t i o n . t o d e t e r m i n e w h e t h e r 

t h e a r e a c o u l d b e z o n e d s t r i c t l y f o r s m a l l s t o r e s a n d 

s p e c i a l t y s h o p s . T h e i n c o m p a t i b i l i t y o f l a r g e s t o r e s , c h a i n 

s t o r e s , p a r k i n g l o t s , g a s s t a t i o n s , b a n k s , e t c . w a s 

t h r e a t e n i n g t h e c h a r a c t e r o f t h e a r e a . 2 5 

T h e p l a n n i n g d e p a r t m e n t s u g g e s t e d t h e y s h a r e t h e 

c o s t o f a s t u d y f o r r e d e v e l o p m e n t i n t h e a r e a , b u t a g a i n t h e 

m e r c h a n t s d i d n o t h a v e e n o u g h c o n f i d e n c e t o i n v e s t i n t h e 

s t u d y d u e t o t h e i n s e c u r e t e r m s o f t h e i r t e n a n c y . T h e 

c a m p a i g n d i e d . 2 6 

T h e c i t y l o s t i n t e r e s t . T h e m e r c h a n t s l o s t i n t e r e s t 
i n t h e c i t y . 2 7 

I n d e s p e r a t i o n , i n 1 9 7 0 , t h e y f o r m e d a g r o u p a n d a p p r o a c h e d 

t h e p r o v i n c i a l g o v e r n m e n t , t h e n i n t h e m i d s t o f a n e l e c t i o n 

c a m p a i g n . 

T h e m e r c h a n t s h o p e d t h e g o v e r n m e n t m i g h t i n c l u d e t h e m 
i n t h e s h o p p i n g p l a z a o f t h e n e w p r o v i n c i a l g o v e r n 
m e n t b u i l d i n g ( b l o c k 6 1 ) t h e r e b y a v o i d i n g r i s i n g 
g r o u n d f l o o r r e n t s . 2 8 

T h e g o v e r n m e n t l a t e r d e c i d e d t h a t t h e s h o p k e e p e r s ' d e v e l o p 

m e n t w a s n o t c o m p a t i b l e w i t h t h e p l a n n e d c o u r t h o u s e a n d 

g o v e r n m e n t o f f i c e b u i l d i n g . 

F o r t h e f i r s t t i m e , t h e r e w a s t h e n a n a g r e e m e n t 

a m o n g m e r c h a n t s a b o u t t h e f u t u r e o f t h e s t r e e t . T h e y 

- r e c o g n i z e d t h a t r e d e v e l o p m e n t w a s i n e v i t a b l e a n d t h e y h a d a 
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p r o p o s a l t o s o l v e t h e p r o b l e m o f p r o v i d i n g s m a l l s h o p s a t l o w . 

r e n t s . 2 9 

T h e y s u g g e s t e d c r e a t i n g a m e z z a n i n e l e v e l o f s h o p s 

a s p a r t o f a d e v e l o p m e n t d e s i g n e d f o r p e d e s t r i a n b r o w s i n g a n d 

s h o p p i n g ( F i g u r e 3 . 1 5 . ) . T h e y a l s o s u g g e s t e d u n d e r g r o u n d 

p a r k i n g t o r e t a i n t h e a r e a ' s a t t r a c t i o n f o r s h o p p e r s . T h e 

p l a n f o r t h a t " i n t e r n a t i o n a l c e n t e r " o n t h e 1 0 0 0 b l o c k w a s 

s i m p l e w i t h a z o n i n g r e a d j u s t m e n t b y t h e c i t y . T h e r e w a s t o 

b e h i g h d e n s i t y d e v e l o p m e n t a r o u n d R o b s o n S t r e e t , p r o v i d i n g 

t h e r e v e n u e t o s u p p o r t t h e s c h e m e . T h o s e w h o c o u l d n o t 

a f f o r d g r o u n d f l o o r r e n t s w e r e t o m o v e u p t o m e z z a n i n e l e v e l . ; 

S u g g e s t e d c o n t e n t s o f t h e i n t e r n a t i o n a l c e n t e r w e r e : 

1 . S p e c i a l i z e d f o o d m a r t . a n d f a r m e r ' s m a r k e t ( e x c l u d 
i n g s t a n d a r d g r o c e t e r i a s ) . 

2 . G r o u p o f e t h n i c - t y p e r e s t a u r a n t s a n d s n a c k b a r s 
( e x c l u d i n g c h a i n f o o d o u t l e t s ) . G r o u n d l e v e l a n d 
r o o f t o p p l a z a s . 

3 . G o v e r n m e n t l i q u o r s t o r e w i t h s p e c i a l i z e d w i n e s . 
L i c e n s e d p r e m i s e s , p u b s , e t c . 

4 . S p e c i a l i z e d s h o p s o f - a l l k i n d s . , . _ b o u t i q u e s , e t c . 
( e x c l u d i n g d e p a r t m e n t s t o r e s ) . 

5 . T r a v e l a g e n c i e s , t o u r i s m . 

6 . I n t e r n a t i o n a l t i c k e t a g e n c y , a i r l i n e o f f i c e s , 

e t c . 

7 . B . C . A u t o m o b i l e A s s o c i a t i o n . 

8 . E n t e r t a i n m e n t , c a b a r e t s , c i n e m a s , d i s c o t h e q u e s , 

e t c . 

9 . A d u l t e d u c a t i o n , a u d i t o r i u m , c l u b p r e m i s e s , b o o k 
c e n t r e , c o n v e n t i o n r o o m s , e t c . 

1 0 . E x h i b i t i o n s p a c e s . 
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1 1 . A t h l e t i c C l u b . <-

1 2 . C h i l d r e n ' s c e n t r e , t o y l a n d , e t c . 

1 3 . J a p a n t r a d e c e n t r e . 

1 4 . M e d i c a l - D e n t a l C e n t r e . 

1 5 . A u t o m o b i l e c e n t r e - s h o w r o o m s , r e p a i r s , c a r 
r e n t a l s , c a r c l i n i c , a u t o s u p p l i e s , e t c . 

1 6 . O f f i c e s . 

1 7 . R e s i d e n t i a l - a p a r t m e n t s o f v a r i o u s s i z e s . 

1 8 . H o t e l s . 3 1 

A s u r v e y c o n d u c t e d b y U . B . C . s t u d e n t s i n D e c e m b e r / 

1 9 6 9 , s h o w e d t h e m a j o r i t y o f s h o p p e r s f a v o r e d t h e i d e a o f a 

p e d e s t r i a n m a l l , o p e n - a i r c a f e s a n d m o r e s p e c i a l t y s t o r e s . 3 2 

H o w e v e r , t h e c i t y d e c l i n e d t o p r o v i d e a n y m o n e y o r 

t e c h n i c a l a s s i s t a n c e t o t h e m e r c h a n t s o f t h e 1 0 0 0 b l o c k w h o 

w e r e t r y i n g t o d e t e r m i n e t h e e c o n o m i c s e l f - s u f f i c i e n c y o f t h e 

p r o j e c t . T h e c i t y , w h o o w n e d 3 0 p e r c e n t o f t h e b l o c k , w a s 

t h e n p r e p a r i n g t o s e l l a p o r t i o n o f i t a n d t h e b e s t t h e c i t y 

c o u n c i l c o u l d d o w a s t o a g r e e n o t t o s e l l a n y o f i t s l a n d f o r 

a f e w m o n t h s t o g i v e t h e m e r c h a n t s m o r e t i m e f o r t h e i r 

f e a s i b i l i t y s t u d y . 

W i t h t h e c i t y ' s n e g a t i v e a t t i t u d e , t h e e f f o r t s f o r 

t h e d e v e l o p m e n t o f t h e i n t e r n a t i o n a l c e n t e r w e r e u n l i k e l y t o 

c o m e t o f r u i t i o n . A s u b s t a n t i a l p r o p o r t i o n o f t h e p r o p e r t y 

o w n e r s r e f u s e d t o c o m m i t t h e m s e l v e s t o f i n a n c e t h e i r s h a r e o f 

t h e s t u d y a n d t h e w h o l e p r o j e c t c o l l a p s e d ( 1 9 7 1 ) . 

I n 1 9 7 3 a n a t t e m p t t o r e v i t a l i z e t h e s t r e e t w a s 

m a d e i n w h a t w a s c a l l e d t h e " S a t u r d a y M a l l " . T h e s t r e e t w a s 
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c l o s e d o f f f o r t r a f f i c i n t h e 1 0 0 0 b l o c k o n s u m m e r S a t u r d a y s , 

b u t t h e i d e a f a i l e d t o r e a l i z e t h e p o t e n t i a l o f a p e d e s t r i a n -

o n l y t e r r i t o r y , p e r h a p s d u e t o a l a c k o f c o m m i t m e n t o n t h e 

p a r t o f t h e m e r c h a n t s . 3 3 

T h e e a r l y s e v e n t i e s h a v e s e e n t h e d e c l i n e o f t h e 

s t u d y a r e a . S e v e r a l f a c t o r s h a v e c o n t r i b u t e d t o t h i s d e c l i n e . 

T h o s e f a c t o r s a s w e l l a s p r o p o s a l s f r o m d i f f e r e n t i n t e r e s t 

g r o u p s f o r t h e r e j u v e n a t i o n o f t h e a r e a a r e d i s c u s s e d i n t h e 

n e x t s e c t i o n o f t h i s c h a p t e r . 

A s t h i n g s s t a n d a t t h e p r e s e n t t i m e t h e f u t u r e o f 

t h e s t u d y a r e a i s u n c e r t a i n . I t i s u n k n o w n w h i c h , i f a n y , 

o f t h e s e v e r a l p r o p o s a l s w i l l b e c a r r i e d o u t . T h e f e e l i n g 

a n d t h e c h a r a c t e r o f t h e s t u d y a r e a w i l l n o d o u b t s u f f e r 

f r o m a n y a b r u p t c h a n g e , a n d t h e l o s s t o t h e C i t y o f V a n c o u v e r 

w i l l b e g r e a t . - W h a t e v e r t h e p h y s i c a l s h a p e o f f u t u r e 

d e v e l o p m e n t , t h e s h o p p e r s d i c t a t e t h a t i f R o b s o n d i d n o t 

e x i s t , i t w o u l d b e n e c e s s a r y t o i n v e n t s u c h a n i a r e a . I t 

f i l l s c e r t a i n n e e d s f o r t h e u s e r s t h a t n o o t h e r s h o p p i n g a r e a 

d o e s . 

3.3. P r o p o s a l s 

S i n c e 1 9 7 4 s e v e r a l p r o p o s a l s h a v e b e e n m a d e f o r t h e 

r e d e v e l o p m e n t o f t h e 1 0 0 0 b l o c k R o b s o n ( t h e b l o c k b o u n d e d b y 

R o b s o n , B u r r a r d , H a r o / S m i t h e a n d T h u r l o w S t r e e t s ) . T h e 1 1 0 0 

b l o c k w a s n o t i n c l u d e d i n a n y o f t h e d i s c u s s e d p r o p o s a l s . 

T h e f o u r m a j o r l a n d o w n e r s i n t h e b l o c k - R o b s o n 

I n t e r n a t i o n a l V i l l a g e C o m m u n i t y C o - o p e r a t i v e , O l y m p i a a n d 
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Y o r k , N e i l C o o k a n d t h e C i t y - r e p r e s e n t t h e m a j o r f o r c e s 

f o r c h a n g e . T h e t h r e e o w n e r s a r e i n c o m p e t i t i o n t o i n c l u d e 

t h e c i t y - o w n e d l a n d i n t h e i r p r o p o s a l s . P r o p o s a l d e s c r i p t i o n s 

f o l l o w . 

a . T h e " M a r k e t p l a c e " - P r o p o s a l 

I n J a n u a r y 1 9 7 6 c i t y p l a n n i n g o f f i c i a l s a n d m e r 

c h a n t s e x p r e s s e d c a u t i o u s o p t i m i s m a b o u t a 7 . 5 m i l l i o n - d o l l a r 

m a l l p r o p o s e d b y N e i l C o o k , m a j o r o w n e r o f t h e 1 0 0 0 b l o c k 

R o b s o n . T h e p r o p o s e d m a l l w o u l d b e s i m i l a r t o t h e C a n n e r y 

a n d G h i r a r d e l l i S q u a r e i n S a n F r a n c i s c o . 

T h e ' M a r k e t p l a c e ' p r o p o s a l c o n s i s t s o f a t w o - l e v e l 
s p e c i a l t y r e t a i l c e n t r e a r r a n g e d a r o u n d a c e n t r a l 
c o u r t y a r d . T h e c e n t r e w o u l d c o n s i s t o f 6 2 s p e c i a l 
t y s h o p s o n a E u r o p e a n t h e m e , c o n t a i n i n g a t o t a l 
r e t a i l s q u a r e f o o t a g e o f . 7 2 , 4 7 2 s q . f t . o f w h i c h 
5 0 , 0 0 0 s q . f t . i s o n t h e g r o u n d l e v e l . T h e a v e r a g e 
s h o p s i z e w o u l d b e 1 , 2 0 0 s q . f t . T w o a n d o n e h a l f 
l e v e l s o f p a r k i n g a r e p r o p o s e d b e t w e e n t h e l a n e a n d 
H a r o S t r e e t w i t h e n t r y a n d e x i t f r o m H a r o . T h r e e 
h u n d r e d a n d e i g h t y p a r k i n g s p a c e s a r e p r o p o s e d 
w h e r e a s 1 5 5 a r e p e r m i t t e d . 

T h e s i t e e x t e n d s 2 6 4 f e e t a l o n g R o b s o n S t r e e t e a s t 
o f T h u r l o w a n d i n c l u d e s 3 3 0 f e e t o f f r o n t a g e o n 
H a r o S t r e e t ' w i t h t h e e x c e p t i o n o f t h e n o r t h e a s t 
c o r n e r o f T h u r l o w a n d H a r o w h i c h c o n t a i n s t w o 
h o u s e s . A C i t y l a n e b i s e c t s t h e s i t e . 

T h e s i t e i n c l u d e s 1 6 s m a l l s h o p s o n R o b s o n S t r e e t 
a n d f o u r s h o p s o n T h u r l o w S t r e e t . T h e p o r t i o n o f 
t h e s i t e s o u t h o f t h e l a n e c o n t a i n s f i v e o l d e r 
h o u s e s c o n t a i n i n g a t o t a l o f 3 1 r o o m s a n d o n e o l d 
e r t w o - s t o r e y a p a r t m e n t b u i l d i n g c o n t a i n i n g 2 5 
d w e l l i n g u n i t s . T h u s , a t l e a s t 5 6 u n i t s o f l o w e r -
p r i c e d a c c o m m o d a t i o n w o u l d b e d e m o l i s h e d . T h e 
b a l a n c e o f t h e s i t e i s o c c u p i e d b y s u r f a c e p a r k i n g ' 
p r o v i d i n g a p p r o x i m a t e l y 7 0 s p a c e s . 3 

8 1 p e r c e n t o f t h e t e n a n t s a n d o w n e r s o f R o b s o n 



6 9 J 

0/4- -

A. D/3> 

'••frag- f ^ 

0 / 2 -

6 c?. f t - 2-1 *arx 

- Four owners incoporated as Robson -
International V i l l a g e Co-operative. ' 

- Owned by the developers of the current 
proposal (Olyrnpia and York Development 

• L t d . ) . - " " . . 
C - City ownership. 
D - C / l , D/2, D/3, b/ 4 : Owned by Neil Cook 

through various subsidiary and holding 
, companies. ' : 

E - The-owners heavily encanvassed to joi n 
I by Robson International V i l l a g e 
j Co-operative but as yet undecided. 
F - Boytinck, Kimbal, Nicholls & Telford. 

j F i g u r e 3 . 1 6 . L a n d p a r c e l s f o r d e v e l o p m e n t p r o p o s a l s 
i 



F i g u r e 3 . 1 7 . C o n c e p t u a l D r a w i n g f o r t h e N e i l C o o k P r o p o s a l 
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f r o m B u r r a r d t o B u t e f a v o r e d t h e m a l l p r o p o s a l a n d 5 0 p e r c e n t 

o f t h e m w e r e i n s u p p o r t o f t h e e x c e s s p a r k i n g t h a t t h e 

p r o p o s a l c a l l s f o r . 

T h e d e v e l o p e r c l a i m s t h a t h i s p r o p o s a l e n s u r e s t h e 

c o n t i n u i n g s u r v i v a l o f R o b s o n S t r e e t i n t h e f o l l o w i n g w a y . 

i ) D e t e r i o r a t e d b u i l d i n g s i n t h e a r e a w i l l b e r e 
p l a c e d w i t h m o d e r n f a c i l i t i e s . 

i i ) E x i s t i n g m e r c h a n t s w i l l b e g i v e n p r i o r i t y i n n e w 
s h o p s p a c e . 

i i i ) R e t a i l c u s t o m e r s w i l l b e a t t r a c t e d b y a w i d e r 
v a r i e t y a n d q u a l i t y o f g o o d s a n d s e r v i c e s . 

i v ) S h o p p e r s w i l l e n j o y a n e w c o m b i n a t i o n o f s h o p p i n g 
a n d l e i s u r e a c t i v i t i e s n o t a v a i l a b l e n o w . 

v ) M o r e m e r c h a n t s w i l l h a v e a n o p p o r t u n i t y t o o f f e r 
t h e i r g o o d s a n d s e r v i c e s ; a p p r o x i m a t e l y 6 5 s m a l l 
s h o p s ( 4 0 0 t o 3 , 0 0 0 s q u a r e f e e t e a c h ) w i l l 
r e p l a c e t h e 1 6 s h o p s n o w o n t h e p r o p e r t y . 

v i ) L o n g e r h o u r s o f u s e . 

v i i ) A d e q u a t e p a r k i n g w i l l b e p r o v i d e d . 

b . O l y m p i a a n d Y o r k P r o p o s a l 3 5 -

T h e p r o p o s a l i s f o r p a r c e l s - B a n d C i n M a p 3 . 1 6 . 

- P a r c e l B ( O l y m p i a a n d Y o r k ) 2 7 , 5 0 5 s q . f t . ( a p p r o x . ) 

- P a r c e l C ( C i t y ) 3 0 , 5 3 5 s q . f t . ( a p p r o x . ) 

I t c o n s i s t s o f : 

i ) A n o f f i c e t o w e r w i t h r e t a i l a t g r a d e l o c a t e d o n 
p a r c e l " B " . T h e t o w e r i s p r o p o s e d t o c o n t a i n 
1 5 5 , 5 7 9 s q . f t . o f o f f i c e s p a c e , i s 1 1 s t o r e y s 
( 1 5 4 ' 0 " ± ) h i g h a n d s t e p s b a c k a t h i g h e r l e v e l s t o 
r e d u c e s h a d o w s e a s t b y t h e t o w e r . 

i i ) R e t a i l i s p r o v i d e d o n t w o l e v e l s a n d , i s l o c a t e d 
o n t h e l o w e r f l o o r s o f b o t h t h e o f f i c e t o w e r 



a n d i n t h e r e s i d e n t i a l b l o c k o n p a r c e l " C " , t h e 

C i t y - o w n e d p r o p e r t y . T o t a l r e t a i l p r o p o s e d i s 

1 5 , 9 5 3 s q . f t . 

i i i ) T h e r e s i d e n t i a l p o r t i o n l o c a t e d e n t i r e l y o n 
p a r c e l " C " , C i t y - o w n e d l a n d , c o n s i s t s o f 6 7 u n i t s 
( 1 8 b a c h e l o r , 2 5 o n e - b e d r o o m a n d 2 4 t w o - b e d r o o m ) . 
T o t a l r e s i d e n t i a l s q u a r e f o o t a g e 7 1 , 0 8 4 s q . f t . 
d i s t r i b u t e d t h r o u g h 6 s t o r e y s . A s y e t i t i s n o t 
c o n f i r m e d w h e t h e r u n i t s w i l l b e c o n d o m i n i u m o r 
r e n t a l . 

i v ) T h e b u i l d i n g s a r e a r r a n g e d a r o u n d a c o u r t y a r d 
a p p r o x i m a t e l y 1 0 0 f e e t s q u a r e a n d p r o v i d e a 
p e r i m e t e r a r c a d e a t g r a d e o n B u r r a r d a n d S m i t h e / 
H a r o S t r e e t s g i v i n g c o v e r e d a c c e s s t o t h e r e t a i l 
a t t h o s e l o c a t i o n s . 

v ) 1 8 5 p a r k i n g s p a c e s b e l o w g r a d e . 

c . R o b s o n I n t e r n a t i o n a l V i l l a g e C o m m u n i t y C o - o p e r a t i v e  
P r o p o s a l 

I n M a r c h 1 9 7 4 R o b s o n I n t e r n a t i o n a l V i l l a g e C o m m u n 

i t y C o - o p e r a t i v e w a s i n c o r p o r a t e d b y a g r o u p p f c i t i z e n s , 

m e r c h a n t s . a n d l a n d o w n e r s . T h i s o r g a n i z a t i o n , o p e n t o t h e 

p u b l i c w i t h a m e m b e r s h i p f e e o f t e n d o l l a r s , a t t r a c t e d 1 1 0 

m e m b e r s b y J u n e o f 1 9 7 5 . T h e c o - o p e r a t i v e w a s f o r m e d t o 

a c h i e v e t h e f o l l o w i n g o b j e c t i v e s o n t h e p r o p e r t y b o u n d e d b y 

R o b s o n , T h u r l o w , S m i t h e / H a r o a n d B u r r a r d S t r e e t s , t o t a l l y 

i g n o r i n g t h e 1 1 0 0 b l o c k : 3 6 

i ) T o i n c r e a s e h o u s i n g s u p p l y f o r m o d e r a t e i n c o m e 
i n d i v i d u a l s a n d f a m i l i e s i n V a n c o u v e r ' s d o w n t o w n 
c o r e . 

i i ) T o i n t e g r a t e t h e h o u s i n g d e v e l o p m e n t w i t h a 
v a s t l y - i m p r o v e d n e i g h b o u r h o o d w h o s e l i v e l i n e s s 
a n d l i v e l i h o o d d e p e n d o n t h e e s t a b l i s h e d 
i n t e r n a t i o n a l f l a v o r o f i t s s p e c i a l t y s t o r e s . 

i i i ) T o u t i l i z e f u l l y a n d e f f e c t i v e l y s c a r c e d o w n t o w n 
r e s o u r c e s f o r t h e b e n e f i t o f t h e p e d e s t r i a n 
c i t i z e n . 
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i v ) T o e x t e n d t h e d a i l y l i f e o f d o w n t o w n b e y o n d 
t h e p e r i o d o f n o r m a l o f f i c e h o u r s . 

T h e c o - o p e r a t i v e h a s r e c e i v e d a s t a r t - u p g r a n t t o 

f i n a n c e t h e f i r s t p h a s e o f a f e a s i b i l i t y s t u d y t o d e t e r m i n e 

i f t h e a b o v e o b j e c t i v e s c a n b e m e t . T h e s t u d y h a s b e e n 

s e p a r a t e d i n t o f o u r c o m p o n e n t s : 

i ) C o m m u n i t y p a r t i c i p a t i o n 

i i ) L e g a l 

i i i ) L a n d a n d f i n a n c e 

i v ) P l a n n i n g a n d p r o j e c t c o - o r d i n a t i o n 

A t t h e p r e s e n t t i m e s e v e r a l o w n e r s i n t h e b l o c k 

a r e m e m b e r s o f t h e c o - o p e r a t i v e b u t t h e c o - o p e r a t i v e i t s e l f 

d o e s n o t o w n a n y l a n d i n t h e a r e a . 

T h e c o - o p e r a t i v e h a s s o f a r f a i l e d t o s e c u r e 

f u n d i n g c o m m i t m e n t s f r o m t h e p r o v i n c i a l o r f e d e r a l g o v e r n 

m e n t t o p u r c h a s e l a n d i n t h e a r e a t o r e a l i z e e v e n a p o r t i o n 

o f t h e o v e r a l l c o n c e p t . 

A p r e l i m i n a r y p r o g r a m c o n t a i n e d i n t h e C o - o p e r a t i v e 

b r o c h u r e o f N o v e m b e r 1 9 7 4 , " A F i r s t A r e a D e v e l o p m e n t C o n c e p t " , 

s h o w s a n o u t l i n e p r o p o s a l " c o v e r i n g t h e w h o l e 1 0 0 0 b l o c k - ( s e e 

F i g u r e s 3 . 1 8 . t o 3 . 2 1 . ) . O v e r a p e r i o d o f y e a r s t h e w h o l e 

b l o c k o f 5 . 2 a c r e s w o u l d b e r e d e v e l o p e d e x c e p t f o r t h e 

e l e v e n - s t o r e y , 7 5 - s u i t e a p a r t m e n t b u i l d i n g o n P a r c e l F , M a p 

3 . 1 4 . T h e p r o g r a m c o n t a i n e d t h e f o l l o w i n g e l e m e n t s : 

i ) H o u s i n g : ( r e p r e s e n t i n g 8 0 - 8 5 p e r c e n t o f t h e 
a l l o w a b l e b u i l d i n g a r e a ) 



F i g u r e s 3 . 1 8 . t o 3 . 2 1 . 

SKETCHES FOR THE COMMUNITY CO-OPERATIVE PROPOSAL 



f 
F i g u r e 3 . 1 8 . T y p i c a l s t r e e t l e v e l i n t e r i o r p l a z a 

(sketches by: A f a f Elsamny) 



F i g u r e 3 . 1 9 . T y p i c a l e n t r a n c e t o r e s i d e n t i a l c l u s t e r s f r o m s t r e e t l e v e l 
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a . 3 6 s l e e p i n g u n i t s , ( s h a r i n g b o t h w a s h r o o m 
a n d c o o k i n g f a c i l i t i e s ) 3 0 0 s q . f t . e a c h 

b . 4 3 h o u s e k e e p i n g u n i t s , ( s h a r i n g w a s h r o o m 
f a c i l i t i e s ) 3 5 0 s q . f t . e a c h 

c . 1 4 5 s t u d i o u n i t s , ( s u i t a b l e f o r h o m e 
o c c u p a t i o n ) 4 0 0 s q . f t . e a c h 

d . 2 1 7 o n e - b e d r o o m u n i t s , 6 5 0 s q . f t . e a c h 
e . 1 4 5 t w o - b e d r o o m u n i t s , ( f o r f a m i l i e s a n d 

s h a r i n g ) 8 0 0 s q . f t . e a c h 
f . 3 6 t h r e e - b e d r o o m u n i t s , ( f o r l a r g e r f a m i l i e s 

a n d s h a r i n g ) 1 , 0 0 0 s q . f t . e a c h 

i i ) C o m m e r c i a l : , ( r e p r e s e n t i n g 1 5 p e r c e n t o f t h e 
a l l o w a b l e b u i l d i n g a r e a ) 

i i i ) C o m m u n i t y O p e n S p a c e : ( g r o u n d a n d r a i s e d l e v e l s ; 
p u b l i c , s e m i - p r i v a t e a n d p r i v a t e ) 

i v ) A m e n i t y A r e a s : ( d a y c a r e , c r a f t a n d h o b b y r o o m s , 
m e e t i n g r o o m s , e t c . ) 

v ) P a r k i n g : ( n o r e q u i r e m e n t s e s t a b l i s h e d a t t h i s 
p o i n t , e x c e p t t h a t i t b e l i m i t e d a n d u n d e r g r o u n d ) 

v i ) R e t e n t i o n o f E x i s t i n g H i g h r i s e : 7 5 u n i t s o n 
1 3 , 0 0 0 s q . f t . o f p r o p e r t y . ( N o o t h e r b u i l d i n g 
o n t h e p r o p e r t y w a s d e e m e d w o r t h y o f p r e s e r v a t i o n . ) 

I n t e r n a t i o n a l V i l l a g e p r o p o s a l w a s m a d e a t t h e r e q u e s t o f t h e 

p r o v i n c i a l g o v e r n m e n t . T h e s t u d y r e v e a l e d t h e f o l l o w i n g : 3 7 

i ) T h e p r o p o s a l p r o v i d e s a d e v e l o p m e n t w i t h a p p r o x 
i m a t e l y 5 1 0 , 0 0 0 s q . f t . o f r e s i d e n t i a l s p a c e a n d 
9 0 , 0 0 0 s q . f t . o f c o m m e r c i a l s p a c e . 

i i ) T h e c a p i t a l c o s t s o f t h e b a s i c s t r u c t u r e s w o u l d 
a p p r o x i m a t e $ 2 4 m i l l i o n , w i t h a n a d d i t i o n a l $ 3 
m i l l i o n f o r t h e p a r k i n g s t r u c t u r e ( a t $ 4 0 . 0 0 p e r 
s q . f t . , 7 0 0 u n d e r g r o u n d p a r k i n g s p a c e s a t $ 4 , 0 0 0 
p e r s t a l l ) . 

i i i ) T h e b a s i c r e v e n u e s p e r s q u a r e f o o t m a y b e 
s u m m a r i z e d a s f o l l o w s : 

A n e c o n o m i c f e a s i b i l i t y s t u d y o f t h e R o b s o n 

G r o s s ( p e r y e a r ) N e t ( p e r y e a r ) 

R e s i d e n t i a l 

O f f i c e 
C o m m e r c i a l 

4 . 2 0 2 . 5 0 
8 . 0 0 5 . 0 0 

1 7 . 0 0 1 2 . 0 0 
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i v ) T h e n e t y e a r l y r e t u r n w o u l d b e $ 2 . 4 m i l l i o n . 
C a p i t a l i z i n g t h i s a t 1 0 % y i e l d s a s u m o f $ 2 4 
m i l l i o n , e q u a l t o t h e c o s t o f s t r u c t u r e s . T h e 
r e s i d u a l v a l u e o f t h e l a n d i s n i l . 

v ) I f t h e P r i v i n c e w e r e t o a c q u i r e t h e l a n d a n d 
l e a s e i t t o t h e C o - o p e r a t i v e a n d i f C e n t r a l 
M o r t g a g e a n d H o u s i n g C o r p o r a t i o n w e r e t o a d v a n c e 
a n 8 % l o a n o v e r 5 0 y e a r s w i t h a 1 0 % g r a n t , t h e 
r e p a y m e n t s r e q u i r e d w o u l d b e : 

L e a s e o f L a n d : 4 % o f $ 1 4 m i l l i o n $ 6 0 0 , 0 0 0 ( p e r y e a r ) 

R e p a y m e n t o f # 2 1 . 6 m i l l i o n ( 9 0 % 2 , 0 0 0 , 0 0 0 ( p e r y e a r ) 

o f c o s t ) a t 8 % o v e r 5 0 y e a r s $ 2 , 6 0 0 , 0 0 0 ( p e r y e a r ) 

v i ) T h i s c o m p a r e s w i t h t h e e s t i m a t e d $ 2 . 4 m i l l i o n 
( b a s e d o n 8 5 % r e s i d e n t i a l ) , a v a l u e w h i c h c o u l d 

p r o b a b l y b e r a i s e d t o $ 2 . 6 m i l l i o n b y t h e 
i n c l u s i o n o f o f f i c e s o r s m a l l c h a n g e s i n t h e 
f l o o r s p a c e r a t i o o r r e s i d e n t i a l - c o m m e r c i a l m i x . 

v i i ) T h u s , t h e p r o j e c t c o u l d b e v i a b l e a s a c o - o p 
e r a t i v e e v e n t h o u g h t h e r e a r e u n d o u b t e d l y h i g h e r 
e c o n o m i c r e t u r n s f r o m t h e l a n d . 

T h e c i t y h a s m a d e a n e v a l u a t i o n o f t h e d i f f e r e n t 

p r o p o s a l s w h i c h c a n b e s u m m a r i z e d a s f o l l o w s . 

T h e " M a r k e t P l a c e " P r o p o s a l 

• M a n y e l e m e n t s o f t h e . p r o p o s e d s p e c i a l t y s h o p p i n g 

c e n t r e c o n f o r m w i t h t h e i n t e n t o f d o w n t o w n z o n i n g . I n 

f a v o u r o f t h e . r e d e v e l o p m e n t a r e i t s l o w h e i g h t a n d s m a l l 

s c a l e , - t h e p r o v i s i o n o f a n i n t e r e s t i n g p e d e s t r i a n a r e a , a n d 

i t s p o t e n t i a l f o r m a i n t a i n i n g t h e E u r o p e a n t h e m e o f R o b s o n 

S t r e e t . M a j o r d r a w b a c k s o f t h e p r o p o s a l a r e t h e l a c k o f 

r e t a i l c o n t i n u i t y o n R o b s o n S t r e e t , t h e a b s e n c e o f 

r e s i d e n t i a l u s e , t h e i m p a c t o n e x i s t i n g m e r c h a n t s , a n d t h e 

e x c e s s i v e p a r k i n g r e q u e s t e d . 3 8 ' 
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O l y m p i a a n d Y o r k D e v e l o p m e n t s L t d . P r o p o s a l 

T h i s i s a m u c h m o r e a d v a n c e d p r o p o s a l a n d i t f u l 

f i l l s t h e p l a n n i n g o b j e c t i v e s o f t h e C i t y . S p e c i f i c a l l y , t h e 

p r o p o s a l c o n f o r m s i n t h e f o l l o w i n g r e s p e c t s : 

i ) I t i n t r o d u c e s a s u b s t a n t i a l n u m b e r o f r e s i d e n t i a l 

u n i t s . 

i i ) I t m a i n t a i n s l o w e r - t h a n - p e r m i s s i b l e d e n s i t y 

( F S R 4 . 2 3 ) . 

i i i ) I t i n t r o d u c e s o p e n s p a c e s h e l t e r e d f r o m t h e 
t r a f f i c a n d r e l a t e d t o t h e i d e n t i f i e d p e d e s t r i a n 

c i r c u l a t i o n p a t t e r n s . 

i v ) I t p r o v i d e s a s u b s t a n t i a l a m o u n t o f r e t a i l s p a c e 
r e l a t e d t o t h o s e p a t t e r n s a l o n g B u r r a r d a n d 
S m i t h e / H a r o . 

v ) I t p r o v i d e s a r c a d e s . 

v i ) I t p r e s e n t s a r e l a t i v e l y l o w p r o f i l e w i t h t h e 
h i g h e r o f f i c e t o w e r s h a p e d t o m i n i m i z e s h a d o w i n g . 

T h e s c h e m e l e a v e s t h e f o l l o w i n g u n r e s o l v e d : 

i ) P r e s e n t p a r k i n g a c c e s s f r o m t h e l a n e s h o u l d b e 
r e m o v e d a n d a c c e s s t o p a r k i n g s h o u l d b e f r o m 
H a r o S t r e e t . 

i i ) T h e p r i c e o f t h e c i t y l a n d o n w h i c h t h e e n t i r e 
r e s i d e n t i a l c o m p o n e n t o f t h e p r o p o s a l i s l o c a t e d 
h a s n o t b e e n d i s c u s s e d . 3 9 

R o b s o n I n t e r n a t i o n a l V i l l a g e C o m m u n i t y C o - o p e r a t i v e P r o p o s a l 

T h e p r e l i m i n a r y p r o p o s a l o f t h e C o - o p e r a t i v e c a n 

s a t i s f y t h e m a j o r p l a n n i n g o b j e c t i v e s f o r t h e c i t y a t s u b 

s t a n t i a l l y l o w e r t h a n p r o p o s e d o v e r a l l d e n s i t i e s . H o w e v e r : 

i ) I t s e e m s u n l i k e l y t h a t t h e C o - o p e r a t i v e c a n g a i n 
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c o n t r o l o f t h e b l o c k w i t h o u t m a s s i v e g o v e r n m e n t 
i n t e r v e n t i o n . 

i i ) R e c e n t c i t y e n q u i r i e s a t t h e p r o v i n c i a l l e v e l 
h a v e n o t b e e n e n c o u r a g i n g i n t h i s r e s p e c t . 

i i i ) I t s e e m s u n l i k e l y t h a t e i t h e r t h e P r o v i n c e o r 
t h e f e d e r a l a u t h o r i t i e s w i l l p u r c h a s e t h i s 
p a r t i c u l a r d o w n t o w n l a n d a t a p r e m i u m p r i c e f o r 
s u c h a h e a v i l y - s u b s i d i z e d h o u s i n g p r o p o s a l . 

i v ) M u c h o f t h e s u p p o r t f o r t h e C o - o p e r a t i v e i s 
f r o m m e r c h a n t s a n d n o t o w n e r s . A l s o , m e m b e r 
s h i p o f t h e C o - o p e r a t i v e r e q u i r e s l i t t l e 
o b l i g a t i o n t o a b i d e b y i t s o b j e c t i v e s . 

v ) E v e n t h e c i t y c o n t r i b u t i o n o f i t s o w n l a n d a t 
a r e d u c e d p r i c e c o u l d n o t g i v e t h e C o - o p e r a t i v e 
a p a r c e l s u i t a b l e f o r d e v e l o p m e n t . 

v i ) F i n a l l y , e f f e c t u a l u n d e r d e v e l o p m e n t o f t h i s 
b l o c k m a y c r e a t e d i f f i c u l t i e s i n a t t e m p t i n g t o 
e s t a b l i s h a u n i f y i n g c h a r a c t e r w h e n a d j o i n i n g 
p r o p e r t i e s d e v e l o p a t n o r m a l d e n s i t i e s . 4 0 

A l l t h r e e o f t h e a b o v e - d e s c r i b e d p r o p o s a l s d e a l 

w i t h t h e b l o c k r a t h e r t h a n m e r e l y t h e c o m m e r c i a l f r o n t a g e . 

T h i s i s a m o r e c o m p r e h e n s i v e a p p r o a c h , a l t h o u g h i t i s 

d i f f e r e n t f r o m t h e u n i t o f a n a l y s i s u s e d i n t h i s s t u d y . 

T h e f i r s t a n d s e c o n d p r o p o s a l s a r e c l e a r l y p r o f i t 

m o t i v a t e d . H o w e v e r , t h e y c o n t a i n s o m e a t t r a c t i v e f e a t u r e s . 

T h e p r e s e r v a t i o n o f t h e c h a r a c t e r o f t h e a r e a s e e m s t o b e t h e 

c o n c e r n o f t h e " M a r k e t p l a c e " p r o p o s a l . 

T h e t h i r d p r o p o s a l h a s a c o m p l e t e l y d i f f e r e n t 

e c o n o m i c s t r u c t u r e . H o w e v e r , i t m a y n o t b e t h e b e s t p r o p o s a l 

f o r t h e c h a r a c t e r . I t e v e n d o e s n o t i n c l u d e i t a s o n e o f i t s 

m a i n o b j e c t i v e s . R a t h e r , t h e 1 0 0 0 b l o c k w i l l b e u s e d a s a n 

e x p e r i m e n t a l s a m p l e f o r d o w n t o w n l i v i n g . T h i s p r o p o s a l w o u l d 
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o f f e r t h e o r i g i n a l m e r c h a n t a b e t t e r o p p o r t u n i t y , i f n e e d e d , 

t o r e l o c a t e w i t h i n t h e a r e a a s c o m p a r e d w i t h t h e o t h e r 

t w o . 

T h e i n f o r m a t i o n a v a i l a b l e o n t h e d i f f e r e n t 

p r o p o s a l s v a r i e s g r e a t l y i n q u a n t i t y a n d d e p t h . T h i s m a k e s 

t h e f o r m u l a t i o n o f a n o b j e c t i v e v i e w p a r t i c u l a r l y d i f f i c u l t . 

H o w e v e r , t h e c o m m u n i t y c o - o p e r a t i v e p r o p o s a l i s , i n m y v i e w , 

t h e o n l y o n e t h a t i s l i k e l y t o k e e p s o m e o f t h e o r i g i n a l 

f l a v o u r o f t h e a r e a b y k e e p i n g s o m e o f t h e o r i g i n a l m e r c h a n t s . 

3 . 4 . A v a i l a b l e S t u d i e s a n d R e p o r t s o n t h e S t u d y A r e a 

T h e R o b s o n S t r e e t r e d e v e l o p m e n t i s s u e a n d t h e 

p r o b l e m s a n d d i f f i c u l t i e s f a c i n g b u s i n e s s o p e r a t o r s h a v e 

g a i n e d p u b l i c i t y a n d a t t e n t i o n f r o m i n t e r e s t e d g r o u p s a n d 

p e r s o n n e l s i n c e t h e l a t e s i x t i e s . 

A s u r v e y w a s c o n d u c t e d b y a g r o u p o f U . B . C . s t u d e n t s 

o n S a t u r d a y , D e c e m b e r 2 0 , 1 9 6 9 f r o m 1 1 : 0 0 A . M . t o 4 : 3 0 P . M . 

a n d e n t a i l e d i n t e r v i e w s w i t h 5 1 5 s h o p p e r s o n R o b s o n S t r e e t , 

t h o u g h . i t i s n o t c l e a r o n w h i c h b l o c k o r b l o c k s t h e s u r v e y 

t o o k p l a c e . 1 * 1 T h e p u r p o s e . w a s t o e v a l u a t e p u b l i c i n t e r e s t i n 

t h e a r e a a s a s p e c i a l t y s h o p p i n g d i s t r i c t . 

T h e f i n d i n g s s h o w e d t h a t o n l y 3 7 . 1 p e r c e n t o f t h e 

s h o p p e r s w e r e W e s t E n d r e s i d e n t s a n d 5 p e r c e n t w e r e t o u r i s t s 

( l o w b e c a u s e o f t h e w i n t e r s e a s o n ) i n c l u d i n g o n e r e g u l a r 

s h o p p e r w h o c a m e u p e a c h w e e k e n d f r o m B e l l i n g h a m ! T h e 

r e m a i n d e r w e r e G r e a t e r V a n c o u v e r r e s i d e n t s . 

http://though.it
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T o u r i s t s w h o w e r e i n t e r v i e w e d e x p r e s s e d s t r o n g 

v i e w s o f R o b s o n S t r e e t a s o n e o f V a n c o u v e r ' s l e a d i n g t o u r i s t 

a t t r a c t i o n s . 5 4 . 1 p e r c e n t w e r e r e g u l a r c u s t o m e r s . O n l y 2 4 

p e r c e n t o f t h e s h o p p e r s w e r e o f f o r e i g n o r i g i n . M a n y 

s h o p p e r s w i s h e d t o s e e t h e a r e a r e m a i n t h e s a m e . T h e m a j o r i t y 

o f t h e s h o p p e r s i n t e r v i e w e d f a v o r e d t h e i d e a s o f a n o p e n m a l l 

o r s q u a r e a n d o p e n - a i r c a f e s . M a n y p r o p o s e d a s e t - u p l i k e 

t h e S p a r k s S t r e e t M a l l i n O t t a w a , O n t a r i o . A c o p y o f t h e 

r e p o r t a n d t h e q u e s t i o n n a i r e c a n b e f o u n d i n A p p e n d i x C . 

I n 1 9 7 0 , a s t u d y o n R o b s o n w a s m a d e b y a D a n i s h 

a r c h i t e c t . 4 2 H e w a s w o r r i e d t h a t p e o p l e w e r e n o t a w a r e o f 

t h e b u i l t - i n d a n g e r t o a t m o s p h e r e s s u c h a s R o b s o n S t r e e t ' s i n 

u r b a n r e n e w a l s c h e m e s . 

T h e d a n g e r h e s a w w a s t h a t m o s t m o r t g a g e s o n n e w 

d e v e l o p m e n t s c a l l f o r 6 0 p e r c e n t o f t h e p r i m e r e n t a l s p a c e t o 

g o t o a t e n a n t w i t h n a t i o n w i d e b u s i n e s s a s m o r t g a g e s e c u r i t y . 

S i n c e t h e p r i m e r e n t a l s p a c e i n m o s t u r b a n h i g h r i s e 

s c h e m e s m e a n s t h e g r o u n d f l o o r a t t h e s t r e e t l e v e l , s t r e e t s 

w i t h s u c h d e v e l o p m e n t w o u l d b e d o m i n a t e d b y i n s u r a n c e o f f i c e s , 

b a n k s , a i r l i n e c o m p a n i e s a n d s i m i l a r f i r m s . T h i s t e n d s t o 

m a k e s t r e e t s l o s e t h e i r c h a r a c t e r a n d m a k e t h e m c o l d a n d 

s t e r i l e . 

T h e C o l o n n a d e i n T o r o n t o , c o n s i d e r e d t o b e a 

s i m i l a r d e v e l o p m e n t t o t h a t p r o p o s e d f o r R o b s o n , h a s e n d e d u p 

w i t h m o r e a N e w Y o r k F i f t h A v e n u e f l a v o r t h a n R o b s o n s t r a s s e 

f l a v o r . E x p e n s i v e b o u t i q u e s a n d f u r r i e r s w e r e a t t r a c t e d 
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r a t h e r t h a n l i t t l e E u r o p e a n r e s t a u r a n t s , d e l i c a t e s s e n s , b o o k 

s e l l e r s a n d t h e l i k e . 

A s R o b s o n S t r e e t i s a t r a n s i t i o n a r e a b e t w e e n t h e 

W e s t E n d a n d t h e C B D w e f i n d i t i n c l u d e d i n s t u d i e s a n d 

r e p o r t s o n e i t h e r a r e a . 

I t h a s b e e n n o t e d t h a t a l l o f t h e r e d e v e l o p m e n t 

p r o p o s a l s d i s c u s s e d p r e v i o u s l y w e r e o n l y c o n c e r n e d w i t h t h e 

1 0 0 0 b l o c k , i g n o r i n g t h e 1 1 0 0 b l o c k . H o w e v e r , m o s t o f t h e 

s t u d i e s r e c o g n i z e R o b s o n S t r e e t ' s i n t e r n a t i o n a l c h a r a c t e r 

a r e a a s t h e s e t w o b l o c k s a n d s o m e e v e n i n c l u d e t h e 1 2 0 0 b l o c k 

i n t h e i n t e r n a t i o n a l c h a r a c t e r p r o t i o n o f t h e s t r e e t . 

S e v e r a l s t u d i e s t h a t c o n t a i n i n f o r m a t i o n , v i e w s , 

p o l i c y , g u i d e l i n e s , e t c . a b o u t t h e s t u d y a r e a h a v e b e e n m a d e 

i n t h e l a s t f e w y e a r s . 

i ) D o w n t o w n G u i d a n c e P a n e l R e p o r t , D e c e m b e r 1 9 7 4 . 

i i ) D o w n t o w n V a n c o u v e r - P l a n n i n g C o n c e p t s f o r F u t u r e 
D e v e l o p m e n t a n d P r o c e s s f o r C o n t r o l o f 1 

D e v e l o p m e n t - R e p o r t F o r D i s c u s s i o n p r e p a r e d b y 
t h e D o w n t o w n S t u d y T e a m o f t h e C i t y o f V a n c o u v e r , 
S e p t e m b e r 1 9 7 4 . 

i i i ) O p e n S p a c e , a p o l i c y o u t l i n e f o r t h e W e s t E n d 
p r e p a r e d f o r t h e C i t y o f V a n c o u v e r W e s t E n d 
P l a n n i n g C e n t r e , O c t o b e r 1 9 7 3 . 

i v ) W e s t E n d U r b a n D e s i g n R e g u l a t i o n s , b e l i e v e d t o h a v e 
b e e n p r e p a r e d f o r t h e C i t y o f V a n c o u v e r W e s t E n d 
P l a n n i n g C e n t r e a r o u n g 1 9 7 2 - 7 3 . 

3 . 5 . P r o b l e m s a n d I s s u e s I n t h e S t u d y A r e a 

T h e p r o b l e m s a n d i s s u e s i n R o b s o n S t r e e t a r e v a r i e d . 

T h e r e a r e b o t h s h o r t - t e r m a n d l o n g - t e r m p r o b l e m s d e p e n d i n g o n 
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t h e l e n g t h o f t i m e t h e y w i l l t a k e t o b e r e s o l v e d . 

I t i s e v i d e n t t h a t d i f f e r e n t i n t e r e s t g r o u p s a t t a c h 

v a r y i n g r e l a t i v e i m p o r t a n c e t o t h e p r o b l e m s a n d i s s u e s i n t h e 

s t u d y a r e a . 

W h i l e t h e c i t y m i g h t b e c o n c e r n e d a b o u t s u c h 

i s s u e s a s t a x r e v e n u e f r o m t h e a r e a , t h e i m p a c t o f r e d e v e l o p 

m e n t o n t h e d o w n t o w n a s a w h o l e a n d t h e p r e s e r v a t i o n o f t h e 

c h a r a c t e r , t h e l a n d o w n e r s m i g h t b e c o n c e r n e d a b o u t a c h i e v i n g 

t h e h i g h e s t p r o f i t p o s s i b l e , r e d e v e l o p m e n t a n d b e a u t i f - i c a t i o n 

c o s t s . T h e m e r c h a n t s m i g h t b e c o n c e r n e d a b o u t t h e p o t e n t i a l 

s a l e s v o l u m e a n d b u s i n e s s c o s t s , c o m p e t i t i o n w i t h o t h e r 

s h o p p i n g a r e a s , s t a b i l i t y a n d s e c u r i t y . T h e s h o p p e r s ' m a i n 

c o n c e r n m i g h t b e f o r p r e s e r v a t i o n o f c h a r a c t e r , p a r k i n g 

f a c i l i t i e s , p e d e s t r i a n - o r i e n t e d a m e n i t i e s a n d p e r s o n a l 

s h o p p i n g . 

H o w e v e r , t h e r e a r e g e n e r a l p r o b l e m s r e c o g n i z e d b y 

a l l i n t e r e s t g r o u p s . ' T h e s e c a n b e c a t e g o r i z e d u n d e r t w o 

d i f f e r e n t h e a d i n g s : p h y s i c a l p r o b l e m s , a n d s o c i o - e c o n o m i c 

p r o b l e m s . 

a . P h y s i c a l P r o b l e m s 

i ) P r e s e r v i n g t h e p h y s i c a l c h a r a c t e r a n d s c a l e o f 
t h e s t u d y a r e a a g a i n s t h a r s h a n d d i s r u p t i v e 
m e t h o d s o f r e n e w a l . " T h e ' c h a r a c t e r ' o f R o b s o n . 
S t r e e t m u s t b e r e v i t a l i z e d i n o r d e r f o r i t t o 
s u r v i v e . T h i s c h a r a c t e r e v o l v e d a s s m a l l 
m e r c h a n t s p r o v i d e d g o o d s a n d s e r v i c e s t o p e o p l e 
w a l k i n g b e t w e e n w o r k a n d t h e i r a p a r t m e n t s i n t h e 
W e s t E n d . A s t h e v o l u m e o f W e s t E n d / r e s i d e n t s 
e x p l o d e s , t h e s e n e e d s m u s t b e b e t t e r s e r v e d b y 
a l a r g e r v a r i e t y o f s h o p p i n g a n d l e i s u r e 
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o p p o r t u n i t i e s t h a n e x i s t t o d a y o n R o b s o n S t r e e t . 

i i ) T r a f f i c p a t t e r n s , p a r k i n g f a c i l i t i e s a n d p e d e s 

t r i a n - o r i e n t e d a m e n i t i e s . 

i i i ) C l o s u r e o f s t r e e t s a t d i f f e r e n t i n t e r s e c t i o n s 
i n t e r r u p t i n g p e d e s t r i a n f l o w . 

i v ) D e t e r i o r a t i o n o f b u i l d i n g s d e s p i t e a c c e p t a b l e 
a p p e a r a n c e o f t h e s h o p f r o n t s . 

b . S o c i o - E c o n o m i c P r o b l e m s 

i ) P r o t e c t i n g t h e o r i g i n a l m e r c h a n t s a g a i n s t e c o n o m i c 
p r o b l e m s f o r c i n g t h e m o u t . T h e s e r i o u s n e s s o f 
t h i s p r o b l e m c a n b e s h o w n b y e x a m i n i n g t h e s t a b i l 
i t y o f t h e a r e a ' s b u s i n e s s o p e r a t o r s . 

i i ) D i v i d i n g t h e r e s p o n s i b i l i t y f o r f i n a n c i n g r e n e w a l 
a n d b e a u t i f i c a t i o n s c h e m e s a n d s t u d i e s a m o n g t h e 
c i t y , t h e l a n d o w n e r s a n d t h e m e r c h a n t s . 

i i i ) ' P r e s s u r e f o r r e d e v e l o p m e n t a n d i t s a s s o c i a t e d 
p r o b l e m s ( r a i s i n g r e n t s o f n e w s t o r e s b e y o n d t h e 
r e a c h o f s h o p k e e p e r s a n d t h e d i s r u p t i o n o f 
b u s i n e s s d u r i n g t h e r e d e v e l o p m e n t p r o c e s s ) . 

i v ) O w n e r s h i p p a t t e r n s , l a n d a s s e m b l y a c t i v i t i e s i n 
t h e l a s t f e w y e a r s . 

3 . 6 . - T h e O r i g i n a l C h a r a c t e r a n d . . A p p e a l o f t h e S t u d y A r e a 

V a n c o u v e r i s v e r y f o r t u n a t e t o p o s s e s s s e v e r a l s u c h 

c h a r a c t e r a r e a s ; C h i n a t o w n , T h e a t r e R o w , G a s t o w n a n d R o b s o n 

S t r e e t ( c o m m o n l y r e f e r r e d t o a s R o b s o n s t r a s s e , b u t t h i s n a m e 

i s n o l o n g e r u s e d ) . O t h e r z o n e s , p e r h a p s l a c k i n g p r e c i s e 

n a m e t a g s , c l e a r l y e x h i b i t c h a r a c t e r i s t i c s w h i c h i d e n t i f y 

t h e m a s c h a r a c t e r a r e a s , , ( s e e M a p 3 . 2 2 . ) . 

T h e s t u d y a r e a , n a m e l y t h e t w o b l o c k s o f R o b s o n 

S t r e e t b e t w e e n B u r r a r d a n d B u t e , h a s b e e n a u n i q u e s h o p p i n g 
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p r e c i n c t f o r " b o t h t h e r e s i d e n t i a l W e s t E n d a n d t h e C o r e , 

a t t r a c t i n g l o c a l , r e g i o n a l a n d t o u r i s t s h o p p e r s . I t h a s b e e n 

a n a r e a w h i c h h a s b e c o m e f a v o u r a b l y e s t a b l i s h e d i n t h e m i n d s 

o f a l m o s t a l l G r e a t e r V a n c o u v e r r e s i d e n t s a n d t h i s a w a r e n e s s 

o f t h e v a l u e o f t h e s t u d y a r e a h a s f r e q u e n t l y b e e n r e f l e c t e d 

i n m a n y w a y s . 

T h e c h a r a c t e r o f t h e s t u d y a r e a a s i t o n c e w a s c a n 

b e b r o k e n i n t o a f e w e l e m e n t s w o r k i n g t o g e t h e r i n b a l a n c e a n d 

e n h a n c i n g e a c h o t h e r . 

a . P h y s i c a l C h a r a c t e r ' ( s e e F i g u r e s 3 . 2 3 . t o 3 . 2 8 . ) : 

i ) S c a l e o f t h e s h o p s a n d b u i l d i n g s . T h e 1 2 t o 1 6 
f o o t w i d t h o f m o s t o f t h e s t o r e f a c a d e s ( a l l a t 
g r o u n d l e v e l ) m e a n i n g n a r r o w s h o p s a n d m a n y 
d o o r w a y s , i m p r o v i n g p h y s i c a l a n d v i s u a l 
p e d e s t r i a n a c c e s s i b i l i t y . 

i i ) A g e o f b u i l d i n g s . 

i i i ) V a r i e t y . V i s u a l v a r i e t y o f c o l o u r s , c a n o p i e s , 
s i g n s , w i n d o w d i s p l a y s . A l s o v a r i e t y o f s o u n d s 
a n d s m e l l s . 

- - . i v ) A c t i v i t y . H e a v y p e d e s t r i a n , a n d v e h i c u l a r t r a f f i c . -

b . S o c i o - E c o n o m i c C h a r a c t e r : 

i ) E t h n i c o r i g i n s o f t h e m e r c h a n t s ( p a r t i c u l a r l y 
G e r m a n a n d E u r o p e a n ) , w h i c h a r e r e f l e c t e d i n 
t h e i r w a r e s . 

i i ) T h e s c a r c i t y o f s u c h m e r c h a n d i s e e l s e w h e r e . 

i i i ) T h e s i z e o f i n v e s t m e n t : s m a l l b u s i n e s s e s m e a n 
i n g p e r s o n a l i z e d s h o p p i n g . 



Figures 3.23 to 3.28 
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Figure 3.23. Cosy i n t e r i o r of a small Robson Street restaurant p 



F i g u r e 3 . 2 4 . S o u t h s i d e o f R o b s o n , 
e m p h a s i z i n g t h e p a r k i n g p r o b l e m 



F i g u r e 3 . 2 5 . U n u s u a l c o m b i n a t i o n o f r e s i d e n t i a l 
u n i t s o v e r c o m m e r c i a l f r o n t a g e 



F i g u r e 3 . 2 6 . S m a l l s h o p s o n t h e n o r t h s i d e o f R o b s o n : 
a r e c e n t a t t e m p t a t c h a r a c t e r p r e s e r v a t i o n 



F i g u r e 3 . 2 7 . R o b s o n S t r e e t s i d e w a l k s : w e l l - u s e d b y p e d e s t r i a n s 
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3 . 7 . G u i d e l i n e s a n d R e c o m m e n d a t i o n s F o r t h e 
P r e s e r v a t i o n a n d R e j u v e n a t i o n o f t h e S t u d y A r e a 

T h e r e c o g n i t i o n o n t h e c i t y ' s p a r t o f t h e v a l u e o f 

t h e s t u d y a r e a ' s c h a r a c t e r i s r e f l e c t e d i n t h e r e c o m m e n d a 

t i o n s , g u i d e l i n e s a n d r e g u l a t i o n s f o r t h e p r o t e c t i o n o f t h e 

a r e a i n s e v e r a l r e p o r t s . 

a . G u i d e l i n e s F o r A c t i v i t y I n t h e S t u d y A r e a : k * 

i ) S p e c i a l t y E u r o p e a n c h a r a c t e r p r o v i d e s a t h e m e 
.. f o r t h e a r e a a n d s h o u l d b e p r o t e c t e d a n d 

e n c o u r a g e d . 

i i ) A n y n e w d e v e l o p m e n t b e h i n d t h e c o m m e r c i a l s t r i p 
s h o u l d p r o v i d e h o u s i n g f o r 2 4 - h o u r s t r e e t 
o c c u p a n c y — r a t h e r t h a n o f f i c e s . 

i i i ) T h e u s e o f s i d e w a l k s , l a n e s a n d c o u r t y a r d s b y 
m e r c h a n t s a n d a r t i s a n s a d d s t o t h e s t r e e t 
c h a r a c t e r . 

i v ) D i s c o u r a g e u s e s n e e d i n g l a r g e f l o o r a r e a o r 
s e l e c t i v e i n c l i e n t e l e s u c h a s s u p e r m a r k e t s , 
b a n k s , o f f i c e s , g a s s t a t i o n s a n d p a r k i n g l o t s . 

b . G u i d e l i n e s F o r C i r c u l a t i o n I n t h e S t u d y A r e a : 5 

i ) P e d e s t r i a n r e l a t i o n s h i p o f - s t u d y a r e a t o D o w n - — 
t o w n s h o u l d b e s t r e n g t h e n e d , e s p e c i a l l y t o n e w 
d e v e l o p m e n t s s u c h a s P r o v i n c i a l G o v e r n m e n t 
" U r b a n P a r k " a n d G r a n v i l l e M a l l . 

i i ) C o n s i d e r a t i o n s h o u l d b e g i v e n t o s u b d u i n g t h e 
c r o s s t o w n r o l e o f R o b s o n a n d m a k i n g i t t w o - w a y 
f r o m S t a n l e y P a r k t o S e y m o u r S t r e e t . 

i i i ) C o m m e r c i a l s t r i p s h o u l d b e e x t e n d e d t o l a n e 
s p a c e b e h i n d . 

i v ) R e m o v a l o f o n - s t r e e t c u r b p a r k i n g i s o n l y a 
p e d e s t r i a n i m p r o v e m e n t i f : 

- a l t e r n a t e o f f - s t r e e t , s h o r t - t e r m p a r k i n g 

i s p r o v i d e d . ' 



- t h e s p a c e g a i n e d i s u s e d f o r w i d e n i n g t h e 
s i d e w a l k w i t h a p l a n t i n g b u f f e r n e x t t o t h e 
t r a f f i c . 

c . G u i d e l i n e s F o r S p a t i a l F o r m I n t h e S t u d y A r e a : 

i ) I f d e t e r i o r a t i o n o f e x i s t i n g b u i l d i n g s m a k e s t h e 
c o n s t r u c t i o n o f n e w b u i l d i n g s i n e v i t a b l e , t h e y 
s h o u l d b e p l a c e d o n t h e s t r e e t w i t h t h e s a m e 
b u i l d i n g l i n e s a n d h e i g h t s a s t h e i r n e i g h b o r s . 4 6 

i i ) I m p l e m e n t s p e c i a l c o n t r o l s f o r h e i g h t , b u l k a n d 
p r o f i l e o n a l l b u i l d i n g s s o u t h o f c o m m e r c i a l 
f r o n t a g e t o a l l o w f o r m a x i m u m s u n l i g h t p e n e t r a 
t i o n i n t o R o b s o n S t r e e t a n d i n t o t h e l a n e 
s p a c e s b e h i n d . 4 7 

- N o r t h o f H a r o S t r e e t t o t h e l a n e : 
b u i l d i n g h e i g h t 8 0 f e e t , F S R 2 . 5 g r o s s ( 2 . 0 
n e t ) f o r m i n i m u m l o t s i z e 1 3 2 f e e t b y 1 3 1 
f e e t . . A t b a s e o f P o i n t T o w e r , b u i l d i n g u n i t s 
a l o n g s t r e e t w i t h 3 0 f o o t h e i g h t l i m i t . 

- S o u t h o f H a r o S t r e e t : 
b u i l d i n g h e i g h t 1 5 0 f e e t , F S R 3 . 0 g r o s s ( 2 . 4 
n e t ) a t s t r e e t l e v e l a n d b a s e o f p o i n t t o w e r 
b u i l d i n g u n i t s 3 0 f e e t h e i g h t l i m i t . M i n i m u m 
l o t s i z e 1 4 8 f e e t b y 1 3 1 f e e t . 

- B u i l d i n g h e i g h t o n B u t e S t r e e t 3 0 f e e t . 

- A l l s i t e s l e s s t h a n 6 6 f e e t b y 1 3 1 f e e t 
b u i l d i n g h e i g h t 3 0 f e e t , F S R 1 . 0 ( n e t ) , 1 . 2 5 
( g r o s s ) . 

i i i ) P r o v i d e s m a l l u r b a n s q u a r e s o r c o u r t y a r d s o f f 
t h e s i d e w a l k s . f o r m o r e p e d e s t r i a n o p e n s p a c e . 
L o c a t e t h e m f o r m a x i m u m s u n . p e n e t r a t i o n a n d i n 
c l o s e p r o x i m i t y t o t h e m a i n s t r e a m o f p e d e s t r i a n s . 
A l s o , s t r e e t c o r n e r s w i t h i n a n d a t e d g e s o f t h e 
s t u d y a r e a s h o u l d b e d e v e l o p e d f o r s i t t i n g , 
s u n n i n g , v i e w i n g . B u i l d i n g s a r e t o b e m i t r e d 
a t c o r n e r s o r s e t b a c k t o p r o v i d e s p a c e . 4 8 

i v ) P r o v i d e a p p r o p r i a t e p e d e s t r i a n a m e n i t i e s ; 
c o - o r d i n a t e l i g h t i n g , m a j o r t r e e p l a n t i n g , a n d 
s t r e e t f u r n i t u r e . 4 9 

v ) N a r r o w s t r e e t a t c o r n e r s . 5 0 , 
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vi) Maintain storefront diversity and encourage 
narrow frontages. 5 1 

vii) Voids in the building line should be i n f i l l e d 
with small shops or market st a l l s for pedestrian 
continuity. 5 2 

v i i i ) Establish pedestrian-only character by closing 
out t r a f f i c at non-peak hours. 5 3 
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C H A P T E R I V 

T H E S U R V I V A L A N D P R O S P E R I T Y O F T H E S T U D Y A R E A 

. . . n o t h i n g a m u s e s m o r e h a r m l e s s l y t h a n c o m p u t a t i o n , 
a n d n o t h i n g i s m o r e o f t e n a p p l i c a b l e t o . . . s p e c u l a 
t i v e i n q u i r i e s . A t h o u s a n d s t o r j e s w h i c h t h e i g n o r a n t r. 

t e l l , a n d b e l i e v e , d i e a w a y a t o n c e w h e n t h e c o m p u t i s t 
t a k e s t h e m i n h i s g r i p . 

S a m u e l J o h n s o n 

4 . 1 . I n t r o d u c t i o n 

T h e i s s u e t o w h i c h t h i s c h a p t e r a d d r e s s e s i t s e l f i s 

t h e s u r v i v a l a n d p r o s p e r i t y o f t h e s t u d y a r e a . T h i s i s n o t a 

p r o b l e m u n i q u e t o t h e s t u d y a r e a , b u t r a t h e r , a w e l l - r e c o g 

n i z e d p r o b l e m i n m a n y s m a l l - b u s i n e s s a r e a s i n N o r t h A m e r i c a . 

A v a r i e t y o f s t u d i e s h a v e d o c u m e n t e d t h e f a c t 
t h a t s e v e r a l p e c u l i a r t r e n d s a r e n o w l e a d i n g t o t h e 
d e c l i n e o f s m a l l b u s i n e s s i n t h e c e n t r a l c i t y q u i t e 
i n d e p e n d e n t l y o f u r b a n r e n e w a l , a n d r e g a r d l e s s o f 

• ] t h e s o c i a l c h a r a c t e r i s t i c s o f t h e n e i g h b o u r h o o d s 
i n v o l v e d . 2 

T h e r e a s o n s b e h i n d t h e s e t r e n d s h a v e b e e n d i s c u s s e d 

i n p r e v i o u s c h a p t e r s a n d c a n b e s u m m a r i z e d a s b e i n g 

s u b u r b a n i z a t i o n , r i s i n g i n c o m e s , c h a n g i n g t e c h n o l o g y o f 

r e t a i l i n g , s o c i a l c h a n g e i n t h e c e n t r a l c i t y a n d t h e i n c r e a s 

i n g d e p e n d e n c e o n t h e a u t o m o b i l e . • 

T h e d e g r e e o f t h e d a n g e r f a c i n g s m a l l b u s i n e s s i s 

e n o r m o u s . 

I n t h e p a s t 5 0 y e a r s , o v e r 6 0 , 0 0 0 s m a l l b u s i n e s s e s 
h a v e b e e n d i s p l a c e d b y o v e r 1 , 0 0 0 u r b a n r e n e w a l 
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p r o j e c t s i n m o r e t h a n 5 0 0 c i t i e s i n t h e U . S . A . O f 
t h e s e , c l o s e t o 2 0 , 0 0 0 w e n t o u t o f b u s i n e s s u p o n 
d i s p l a c e m e n t , a l i q u i d a t i o n r a t e o f t h i r t y - t h r e e 
p e r c e n t . 3 

F o r t h e p u r p o s e o f c l a r i t y , a d e f i n i t i o n o f w h a t i s m e a n t b y 

" s m a l l b u s i n e s s " i n t h i s c o n t e x t i s r e q u i r e d . A s J . L . B e r r y 

d e f i n e s t h e m , s m a l l b u s i n e s s 

1 . a r e b u s i n e s s e s i n t h a t t h e y i n v o l v e a l l o r m o s t 
o f t h e b u s i n e s s f u n c t i o n s a n d d e c i s i o n s c o n c e r n 
i n g m a r k e t i n g , f i n a n c i n g a n d m a n a g e m e n t ; a n d 

2 . d o n o t e x c e e d a s i z e w h i c h p e r m i t s p e r s o n a l i z e d 
m a n a g e m e n t i n t h e h a n d s o f o n e o r a f e w 
e x e c u t i v e s , a s o p p o s e d t o i n s t i t u t i o n a l i z e d 
m a n a g e m e n t c h a r a c t e r i s t i c s o f l a r g e r e n t e r p r i s e s . 4 

S m a l l b u s i n e s s , t h u s d e f i n e d , i s s e l f - i n i t i a t e d , 

l a r g e l y s e l f - f i n a n c e d , a n d s e l f - m a n a g e d . T h e s e c h a r a c t e r i s 

t i c s o f s m a l l b u s i n e s s m a k e i t c o n s u m e r - o r i e n t e d a n d 

e x t r e m e l y s e n s i t i v e t o c h a n g e s i n m a r k e t c o n d i t i o n s i n a 

v e r y s h o r t p e r i o d o f t i m e . 

T h e f i r s t h y p o t h e s i s s t a t e s t h a t , l e f t t o i t s o w n 

r e s o u r c e s a n d w i t h o u t ^ o u t s i d e , a s s i s t a n c e , t h e s t u d y - a r e a , , 

d e f i n e d h e r e i n a s R o b s o n S t r e e t w i l l n o t b e a b l e t o s u r v i v e 

a n d p r o s p e r a n d m a i n t a i n i t s u n i q u e c h a r a c t e r . T h e m a i n 

o b j e c t i v e o f t h i s c h a p t e r i s t o t e s t t h e v a l i d i t y o f t h i s 

s t a t e m e n t . 

F o r t h i s p u r p o s e , " s u r v i v a l a n d p r o s p e r i t y " o f t h e 

a r e a h a d t o b e d e f i n e d a n d b r o k e n d o w n t o m e a s u r a b l e c o m p o n 

e n t s . I n t h i s c o n t e x t , t h e s u r v i v a l o f t h e s t u d y a r e a i s : 

t h e a m o u n t o f t h e e c o n o m i c a n d p h y s i c a l v i t a l i t y i t p o s s e s s -
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e s ; t h e d e g r e e s o f s e c u r i t y a n d s a t i s f a c t i o n i t p r o v i d e s f o r 

i t s l a n d o w n e r s , m e r c h a n t s a n d u s e r s ; a n d t h e a r e a ' s a b i l i t y 

t o d e f e n d i t s c h a r a c t e r a g a i n s t a n y a b r u p t c h a n g e . T h e 

p r o s p e r i t y o f t h e a r e a i s i t s a b i l i t y n o t o n l y t o s u r v i v e , 

b u t a l s o t o p r o v i d e m o r e f o r i t s l a n d o w n e r s , m e r c h a n t s a n d 

u s e r s a n d t o a d d m o r e p h y s i c a l e l e m e n t s t o s t r e n g t h e n a n d 

e n h a n c e i t s c h a r a c t e r . 

T h e c o m p o n e n t s o f t h e s u r v i v a l a n d p r o s p e r i t y o f 

t h e a r e a t h a t c o u l d . b e m e a s u r e d a r e : e c o n o m i c a n d p h y s i c a l 

v i t a l i t y , t h e e x t e n t o f o p e r a t i o n a l a n d f i n a n c i a l p r o b l e m s , 

a n d a t t i t u d e s o f t h e m e r c h a n t s t o w a r d t h e s t u d y a r e a . 

I n o r d e r t o d e s c r i b e a n d m e a s u r e t h e e c o n o m i c a n d 

p h y s i c a l v i t a l i t y o f a n u r b a n a r e a , f o u r d i s t i n c t a p p r o a c h e s 

h a v e b e e n c i t e d b y W e i s s : 5 

1 . F u n c t i o n a l c l a s s i f i c a t i o n - , w h i c h i s t h e b r o a d e s t 
a n d m o s t d e t a i l e d a p p r o a c h . 

2 . R e t a i l s a l e s v o l u m e . •' 

3 . D a y t i m e p o p u l a t i o n . 

4 . L a n d v a l u e s . 

4 . 2 . F u n c t i o n a l C l a s s i f i c a t i o n 

W h i l e t r e n d s i n r e t a i l s a l e s a t t r a c t i o n , l a n d 
v a l u e s , a n d d a y t i m e p o p u l a t i o n m a y b e e m p l o y e d a s 
s y m p t o m a t i c i n d i c a t o r s o f c h a n g e s i n t h e C B D , l a n d 
u s e s u r v e y s t a k e n a t p e r i o d i c i n t e r v a l s m a y b e 
u s e d t o m e a s u r e d i r e c t l y t h e c h a n g e s o c c u r i n g i n 
t h e s t r u c t u r e o f t h e C B D . 6 

A s e a r l y a s 1 9 2 7 R . M . H a i g p o i n t e d t o t h e n e e d f o r 

http://could.be
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v i e w i n g C B c h a n g e s i n t e r m s o f f u n c t i o n s . 7 

I n t h e p a s t 2 5 y e a r s t h r e e d i s t i n c t m e t h o d s b a s e d 

o n f u n c t i o n a l c l a s s i f i c a t i o n h a v e e m e r g e d : 1 ) d i r e c t o r y , 

2 ) h a r d c o r e , a n d 3 ) s p a c e u s e . 8 

T h e d i r e c t o r y m e t h o d u s e d i n t h i s s t u d y a s a 

f u n c t i o n a l a p p r o a c h w a s e x e m p l i f i e d b y R a t c l i f f e i n h i s 

s t u d y o f t h e M a d i s o n C B D . T h e b a s i s o f h i s f u n c t i o n a l 

a p p r o a c h i s : 

T o e x a m i n e t h e f u n c t i o n s o f t h e c e n t r a l a r e a , t o 
r e v e a l a n d e x p l a i n c h a n g e s i n s u c h f u n c t i o n s o v e r 
t i m e , a n d t o b a s e a f o r e c a s t o f t h e f u t u r e r o l e o f 
t h e c e n t r a l a r e a o n t h e p e r s p e c t i v e o f f u n c t i o n a l 
s h i f t s . 

R a t c l i f f e n o t e d t h a t t h e m a i n q u e s t i o n s t o b e a n s w e r e d b y 

h i s a p p r o a c h w a s , 

W h e t h e r t h e c e n t r a l a r e a i s d e s t i n e d t o p l a y a n e w 
a n d c h a n g i n g r o l e i n t h e l i f e o f t h e c o m m u n i t y . 9 

T h e d r a w b a c k s o f u s i n g t h e c i t y d i r e c t o r i e s a r e 

t h a t t h e y a r e n o t ' 1 u l l y " d e s c r i p t i v e , n o r a r e t h e y c o n s i s t e n t 

f r o m y e a r t o y e a r . 1 0 

M o r e r e c e n t s t u d i e s t h a n R a t c l i f f e ' s h a v e t r i e d t o 

r e m e d y t h e w e a k n e s s i n t h e d i r e c t o r y m e t h o d b y s u p e r i m p o s i n g 

a b r o a d f u n c t i o n a l c l a s s i f i c a t i o n s y s t e m , s u c h a s t h o s e 

e m p l o y e d i n t h e h a r d c o r e a n d s p a c e u s e m e t h o d s . 1 1 

I n s p i t e o f t h e l i m i t a t i o n s o f t h e d i r e c t o r y 

m e t h o d , R a t c l i f f e s u c c e e d e d i n t r a c i n g t h e e s s e n t i a l c h a n g e s 

t a k i n g p l a c e i n t h e M a d i s o n C B D b y o b s e r v i n g t h e c a t e g o r i e s 
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s h o w i n g " p l u s m u t a t i o n s " a n d " m i n u s m u t a t i o n s " a s w e l l a s 

t h o s e r e m a i n i n g s t a t i c . 1 2 

I n o r d e r t o c o m p i l e a c o m p r e h e n s i v e l i s t o f t h e 

l o c a t i o n s o f b u s i n e s s e s w i t h i n t h e s t u d y a r e a , t h e a u t h o r 

s p e n t t h e p e r i o d f r o m D e c e m b e r 1 0 , 1 9 7 5 t o J a n u a r y 1 0 , 1 9 7 6 

w a l k i n g t h e a r e a , , l i s t i n g n e c e s s a r y i n f o r m a t i o n a n d 

d i s t r i b u t i n g a n d c o l l e c t i n g q u e s t i o n n a i r e s . A s t h e s t u d y 

p r o c e e d e d , t h i s i n f o r m a t i o n w a s r e c h e c k e d a n d b r o u g h t u p t o 

d a t e , : s o t h a t d a t a u t i l i z e d i s c o r r e c t u p t o t h e w e e k ; o f : 

J a n u a r y 3 0 , 1 9 7 6 . 

I t w a s b e l i e v e d t h a t t h e n a t u r e o f b u s i n e s s c h a n g e 

i n t h e s t u d y a r e a i n t h e l a s t 1 0 y e a r s w o u l d b e a g o o d 

i n d i c a t o r o f t h e s t a b i l i t y o f t h e a r e a a n d o f t h e p r e s e n c e o f 

i n t e r n a l a n d e x t e r n a l f o r c e s c a u s i n g t h e s e c h a n g e s . B y 

e x a m i n i n g t h e e v o l v i n g p a t t e r n s o f t h e c h a n g e s t a k i n g p l a c e , 

o n e c o u l d p r e d i c t t h e f u t u r e o f t h e a r e a . 

• T h e g r o u n d - f l o o r b u s i n e s s e s l o c a t e d i n t h e s t u d y 

• a r e a w e r e d e t e r m i n e d f o r t h e t w o y e a r s o f 1 9 6 5 a n d - 1 - 9 7 5 - f r o m 

t h e V a n c o u v e r C i t y D i r e c t o r i e s f o r e a c h o n e o f t h e t w o y e a r s 

( f o r a d e t a i l e d l i s t , s e e A p p e n d i x D ) . T h i s i n f o r m a t i o n w a s 

u s e d t o t r a c k d o w n t h e c h a n g e i n b u s i n e s s c a t e g o r i e s i n t h e 

s t u d y a r e a . T h e c a t e g o r i e s o f t h e b u s i n e s s e s w e r e e x t r a c t e d 

f r o m t h e S . W e i s s p r o p o s e d l i s t f o r b u s i n e s s c a t e g o r i e s ( f o r 

c o d e s h e e t a n d r e s p o n s e c o m p u t e r c a r d d e s c r i p t i o n , s e e 

A p p e n d i x E ) . I n a n y l o c a t i o n w h e r e m o r e t h a n o n e r e t a i l - t y p e 

a c t i v i t y w a s c a r r i e d o u t i t w a s l i s t e d u n d e r t h e d o m i n a n t 

a c t i v i t y . 



TABLE IV I, CHANGE IN GROUND FLOOR BUSINESS CATEGORIES 1 9 6 5 - 1 9 7 5 

B u s i n e s s C a t e g o r y 1 g . 

1965 
Number o f 
f . l o c a t i o n s 

1975 
Number of 

g . f . l o c a t i o n s 

Net 
change 

(+ o r - ) 

% o f 
Change 

(1965 Base) 

1 . Food s t o r e s 21 16 - 5 - 2 3 . 8 % 

2 . E a t i n g and d r i n k i n g p l a c e s . 11 12 + 1 +9% 

3 . G e n e r a l m e r c h a n d i s e s t o r e s 3 5 + 2 +66.6% 

4 . A p p a r e l , a c c e s s o r i e s s t o r e s 15 21 +6 +40% 

5 . Drug s t o r e s 3 2 - 1 - 3 3 . 3 % 

6 . O t h e r r e t a i l s t o r e s 30 39 +9 + 3 0 . 0 % 

7 . E s t a b l i s h m e n t s o f f e r i n g 
p e r s o n a l and r e p a i r s e r v i c e s 
p r i m a r i l y to cus tomers 

24 13 - 1 1 - 4 5 . 8 % 

87 G a s o l i n e s e r v i c e s t a t i o n s 0 1 + 1 CO 

9 . Real e s t a t e , f i n a n c e and 
i n s u r a n c e 

6 2 - 4 - 6 6 . 6 % 

1 0 . Commerc ia l p a r k i n g use 1 1 0 0% 

1 1 . P u b l i c b u i l d i n g s 1 1 0 0% 

T o t a l 115 113 - 2 1173% 
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A c o m p a r i s o n m a d e b e t w e e n t h e n u m b e r o f g r o u n d -

f l o o r b u s i n e s s l o c a t i o n s i n t h e s t u d y a r e a s h o w e d t h a t w h i l e 

t h e r e w e r e 1 1 8 l o c a t i o n s i n 1 9 6 5 t h e n u m b e r d e c r e a s e d t o 1 1 3 

i n 1 9 7 5 . T h e d e c r e a s e w a s e x p e c t e d t o b e m o r e s i g n i f i c a n t 

t h a n t h a t n o t e d , d u e t o t h e r e c e n t d e v e l o p m e n t o f n e w s t o r e s 

a n d r e s t a u r a n t s w i t h w i d e r f a c a d e s a n d m o r e g r o u n d f l o o r a r e a , 

e s p e c i a l l y o n t h e n o r t h s i d e o f t h e s t r e e t ( e . g . ; t h e C a r d 

S h o p , 1 0 0 1 R o b s o n ; t h e W h i t e S p o t R e s t a u r a n t , 1 0 2 5 R o b s o n ; 

a n d t h e T o p T o y C e n t r e , 1 0 4 7 - 1 0 5 1 R o b s o n ) . H o w e v e r , i t s h o u l d 

b e n o t e d t h a t f i v e n e w s t o r e s o f f R o b s o n , n a m e l y t h e " R o b s o n 

M e w s " , 1 0 3 9 R o b s o n w e r e i n c l u d e d i n t h e c o u n t a s w e l l a s o n e 

r e a r s t o r e a t 1 0 3 0 R o b s o n , t h e A r t S i g n C o . 

I t w a s i n t e r e s t i n g t o n o t e t h a t t h e s t u d y a r e a h a s 

b e e n u n d e r g o i n g s i g n i f i c a n t c h a n g e s i n t h e l a s t 1 0 y e a r s . 

O u t o f t h e 1 1 8 b u s i n e s s e s t h a t o p e r a t e d i n t h e s t u d y a r e a i n 

1 9 6 5 o n l y 3 1 b u s i n e s s e s c o n t i n u e d o p e r a t i o n i n t h e i r s a m e 

l o c a t i o n s u p t o 1 9 7 5 ( 2 6 . 2 7 p e r c e n t ) , w h i l e s i x m o r e 

b u s i n e s s e s m o v e d - t o o t h e r . l o c a t i o n s w i t h i n t h e s t u d y a r e a . 

T h e t o t a l o f a l l b u s i n e s s e s t h a t s t a y e d i n t h e s t u d y a r e a , 

t h e r e f o r e , i s 3 7 ( 3 1 . 3 5 p e r c e n t ) . 

- A m o r e d e t a i l e d t a b l e o f t h e c h a n g e i n t h e " o t h e r 

r e t a i l s t o r e s " c a t e g o r y r e v e a l s t h a t t h e m o s t s i g n i f i c a n t 

c h a n g e t h a t h a s t a k e n p l a c e i n t h i s c a t e g o r y i s d u e t o t h e 

h u g e i n c r e a s e i n t h e n u m b e r o f j e w e l l e r y , g i f t , n o v e l t y a n d 

s o u v e n i r s h o p s . T h i s i n c r e a s e h a s o c c u r e d a t t h e e x p e n s e o f 

t h e p e r s o n a l a n d r e p a i r s e r v i c e s c a t e g o r y w h i c h h a s d e c r e a s e d 

b y 5 0 p e r c e n t i n t h e l a s t 1 0 y e a r s . T h i s t r e n d m a y b e d u e t o 



- - T - A - B t E — r V — I T DTTAIL OF THE CHANGES IN THE "OTHER RETAIL STORES" CATEGORY 

B u s i n e s s C a t e g o r y 

1965 
Number of 

g . f . l o c a t i o n s 

1975 
Number o f 

g . f . 1 o c a t i ons 

Net 
change 

(+. o r - ) 

" % o f 
Change 

(1965 base) 

J e w e l l e r y s t o r e s 2 10 + 8 + 400% 

S t a t i o n a r y s t o r e s 2 2 0 0 

S p o r t i n g goods s t o r e s 2 1 - 1 - 5 0 % 

F l o r i s t s 1 3 + 2 + 200% 

News d e a l e r s and newstands 2 1 - 1 - 5 0 % 

G i f t , n o v e l t y , and s o u v e n i r 
s t o r e s 2 7 + 5 + 250% 

Camera , p h o t o g r a p h i c s u p p l y 
s t o r e s 2 2 0 0 

Second hand s t o r e s 3 1 - 2 - 6 6 . 6 % 

A n t i q u e shops 0 2 + 2 

R e t a i l s t o r e s n o t e l s e w h e r e 
c l a s s i f i e d 14 10 - 4 - 2 8 . 5 7 % 

T o t a l 30 39 +9 + 30% 
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-
No. o f Years i n Robson 

B u s i n e s s C a t e g o r y No answer 
L e s s than 

10 y e a r s 
10 

o r 
Years 

more 
Sub 

t o t a l s 

1 . Food s t o r e s 10 3 3 16 

2 . E a t i n g and d r i n k i n g p l a c e s 10 1 1 12 

3 . G e n e r a l m e r c h a n d i s e s t o r e s 3 1 1 5 

. 4 . A p p a r e l , a c c e s s o r i e s s t o r e s 15 3 3 21 

5 . Drug s t o r e s 1 0 1 2 

6 . O t h e r r e t a i l s t o r e s 24 . 11 4 39 

7. E s t a b l i s h m e n t s o f f e r i n g p e r s o n a l 
and r e p a i r s e r v i c e s p r i m a r i l y to 

s e r v i c e s 
cus tomers 10 3 0 1 3 

8 . G a s o l i n e and s e r v i c e s t a t i o n s 1 . 0 0 1 

9 . Real e s t a t e , f i n a n c e and i n s u r a n c e 0 0 2 2 

1 0 . Commerc ia l p a r k i n g use 1 0 0 1 

1 1 . ' P u b l i c b u i l d i n g s 1 0 0 1 

T o t a l 75 22 15 .113 



I l l 

t h e i n c r e a s e i n r e n t a l l e v e l s a n d t h e d e c r e a s e i n r e t a i l 

s a l e s v o l u m e s t o t h o s e s t o r e s . I t m a y a l s o b e t h a t t h e 

s t u d y a r e a w a s m a t u r i n g f r o m a l o c a l n e i g h b o r h o o d c o m m e r c i a l 

s t r e e t t o a m e t r o p o l i t a n s p e c i a l t y s h o p a r e a . T h e c h a n g e 

c o u l d h a v e b e e n h e a l t h i e r a n d m o r e e n h a n c i n g t o t h e 

c h a r a c t e r o f t h e a r e a i f t h e n e w s t o r e t y p e s , i n s t e a d o f b e i n g 

a p p a r e l b o u t i q u e s , j e w e l l e r y a n d g i f t s h o p s , w e r e d e l i c a t e s s 

e n s , b o o k s t o r e s a n d o t h e r s p e c i a l t y s t o r e s c o m p a t i b l e w i t h 

t h e c h a r a c t e r . 

T a b l e I V I I I s h o w s t h a t t h e l a r g e s t p r o p o r t i o n o f 

t h e r e s p o n d e n t b u s i n e s s f i r m s a r e r e c e n t o n e s a n d t h a t t h e 

l a r g e s t c a t e g o r y ( i n n u m b e r ) o f t h e m o r e r e c e n t s t o r e s i s 

t h e " o t h e r r e t a i l s t o r e s " c a t e g o r y . T h i s s h o w s a t r e n d t o 

w a r d i n c r e a s e i n t h i s c a t e g o r y ' s s t o r e s . T h e l a r g e s t 

p r o p o r t i o n o f t h e o l d e r s t o r e s a r e o f t h e " f o o d s t o r e s " , 

" a p p a r e l " , a n d " o t h e r r e t a i l s t o r e s " c a t e g o r i e s . 

C h a n g e i n b u s i n e s s c a t e g o r i e s i n t h e a r e a i s a 

c o n t i n u i n g p r o c e s s a s b u s i n e s s e s a r e m o v i n g o u t a n d b e i n g 

r e p l a c e d b y n e w o n e s a l l - t h e t i m e . H a v i n g f o u n d t h a t o u t , i t 

i s i m p o r t a n t t o k n o w w h e t h e r t h e l e n g t h o f t i m e a b u s i n e s s 

h a s b e e n i n t h e a r e a a f f e c t s t h e b u s i n e s s o p e r a t o r ' s a t t i t u d e 

t o w a r d m o v i n g . T h e m e r c h a n t s w e r e a s k e d t h e f o l l o w i n g 

q u e s t i o n s : D o e s t h e t h o u g h t o f m o v i n g y o u r b u s i n e s s t o 

a n o t h e r l o c a t i o n e v e r o c c u r t o y o u ? Y e s N o . I f 

y e s , w h y ? 

T h e r e s p o n s e s t o t h e f i r s t p a r t a r e t a b u l a t e d i n 
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T a b l e I V I V , w h i l e t h e r e s p o n s e s t o t h e s e c o n d p a r t w i l l b e 

t h e c o n c e r n o f a n o t h e r s e c t i o n o f t h i s c h a p t e r . 

T A B L E I V I V N U M B E R O F Y E A R S I N R O B S O N 
V E R S U S " M O V I N G T H O U G H T " 

No answer Yes No 

No answer 70 0 0 70 

Less t h a n 10 y e a r s 2 11 15 28 

10 Years f o r more 1 8 6 15 

73 19 21 113 

T a b l e I V I V s h o w s t h a t a l t h o u g h t h e d i f f e r e n c e s i n r e s p o n s e s 

a r e v e r y s l i g h t t h o s e m e r c h a n t s w h o h a v e b e e n i n t h e a r e a 

l o n g e r t h i n k a b o u t m o v i n g o u t o f t h e a r e a m o r e t h a n t h o s e w h o 

h a v e b e e n t h e r e f o r a s h o r t e r t i m e . W h a t e v e r t h e r e a s o n s 

b e h i n d t h i s f a c t , i t i s n o t a h e a l t h y s i g n a s i t i n d i c a t e s 

t h a t t h e a r e a i s l i k e l y t o l o s e m o r e o f i t s o l d e r b u s i n e s s e s . 

H o w e v e r , t h e d e g r e e o f d a m a g e o r b e n e f i t d o n e t o t h e s t u d y 

a r e a b y t h i s t r e n d d e p e n d s u p o n t h e t y p e a n d c h a r a c t e r i s t i c s 

o f t h e n e w b u s i n e s s e s r e p l a c i n g t h o s e t h a t l e a v e . A s t h e 

p r o p o r t i o n o f t h e r e s p o n d e n t s w a s r a t h e r l o w , n o s t r o n g e r 

s t a t e m e n t s c o u l d b e m a d e a t t h i s s t a g e o f t h e s t u d y . 

4 . 2 . a . C o m p a t i b i l i t y W i t h t h e S t u d y A r e a 

S i n c e b u s i n e s s e s a r e c o n t i n u a l l y s h i f t i n g , m o v i n g 

i n a n d o u t o f t h e s t u d y a r e a , i t i s e s s e n t i a l t o d e f i n e w h a t 



1 1 3 

w h a t c o m p a t i b l e b u s i n e s s e s a r e . T h e y a r e c o n s i d e r e d t o b e 

t h o s e b u s i n e s s e s w h i c h a r e s u i t a b l e f o r a n a r e a w i t h 

c h a r a c t e r i s t i c s s u c h a s t h o s e d e s c r i b e d u n d e r t h e " O r i g i n a l 

C h a r a c t e r a n d A p p e a l " s e c t i o n i n C h a p t e r I I I . I n g e n e r a l , a 

c o m p a t i b l e b u s i n e s s f i r m i s o n e t h a t : 

1 . i s h a r m o n i o u s w i t h t h e a r e a ' s u n i q u e c h a r a c t e r , 

2 . a d d s t o t h e d i v e r s i t y o f t h e a r e a , h a n d l e s 
u n i q u e m e r c h a n d i s e , a n d 

3 . p r o v i d e s p e r s o n a l s e r v i c e a n d l e i s u r e l y s h o p p i n g . 

T h e j u d g e m e n t o f a b u s i n e s s f i r m ' s c o m p a t i b i l i t y i s 

a s u b j e c t i v e o n e . W h i l e a b u s i n e s s m a y b e c o m p a t i b l e i n 

t e r m s o f t h e t y p e o f m e r c h a n d i s e a n d t h e s e r v i c e a v a i l a b l e , 

i t m a y b e i n c o m p a t i b l e r e g a r d i n g t h e s i z e o r t h e p h y s i c a l 

c h a r a c t e r i s t i c s o f t h e s t o r e . 

T h e n a m e s a n d a d d r e s s e s o f t h e b u s i n e s s f i r m s 

j u d g e d t o b e c o m p a t i b l e a r e g i v e n i n t h e f o l l o w i n g l i s t a n d 

t h e i r l o c a t i o n s a r e i n d i c a t e d o n M a p 4 . 1 . 

1 0 0 8 - M u r c h i e ' s T e a a n d C o f f e e L t d . 

1 0 1 1 - M o z a r t K o n d i t o r e i a n d T e a R o o m 

1 0 1 4 - C h e r T o n - T o n R e s t a u r a n t 

1 0 2 4 - M a r y v a l e L t d . ( d e l i c a t e s s e n ) 

1 0 2 8 - H a p p y F e e t S h o e s a n d R e p a i r s 

1 0 2 9 - T e m p o C a n a d i a n C r a f t s ( a r t ) 

1 0 3 0 r e a r - A r t S i g n C o . 

1 0 3 2 - R o b s o n F l o r i s t ' 

1 0 3 4 - P e r s i a n H o u s e o f J e w e l s 



1 1 4 

1 0 3 5 - A r l e n e L a d i e s ' W e a r 

1 0 3 6 - V i n c e n t D e l i c a t e s s e n 

1 0 3 8 - V i n c e n t I m p o r t s L t d . 

1 0 3 9 - R o b s o n M e w s 

1 . P r o t e a T h e B o u t i q u e 

2 . M u n i c h T e a R o o m ( r e s t a u r a n t a n d t a k e - o u t ) 

3 . T h e I r o n C o m f o r t e r ( s c u l p t o r ) 

4 . S t o n e f l o w e r B o u t i q u e ( c u s t o m d r e s s m a k i n g ) 

5 . V e r o n i c a ' s F l o w e r s ( f l o r i s t ) 

1 0 4 4 - E u r o p e a n N e w s a n d I m p o r t H o u s e 

1 0 4 9 - 5 1 - T o p T o y . C e n t r e 

1 0 5 2 - C E B A E x p o r t a n d I m p o r t C o . L t d . 

1 0 6 0 - L e P a p i l l o n B o u t i q u e ( l a d i e s ' w e a r ) 

S c h n i t z e l H o u s e R e s t a u r a n t ( t a k e - o u t f o o d s ) 

1 0 6 2 - N o r d i c I m p o r t ( g i f t s ) 

1 0 6 6 - O l d C o u n t r y B a k e r y 

1 0 6 7 - A u t h e n t i c E s k i m o C a r v i n g 

1 0 6 8 - C a p t a i n ' s C a f e 

1 0 9 2 - T h r e e G r a c e s ( j e w e l l e r y ) 

1 0 9 7 - W h a l e ' s T a l e G i f t S h o p p e 

1 1 0 4 - R o b s o n E m p o r i u m T h e ( g i f t ) 

1 1 1 5 - T e p e e S p o r t i n g G o o d s L t d . 

1 1 2 1 - M o l l e y ' s S p i c e S h o p L t d . 

1 1 2 4 - P o r t s o f C a l l ( a n t i q u e s a n d g i f t s ) 

1 1 2 7 - S w i s s H e r b a l R e m e d i e s 

1 1 2 8 - S a s h a L t d . ( c h i l d r e n ' s w e a r ) 
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Figure 4.1. Businesses compatible with Robson 
Street character 
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1 1 6 

1 1 2 9 - H a n s e n ' s T o y s a n d A r t S u p p l i e s 

1 1 3 4 - R o b s o n B o u t i q u e ( s h o e s ) 

1 1 3 9 C - H e i d e l b e r g R e s t a u r a n t 

1 1 4 0 - S u n ' s P l a c e ( c r a f t s ) 

1 1 4 1 - L e C o u s C o u s ( r e s t a u r a n t ) 

1 1 7 4 - C o n t i n e n t a l T a i l o r s a n d M e n ' s W e a r 

1 1 8 4 - R o b s o n G o u r m e t D e l i c a t e s s e n 

T h e b u s i n e s s c a t e g o r y c h a n g e i n t h e s t u d y a r e a i s a. 

c o n t i n u i n g p r o c e s s a n d i t i s i n e v i t a b l e . I t h a s b e e n s h o w n 

t h a t w h i l e s o m e c a t e g o r i e s o f b u s i n e s s e s a r e d i m i n i s h i n g o r 

d i s a p p e a r i n g o t h e r s a r e g r o w i n g a n d i n c r e a s i n g i n n u m b e r . 

T h o s e b u s i n e s s t y p e s i n c r e a s i n g i n n u m b e r s d i d n o t 

n e c e s s a r i l y d o s o b e c a u s e o f a g r o w i n g d e m a n d , b u t r a t h e r , 

b e c a u s e o f o t h e r e x t e r n a l f o r c e s . I f t h i s u n h e a l t h y t r e n d i s 

t o c o n t i n u e t h e a r e a w i l l g r a d u a l l y l o s e i t s a t t r a c t i o n a n d 

t h e b u s i n e s s i n t h e w h o l e w i l l b e a f f e c t e d n e g a t i v e l y . 

4 . 3 . R e t a i l S a l e s V o l u m e 

R e t a i l s a l e s v o l u m e i n s h o p p i n g g o o d s h a s b e e n 

w i d e l y u s e d a s a n e c o n o m i c b a r o m e t e r o f t h e h e a l t h o f t h e 

C B D . 1 3 

P r o u d f o o t , i n h i s s t u d y o f " C i t y R e t a i l S t r u c t u r e " , 

n o t e d i n 1 9 3 7 t h a t : 

T h e c e n t r a l b u s i n e s s d i s t r i c t r e p r e s e n t s t h e r e t a i l 
h e a r t o f e a c h c i t y . . .. . H e r e , i n d i v i d u a l l y a n d 
c o l l e c t i v e l y , r e t a i l s t o r e s d o a g r e a t e r v o l u m e o f . 



1 1 7 

b u s i n e s s p e r u n i t a r e a t h a n e l s e w h e r e w i t h i n t h e 

c i t y . 1 4 

A s . m o r e r e c e n t t r e n d s i n r e t a i l i n g h a v e p r e v a i l e d 

s i n c e t h e n , P r o u d f o o t p o i n t e d o u t t h a t , 

I t i s a c o m m o n m i s c o n c e p t i o n t h a t t h e m a j o r i t y o f 
r e t a i l t r a d e i s d o n e i n t h e c e n t r a l d i s t r i c t . ^ 5 

T h e r e t a i l t r a d e f u n c t i o n o f d o w n t o w n , i t s 

s i g n i f i c a n c e a n d m a r k e t s h a v e b e e n d i s c u s s e d i n C h a p t e r I I . 

T h e s u r v e y w a s c o n d u c t e d f r o m D e c e m b e r 1 0 , 1 9 7 5 t o 

J a n u a r y 1 0 , 1 9 7 6 . Q u e s t i o n n a i r e s w e r e d i s t r i b u t e d t o 1 0 4 o u t 

o f 1 1 3 b u s i n e s s f i r m s a n d r e s p o n s e w a s o b t a i n e d f r o m 4 5 

( 3 9 . 8 2 p e r c e n t ) , w h i l e t h e r e m a i n i n g p o r t i o n e i t h e r d e c l i n e d 

t o r e s p o n d o r g a v e a n s w e r s a n d c o m m e n t s o r a l l y . A l i s t o f 

t h e n a m e s o f t h e b u s i n e s s f i r m s i n t h e s t u d y a r e a t o g e t h e r 

w i t h a n i n d i c a t i o n o f w h i c h o f t h e m c o n t r i b u t e d t o t h e s t u d y 

b y a n s w e r i n g t h e q u e s t i o n n a i r e i s i n c l u d e d i n A p p e n d i x B . 

T h e r e s p o n s e r a t e o f 3 9 . 8 2 p e r c e n t w a s l o w e r t h a n 

e x p e c t e d d u e t o t h e t i m e o f y e a r t h e s u r v e y w a s c o n d u c t e d , 

a n d t h e l e n g t h o f t h e q u e s t i o n n a i r e . T h e w r i t e r c a l l e d a t 

e a c h l o c a t i o n e v e r y d a y u n t i l t h e f o r m w a s r e t u r n e d . M o s t o f 

t h e m e r c h a n t s a r e . g e n e r a l l y u n w i l l i n g t o c o - o p e r a t e w i t h 

s t u d e n t s . T h e s e m e r c h a n t s h a v e b e e n a p p r o a c h e d b y d i f f e r e n t 

g r o u p s f o r i n f o r m a t i o n f o r d i f f e r e n t s t u d i e s a n d p r o j e c t s 

a n d t h e y h a v e b e c o m e h o s t i l e t o w a r d f u r t h e r r e q u e s t s . M o r e 

o v e r , t h e y f e e l b i t t e r a n d d i s a p p o i n t e d a s t h e y s e e t h e a r e a 

d e c l i n i n g a n d n o a c t i o n o r r e s u l t s o f a n y k i n d . 

T h e r e s p o n s e t o t h e " O p e r a t i n g a n d F i n a n c i a l 



1 1 8 

I n f o r m a t i o n " s e c t i o n o f t h e q u e s t i o n n a i r e w a s e v e n s m a l l e r 

t h a n t h e a b o v e - m e n t i o n e d f i g u r e . T h i s w a s d u e t o t h e f a c t 

t h a t s o m e o f t h e m e r c h a n t s e n c o u n t e r e d w e r e v e r y s e n s i t i v e 

a b o u t t h e i r f i n a n c i a l a n d o p e r a t i n g s t a t i s t i c s . M o s t w e r e 

u n w i l l i n g t o r e l e a s e a n y i n f o r m a t i o n n o m a t t e r h o w 

i n s i g n i f i c a n t i t w a s . L e s s t h a n h a l f t h e r e s p o n d e n t s 

a n s w e r e d a l l t h e q u e s t i o n s i n t h e " O p e r a t i n g a n d F i n a n c i a l 

I n f o r m a t i o n " s e c t i o n s o f t h e q u e s t i o n n a i r e , a n d l e s s t h a n 

o n e q u a r t e r o f t h e r e s p o n d e n t s a n s w e r e d o n l y p a r t s o f i t . 

T h e q u e s t i o n a s k e d r e g a r d i n g t h e r e t a i l s a l e s 

v o l u m e w a s a s f o l l o w s : 

W h a t i s t h e p e r c e n t a g e o f t h e i n c r e a s e o r d e c r e a s e i n 
y o u r s a l e s v o l u m e i n t h e p a s t f i v e y e a r s o r s i n c e y o u 
m o v e d i n , i f l e s s t h a n f i v e y e a r s a g o ? 
(+.. f o r i n c r e a s e , a n d - f o r d e c r e a s e ) 

% o v e r f i v e y e a r s a g o . 

% o v e r y e a r s a g o . 

T A B L E I V V C H A N G E I N S A L E S V O L U M E 
O V E R T H E P A S T 5 Y E A R S 

No answer 
0 - 1 0 0 % 

I n c r e a s e 
More t h a n 

100% i n c r e a s e T o t a l 

104 7 2 113 
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T A B L E I V V I C H A N G E I N S A L E S V O L U M E S I N C E 
M O V I N G ( L E S S T H A N 5 Y E A R S ) 

No answer 
- 1 0 0 % t o - 0 % 

D e c r e a s e 
0 - 1 0 0 % 

I n c r e a s e T o t a l 

100 4 9 113 

A l t h o u g h t h e r e s p o n s e w a s v e r y s m a l l , i t c a n b e 

s e e n f r o m t h e p r e v i o u s t a b l e s t h a t t h e c a t e g o r y o f t h o s e w h o 

s u f f e r e d a d e c r e a s e i n s a l e s v o l u m e d i d n o t a p p e a r a m o n g 

t h o s e w h o h a v e b e e n i n t h e a r e a 5 y e a r s o r l o n g e r . T h i s m a y 

s u g g e s t a c o r r e l a t i o n b e t w e e n t h e . s a l e s v o l u m e a n d t h e l e n g t h 

o f s t a y i n t h e a r e a . A l s o , t h e i n c r e a s e i n s a l e s v o l u m e d o e s 

n o t n e c e s s a r i l y m e a n a n i n c r e a s e i n t h e m e r c h a n t s ' p r o f i t a s 

i t m a y b e a n i n c r e a s e i n p r i c e s d u e t o r i s i n g p r o d u c t i o n 

c o s t s . 

I n g e n e r a l , i t c a n b e s t a t e d t h a t t h o s e w h o h a v e a t 

l e a s t d o u b l e d t h e i r s a l e s v o l u m e o v e r t h e p a s t 5 y e a r s a r e 

f e w e r t h a n t h o s e w h o h a v e n o t r e a l i z e d s u c h a n i n c r e a s e . 

M o r e o v e r , a m o n g t h o s e w h o h a v e b e e n i n t h e a r e a f o r l e s s t h a n 

f i v e y e a r s , t h e f i r s t c a t e g o r y i s n o n - e x i s t e n t . 

4 . 4 . D a y t i m e P o p u l a t i o n 

D e f i n i t i o n : 

F o r a n y g i v e n s t a n d a r d l o c a t i o n t h e d a y t i m e p o p u l a 
t i o n a t t h e s e l e c t e d h o u r r e p r e s e n t s t h e ' s u m o f t h e 
n u m b e r o f p e r s o n s p h y s i c a l l y p r e s e n t i n t h e a r e a , 



1 2 0 

w o r k i n g , a t t e n d i n g s c h o o l , s h o p p i n g , c o n d u c t i n g 
p e r s o n a l b u s i n e s s , e n r o u t e f r o m o n e p l a c e t o a n o t h e r , 
o r e n g a g i n g i n o t h e r a c t i v i t i e s a w a y f r o m t h e i r 
h o m e s , a n d t h e n u m b e r o f r e s i d e n t p e r s o n s r e m a i n i n g 
a t h o m e i n t h e l o c a t i o n . 1 6 

T h e c o n c e n t r a t i o n o f d a y t i m e p o p u l a t i o n i s 

e s s e n t i a l l y t h e f o r c e w h i c h v i t a l i z e s t h e C B D a n d g i v e s 

m e a n i n g t o t h e c e n t r a l i z a t i o n o f f u n c t i o n s a n d t h e i n t e n s i t y 

o f l a n d u s e i n t h e d o w n t o w n a r e a . 1 7 

A s i t w a s i m p o s s i b l e f o r t h e w r i t e r t o o b t a i n d a y 

t i m e p o p u l a t i o n f i g u r e s f o r t h e s t u d y a r e a , p e d e s t r i a n c o u n t s 

a n d n u m b e r o f c u s t o m e r s a n d e m p l o y e e s i n t h e s t u d y a r e a w e r e 

t h o u g h t t o b e a d e q u a t e i n d i c a t o r s o f t h e a t t r a c t i v e n e s s o f 

t h e a r e a t o t h e p e o p l e . P e d e s t r i a n s w e r e c o n s i d e r e d a s " a 

k i n d o f i n d e x t o t h o s e p e r s o n s i n t h e a r e a m a i n l y f o r o t h e r 

t h a n e m p l o y m e n t o r r e s i d e n c e p u r p o s e s " . 1 8 P e d e s t r i a n c o u n t s 

f o r t h e s t u d y a r e a a s w e l l a s f o r o t h e r d o w n t o w n s t r e e t s o n 

d i f f e r e n t d a y s o f F e b r u a r y a n d M a r c h , 1 9 7 3 w e r e o b t a i n e d f r o m 

t h e V a n c o u v e r C i t y E n g i n e e r i n g D e p a r t m e n t . A l s o , t h r e e 

q u e s t i o n s w e r e i n c l u d e d i n t h e q u e s t i o n n a i r e r e g a r d i n g 

c u s t o m e r s p e r w e e k - d a y , c u s t o m e r s p e r S a t u r d a y , a n d t h e 

n u m b e r o f f u l l a n d p a r t - t i m e e m p l o y e e s . 

F r o m T a b l e I V V I I i t i s e v i d e n t t h a t t h e s o u t h s i d e 

o f t h e 1 0 0 0 b l o c k R o b s o n S t r e e t a t t r a c t s m o r e p e d e s t r i a n 

t r a f f i c t h a n t h e n o r t h s i d e ( t h e s u n n y s i d e ) . A l s o , m o r e 

p e o p l e a r e a t t r a c t e d t o t h e 1 0 0 0 b l o c k t h a n t o t h e 1 1 0 0 

b l o c k . T h i s i s d u e t o t h e f a c t t h a t t h e 1 0 0 0 b l o c k i n 

g e n e r a l m a i n t a i n s a s t r o n g e r c h a r a c t e r t h a n d o e s t h e 1 1 0 0 



TABLE IV VII PEDESTRIAN COUNT MID-BLOCK 1000 AND 1100 ROBSON 
DATE: FRIDAY, MARCH 2 , 1973 

Bl ock 2 p .m. 3 p .m. 4 p.m. 6 p .m. 7 p .m. 8 p .m. 9 p .m. 

1000 N o r t h 

1000 South 

744 

900 

732 

1136 

857 

1256 

524 

793 

476 

767 

508 ; 

625 

491. 

689 

4332 

6166 10498 

1100 Nor th 

1100 South 

514 

820 

524 

731 

89 2 

1260 

323 

589 

324 

445 

388 

366 

372 

221 

3337 

4432 7769 

2978 3123 3265 2229 2012 1887 1773 1 8267 

S o u r c e : Vancouver C i t y E n g i n e e r i n g Depa r tm en t . 



1 2 2 

block, which i s closer to the hotel area on Robson. In 

addition, the north side of the 1 1 0 0 block has been almost 

completely r e b u i l t i n the l a s t ten years, leaving the south 

side with a much stronger character. 

Table IV VTII shows the number of pedestrians i n the 

study area on d i f f e r e n t days of the week. Although most of 

the respondents to the questionnaire reported having more 

customers on Saturdays than i n any week-day, the pedestrian 

counts reveal j u s t the opposite. The explanation for t h i s 

seeming contradiction could be that the higher pedestrian 

counts on week-days are due to the presence of the downtown 

employee population and people passing through, most of whom 

do not nec e s s a r i l y shop i n the study area. On Saturdays the 

picture i s s l i g h t l y d i f f e r e n t : the people i n the area are 

fewer i n number although a greater proportion of them are 

there to shop. 

TABLE IV VIII PEDESTRIAN COUNTS MID BLOCK 1 0 0 0 ROBSON 

B l o c k 
F r i day 

Feb . 9 , ' 7 3 
S a t u r d a y 

M a r . 1 7 , ' 7 3 
Sunday 

M a r . 1 8 , ' 7 3 
Monday 

F e b . 1 3 , ' 7 3 

1000 Nor th 

1000 South 

4895 

7549 

4413 

6690 

1603 

2056 

5751 

7978 

12444 11103 3659 1 3729 
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T A B L E I V I X C U S T O M E R S O N W E E K D A Y S 
V E R S U S C U S T O M E R S O N S A T U R D A Y S 

No answer 0 - 4 9 
Cus 

5 0 - 1 9 9 
tomers 

More t h a n 200 

No answer 75 0 0 0 75 

0 - 4 9 
to 

0 7 6 0 13 

| 5 0 - 1 9 9 0 2 10 3 1 5 

£ 200 o r 
^ more 0 0 0 10 10 

75 9 16 13 113 

F r o m t h e q u e s t i o n n a i r e , t h e r e s p o n d e n t f i r m s ( 4 5 ) 

e m p l o y a m i n i m u m o f 1 3 0 r e g u l a r e m p l o y e e s a n d 6 0 p a r t - t i m e 

e m p l o y e e s . 

M a p 4 . 2 . a s w e l l a s t h e a b o v e t a b l e s s u p p o r t t h e 

c o n t e n t i o n t h a t t h e r e i s a s i g n i f i c a n t d a y t i m e p o p u l a t i o n , i n 

= t h e s t u d y a r e a . H o w e v e r , m a n y f a c t o r s h a v e c h a n g e d s i n c e 

t h e p e d e s t r i a n c o u n t s w e r e m a d e , s u c h a s t h e R o b s o n S t r e e t 

c l o s u r e a t H o w e a n d H o r n b y , t h e c o m p l e t i o n o f G r a n v i l l e 

S t r e e t a n d P a c i f i c C e n t r e M a l l s a n d t h e d e c l i n e o f t h e s t u d y 

a r e a i n g e n e r a l . E v e n i f m o r e r e c e n t c o u n t s w e r e a v a i l a b l e 

i t w o u l d b e d i f f i c u l t t o i s o l a t e t h e a c t u a l r e a s o n s f o r 

c h a n g e , i f a n y , i n t h e d a y t i m e p o p u l a t i o n . 

L i t t l e c a n b e s a i d a b o u t t h e f u t u r e t r e n d o f t h e 

t o t a l d a y t i m e p o p u l a t i o n o f t h e a r e a . H o w e v e r , i t i s f e l t 

t h a t s e v e r a l f o r c e s a r e c a u s i n g n e g a t i v e e f f e c t s o n t h e a r e a ' s 
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TABLE IV X PEDESTRIAN COUNTS IN DIFFERENT 
DOWNTOWN STREETS (1973) 

S i de 
Hundred 

b l ock S t r e e t 
Mi n i mum 
per h r . 

Maxi mum 
per h r . 

T o t a l 
1 0 - 6 

S i dewalk 
wi dth 

E 700 B u r r a r d 431 1058 5506 1 7 ' 

W 700 B u r r a r d 231 1077 4968 18 ' 

E 800 B u r r a r d 114 226 1057 1 7 ' 

W 800 B u r r a r d 228 547 2478 1 7 ' 

E 700 G r a n v i 1 l e 982 2017 11140 1 7 ' 

W 700 G r a n v i 1 1 e 449 9 64 4608 1 5 ' 

E 800 G r a n v i 1 1 e 466 840 4868 1 3 ' 

W 800 G r a n v i 1 1 e 670 1053 5679 14 ' 

N 1000 Robson 442 1 345 5971 1 5 ' 

S 1000 Robson 467 1335 7061 11 1 

N 1100 Robson 183 643 3094 1 5 ' 

S 1100 Robson 374 955 5050 11 ' 

N 1000 G e o r g i a 390 1190 4796 1 8 ' 

S 1000 G e o r g i a 283 812 3316 1 9 ' 

N 1100 G e o r g i a 2 6 5 : 469 2309 1 8 ' 

S 1100 Georg i a 119 439 1616 19 ' 

N 600 .. Robson - 265 720 . 3456 12 1 

S 600 Robson 171 340 1 709 12 ' 

N 700 Robson 233 429 2071 6 ' 

s 700 Robson 257 460 2491 1 3 ' 

N 800 Robson 575 1 334 6368 10 1 

s 800 Robson 232 663 3333 1 5 ' 

N . 900 Robson 433 1 269 5838 1 0 ' 

s 900 Robson 253 871 4129 9 ' 
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v i t a l i t y . Such factors are: competition from other 

commercial areas, physical pedestrian obstacles (street 

closure). One of the i n t e r n a l forces acting negatively i s 

business s h i f t s . The number of customers at t r a c t e d by 

d i f f e r e n t businesses varies widely, and i f those businesses 

a t t r a c t i n g great numbers of customers move out and are 

replaced by those that a t t r a c t fewer customers, then the 

r e s u l t w i l l be l e s s customer a t t r a c t i o n f o r the area as a 

whole. The following tables support the above notion. 

TABLE IV XI NUMBER OF CUSTOMERS PER WEEKDAY 

No answer 0 - 4 9 5 0 - 1 9 9 200 o r more 

75 13 15 10 113 
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TABLE IV XII BUSINESS CATEGORY VERSUS 
NUMBER OF CUSTOMERS PER WEEKDAY 

B u s i n e s s C a t e g o r y 

N
o 

a
n

sw
e

r 

CTl 

O 

5
0

-1
9

9 

2
0

0 
o

r 
m

or
e 

1 Food s t o r e s 11 0 1 4 16 
2 E a t i n g and d r i n k i n g p l a c e s 10 0 0 2 12 
3 G e n e r a l m e r c h a n d i s e 3 1 0 1 5 
4 A p p a r e l , a c c e s s o r i e s s t o r e s 15 4 2 0 21 
5 Drug s t o r e s 1 0 0 1 2 
6 O t h e r r e t a i l s t o r e s 26 4 9 0 39 
7 E s t a b l i s h m e n t s o f f e r i n g p e r s o n a l 

and r e p a i r s e r v i c e s p r i m a r i l y 
to c u s t o m e r s 10 1 1 1 13 

8 G a s o l i n e s e r v i c e s s t a t i o n s 1 0 0 0 1 
9 Rea l e s t a t e , f i n a n c e and 

i n s u r a n c e 1 0 0 1 1 
10 Commerc ia l p a r k i n g use 1 0 0 0 1 
11 P u b l i c b u i l d i n g s 1 0 0 0 1 

80 10 13 10 113 



TABLE IV X I I I CUSTOMERS PER WEEKDAY VS. 
NUMBER OF YEARS ON ROBSON 

No answer 
Less than 

10 y e a r s 
10 y e a r s 

o r more 

No answer 70 3 1 74 

0 - 4 9 0 9 4 13 

5 0 - 1 9 9 0 12 3 15 

200 o r more 0 4 7 11 

70 28 15 113 

TABLE IV XIV CUSTOMERS PER WEEKDAY 
VS. "MOVING THOUGHT" 

No answer Yes No 

No answer 70* 2 2 74 

0 - 4 9 0 6 7 13 

5 0 - 1 9 9 1 6 8 15 

200 o r more 2 5 4 11 

73 19 21 113 
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4 . 5 . L a n d V a l u e s 

I n h i s c l a s s i c s t u d y o f l a n d v a l u e s i n C h i c a g o , 

H o y t o b s e r v e d t h a t 

E x c e p t i n c a s e s w h e r e u r b a n l a n d i s u s e d f o r s i g n 
b o a r d s o r p a r k i n g s p a c e , a n i n c o m e c a n b e d e r i v e d 
f r o m a n u r b a n s i t e o n l y b y e r e c t i n g a b u i l d i n g u p o n 
i t . T h e r e f o r e i t f o l l o w s t h a t a c l o s e r e l a t i o n s h i p 
m a y b e e x p e c t e d t o e x i s t b e t w e e n t h e p h y s i c a l 
g r o w t h o f a c i t y a n d c h a n g e s i n i t s l a n d v a l u e s . 

H e a l s o n o t e d t h a t 

W h i l e t h e r e w a s a s t e a d y r i s e i n C B D ' s l a n d v a l u e s , 
p e r c e n t a g e w i s e C B D v a l u e s f l u c t u a t e d a c c o r d i n g t o 
t h e p r e v a i l i n g c e n t r i f u g a l a n d c e n t r a l i z i n g f o r c e s . 

H o y t a t t r i b u t e d t h e r e l a t i v e s h i f t i n l a n d v a l u e s i n t h e 

1 9 2 0 ' s t o 

T h e r i s e o f t h e o u t l y i n g n e i g h b o u r h o o d c e n t e r s a n d 
t h e s h i f t o f p o p u l a t i o n o u t w a r d . . . , 1 9 

T h e h i g h e s t l a n d v a l u e d o w n t o w n i s u s u a l l y t h e 

m i d d l e o f t h e c e n t r a l s h o p p i n g d i s t r i c t . H o w e v e r , H u r d 

n o t e d t h a t i n N e w Y o r k C i t y , t h e f i n a n c i a l c e n t r e o f t h e 

U . S . A . , t h e r e w a s a n e x c e p t i o n i n t h a t i t s f i n a n c i a l l a n d 

w a s m o r e v a l u a b l e t h a n i t s s h o p p i n g l a n d . 2 0 

I n h i s s t u d y o f M i n n e a p o l i s C B D , S c h m i d n o t e d t h a t 

T h e m a i n r e t a i l s e c t i o n i n v a r i a b l y c o i n c i d e s w i t h t h e 
p o i n t o f h i g h e s t l a n d v a l u e s , w h e r e a s s u c h s e r v i c e s 
a s a r e r e p r e s e n t e d b y h o t e l s , b a n k s , t h e a t r e s , w a r e 
h o u s e s , c h u r c h e s , a n d s c h o o l s a r e l o c a t e d o n s i t e s o f 
r e l a t i v e l y l e s s v a l u e i n c o n s i s t e n t p a t t e r n f o r e a c h 
p e r i o d . 2 1 
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S e v e r a l s t u d i e s i n o t h e r a r e a s h a v e r e c o n f i r m e d t h e 

r e s u l t s t h a t t h e h i g h e s t l a n d v a l u e s w i t h i n C B D ' s w a s i n t h e 

r e t a i l s h o p p i n g c e n t r e l o c a t e d a t t h e c h i e f c o n v e r g i n g p o i n t 

o f p e d e s t r i a n t r a f f i c . W i t h i n t h i s h i g h e s t l a n d v a l u e a r e a , 

d e p a r t m e n t s t o r e s , l a d i e s ' w e a r s h o p s , f i v e a n d t e n c e n t 

s t o r e s , a n d s p e c i a l t y s t o r e s w e r e t h e p r e d o m i n a t i n g g r o u n d 

f l o o r u s e s . 2 2 

A n o t h e r a p p r o a c h i n t h e s t u d y o f l a n d v a l u e s a s 

r e f l e c t i n g c h a n g e s i n t h e C B D i s t h r o u g h a n a l y s i s o f a s s e s s e d 

v a l u e s . W h e n H o y t c o m p a r e d l a n d v a l u e s d e t e r m i n e d f r o m s a l e s 

a n d a p p r a i s a l s w i t h a s s e s s e d l a n d v a l u e s h e o b s e r v e d t h a t 

T h e e a s i l y a c c e s s i b l e l a n d v a l u a t i o n s o f t a x a s s e s s o r s 
t h a t a r e s o f r e q u e n t l y u s e d i n m o s t c a s e s . . . d o n o t 
a d e q u a t e l y s h o w t h e c o u r s e o f r e a l e s t a t e m a r k e t a s 
i n d i c a t e d o f b y a c t u a l s a l e s . 2 3 

S i m i l a r l y , W e n d t o b s e r v e d t h a t 

a s s e s s e d l a n d v a l u e s i n S a n F r a n s i s c o r e m a i n e d s t a b l e 
o v e r t h e p e r i o d f r o m 1 9 2 5 t o 1 9 5 0 , a p e r i o d i n w h i c h 
m a r k e t s a l e s p r i c e s f l u c t u a t e d w i d e l y . 2 1 * 

I n s p i t e o f t h e s e r e s e r v a t i o n s o n a s s e s s e d l a n d 

v a l u e s , i t w a s t h e o n l y d a t a a v a i l a b l e i n t h e s t u d y o f l a n d 

v a l u e s i n t h e s t u d y a r e a . 

T a b l e I V X V g i v e s t h e a s s e s s e d l a n d v a l u e s i n t h e 

s t u d y a r e a ( 1 9 7 4 ) a s w e l l a s t h e b u i l d i n g v a l u e t o t h e l a n d 

v a l u e r a t i o . T h i s c o m p a r i s o n p r o v e s t h a t t h e b u i l d i n g s i n 

t h e v a l u a b l e s t u d y a r e a a r e o b s o l e t e a n d c a n n o t a c c o m m o d a t e 

m o d e r n b u s i n e s s n e e d s w h i c h p l a c e s h e a v i e r p r e s s u r e s f o r r e 

n e w a l . 
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TABLE IV XV 

A s s e s s e d l a n d and B u i l d i n g v a l u e 
Address improvement v a l u e to l a n d v a l u e % 

1000 - 1008 2 6 8 , 6 T 0 24% 

1012 - 1018 361 ,225 4% 

1022 - 1024 1 6 4 , 5 4 1 8% 

1028 - 1032 1 7 5 , 2 4 1 15% 

1034 - 1042 311 ,006 2% 

1044 - 1046 1 6 9 , 9 4 1 12% 

1048 - 1052 169 ,141 11% 

1054 - 1060 3 5 2 , 7 2 6 16% 

1062 - 1070 331 ,226 9% 

1080 - 1086 331 ,726 9% 

1090 - 1098 393 ,1 19 12% 

1001 - 1017 481 ,400 11% 

1023 - 1041 1 , 0 9 8 , 6 4 3 34% 

1045 - 1053 2 9 3 , 5 4 8 7% 

1067 - 1075 2 9 3 , 5 4 8 7% 

1089 - 1099 689 , 9 5 3 15% 

1100 - 1108 583 ,231 30% 

1110 1 1 4 , 2 9 6 11% 

1112 - 1116 1 1 3 , 6 0 8 16% 

1118 - 1120 1 2 4 , 9 6 4 22% 

1122 - 1124 1 1 7 , 4 6 3 33% 

1126 - 1132 1 7 3 , 0 9 2 26% 

1134 - 1140 1 2 3 , 7 6 8 22% 

1142 122 ,296 2 3% 

1144 - 1148 9 7 , 7 8 9 ( l a n d o n l y ) -
1150 96 ,319 (1 and o n l y ) -
1 160 2 9 8 , 8 1 7 5 7% 

1164 1 7 4 , 9 7 2 87% 

1170 106 ,634 16%/ 

1172 - 1180 1 9 2 , 1 5 1 6% 



TABLE IV XV ( C o n t i n u e d ) 

A d d r e s s 
A s s e s s e d l a n d and 
improvement v a l u e 

B u i l d i n g v a l u e 
t o l a n d v a l u e % 

1182 - 1194 2 3 3 , 3 7 6 14% 

1101 2 0 4 , 0 1 3 52% 
1109 • - 1111 8 3 , 4 2 5 24% 
1115 • - 1119 115 , 5 2 8 19% 
1121 -- 1139 5 9 3 , 7 9 2 24% 
1141 -• 1143 1 1 1 , 2 4 9 18% 
1145 - 1155 1 , 6 2 5 ,492 500% 
1163 - 1165 185 ,025 2% 

1195 5 6 6 , 3 8 4 15% 

S o u r c e : A s s e s s o r s O f f i c e , V a n c o u v e r C i t y H a l l 
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In the l a s t 50 years land values have fluctuated 
widely as shown i n Table IV XVI. 

TABLE IV XVI 

Address Y e a r 
P r i ce 

$ Year 
P r i ce 

$ 
I n c r e a s e 

$ 
% o f 

I n c r e a s e 

1012 - 1018 1945 4 2 , 0 0 0 1974 361 , 2 2 5 319 , 2 2 5 760% 

1142 1941 5 , 0 0 0 1974 122 ,296 1 1 7 , 2 9 6 2 3 4 5 . 9 2 % 

1182 - 1194 1941 4 , 5 0 0 1974 233 , 3 8 8 2 2 8 , 8 8 8 5 0 8 6 . 4 % 

Map 4 . 3 . and 4 . 4 . show the assessed land value i n 

the study area as compared with the assessed land value i n 

downtown Vancouver, and the improvement value as a percent

age of the assessed land value. 

Data on leasing and rentals o f f e r another t o o l i n 

the land-value approach to measuring CBD v i t a l i t y . Williams-

Olson developed a method for constructing a shop-rent index 

for Stockholm. The shop-rent index i s computed by adding the 

shop rents of a stre e t frontage and d i v i d i n g the t o t a l by the 

length of the frontage. The highest shop-rent indices were 

found at c e n t r a l l y located street i n t e r s e c t i o n s . The streets 

with the highest indices coincided with s t r e e t s of highest 

pedestrian t r a f f i c . Only one stre e t with heavy vehicular 

t r a f f i c was at the same time a good shopping s t r e e t , 

although not among the b e s t . 2 5 
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Rental data was found to be the key t o o l i n 

determining the land use pattern i n c o r r e l a t i o n with the 

price of land. Variations i n land values and e s p e c i a l l y 

where correlated with differences i n rents o f f e r perhaps the 

best single measure of mobility, and so of a l l the changes 

taking place i n the expansion and growth of the c i t y . 

However, i n the study area i t was not possible to use t h i s 

t o o l as no complete set of re n t a l data could be obtained. 

The f a c t that the "valuable" land of the study area 

has not been used to i t s f u l l p o t e n t i a l i s placing i t under 

heavy pressure for redevelopment. In order f o r the land

owners to get the maximum possible p r o f i t from t h e i r land 

they w i l l opt for large-scale development. Samples of such 

concepts have been discussed i n Chapter I I I , "Proposals". 

4.6. Other Problems and Threats 

The problems of the study area have been discussed 

at length i n Chapter III under-"Problems and Issues".- How

ever, the response to the questionnaire helped to emphasize 

the magnitude of some of these problems. 

4.6.a. Loss of Character 

One factor which helps define the area's character 

i s the unique products offered by merchants of c e r t a i n ethnic 

backgrounds; a reduction of such merchandise on the street 

would be detrimental to the area's character. In the 1960's, 
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the majority of businessmen i n the study area were German and 

f i f t y percent of the shoppers were German as we l l . R e t a i l 

outlets were geared accordingly. Table IV XVI shows c l e a r l y 

that Germans and Europeans no longer make up the major 

proportion of Robson Street merchants. In addition, many 

incompatible businesses, p a r t i c u l a r l y jewellery and g i f t 

shops, can now be found on the st r e e t . Thus, the area's 

character has been s u b s t a n t i a l l y damaged. 

TABLE IV XVI MERCHANTS' COUNTRIES OF ORIGIN 

No Answer Canada Europe Germany 
Uganda 

Kenya . Chinese Other 

22 33 24 6 10 13 5 113 

Germans: 5.30% 

Germans and Europeans: 26.55% 

Not compatible with the area's character: 5 3.9 8% 

4.6.b. Reasons Behind "Moving Thought" 

As has been discussed previously i n t h i s chapter, a 

substantial proportion of the respondents had "the moving 

thought" i n mind. Most of those who were thinking about 

moving ( f i f t e e n percent) a t t r i b u t e d the thought to one or 

more of the following reasons: 

- the need f o r more space (for less r e n t ) . 



137 

- d i s l i k e o f change i n the are a (such as new b u s i n e s s 
es moving i n ) . 

- i n c r e a s i n g taxes and r e n t s . 

- d e c l i n e i n s a l e s volume ( f o r v a r i o u s r e a s o n s ) . 

4.6.C. Owner-Merchant Versus Tenant-Merchant 

I t was d i s c o v e r e d t h a t most of the respondent 

merchants i n the area r e n t t h e i r premises r a t h e r than owning 

them, as shown i n Table IV XVII: 

TABLE IV XVII OWNER-MERCHANT VERSUS TENANT-MERCHANT 

No Answer Own Rent 

71 3 39 

T h i s t r e n d p l a c e s a d d i t i o n a l p r e s s u r e s on b u s i n e s s o p e r a t o r s 

as l a n d l o r d s t r y t o achieve the highest, r e t u r n s from t h e i r 

premises. Asked about the l e a s e terms, the merchants 

i n d i c a t e d t h a t most of them f e e l anxious about t h e i r f u t u r e 

i n the are a because they are not o f f e r e d secure l e a s e terms. 

TABLE IV XVIII LEASE TERMS 

No Answer No Lease 1-3 Years More than 3 Years 

78 7 24 4 113 
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4.6.d. 

During the process of d i s t r i b u t i n g and c o l l e c t i n g 

the questionnaires, most of the respondents expressed 

anxiety over the rapid increase i n rents. The fac t that most 

of the respondents were not making enough p r o f i t to balance 

the rent increases made the problem worse. 

4.6. e. Lack of Improvement i n the Area 

Another unhealthy sign i n the area i s that the 

majority of the respondents have never made any improvements 

to t h e i r l o t , block, or s t r e e t . The reason behind t h i s f a c t 

can be one of several, such as i n s e c u r i t y of merchants, 

f i n a n c i a l i n a b i l i t y , lack of f e e l i n g that they belong to the 

area. Tabulated responses can be found i n Appendix F. 

4.7. Attitudes Towards the Area , 

The attitudes of the business operators were 

thought to be of great s i g n i f i c a n c e as they w i l l have an 

impact on the future of the area. Merchants' attitudes to

wards a number of issues such as the type of change they 

would l i k e to see, i f any, as well as t h e i r l i k e s and 

d i s l i k e s , were questioned. 

4.7.a. Attitudes Towards Change 

Asked whether they would l i k e to see change taking 

place i n the study area, 14.29 per cent said yes, and 6.67 



TABLE IV XIX PERCENTAGE OF RENT INCREASE 

No Answer 0%-39% . 40%-99%. 100% or more 

86 10 10 7 113 
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percent said no, while 18.10 percent said " i t depends on the 

change", and 60.95 percent gave no answer. Most of the 

respondents thought that change would do the area good and 

agreed to change with or without reservations. 

Asked about what kind of change they would l i k e to 

see take place i n the area, the majority favored one or more 

of the following: 

- greenery, wider sidewalks, common awnings covering 
a l l store fronts. 

- renovation of e x i s t i n g b u i l d i n g s . 

- provision of larger stores, new b u i l d i n g s , low 
rents and longer leases. 

- re-emphasis of the European element (small 
s p e c i a l t y stores, unique merchandise, personalized 
s e r v i c e ) . 

4.7.b. Likes and D i s l i k e s 

The responses to the l i k e s and d i s l i k e s of several 

aspects of the study area are tabulated i n Table IV XXII. 

Most of the reasons behind the l i k e s and d i s l i k e s have been 

discussed previously. The only a d d i t i o n a l category which 

needs explanation i s the " D i s l i k e s - Other" c l a s s i f i c a t i o n . 

Most of those who wanted to express t h e i r d i s l i k e s of the 

area other than those mentioned a t t r i b u t e d t h e i r 

d i s s a t i s f a c t i o n to one or more of the following: 

- The gradual loss of the o r i g i n a l Robsonstrasse 
European f l a v o r . 

- The condition of some of the older buildings 
(lack of maintenance). 
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- Lack of suitable parking f a c i l i t i e s . 

TABLE IV XXII LIKES AND DISLIKES 

Yes No No Answer 

L
ik

e
s 

Location 24 15 74 113 

L
ik

e
s 

International Flavor 29 12 72 113 

L
ik

e
s 

S ize of Stores 12 27 74 113 

L
ik

e
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Lower Rents 5 34 74 113 

L
ik

e
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Other 4 32 77 113 

Di
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ii
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Location 4 32 77 113 
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Crowds 1 35 77 113 
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Noise : 4 32 77 113 
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s 

T r a f f i c 3 33 77 113 

The preceding analysis of responses to the 

questionnaire provided an incomplete set of data about the 

area. However, i t has helped to formulate a c l e a r e r picture 

of the s i t u a t i o n i n the study area. 

This chapter has documented, to some degree, the 

fa c t that economic trends i n North America are causing a 

general decline i n downtown small businesses. These same 

trends are contributing to the d e t e r i o r a t i o n of Robson Street, 

a predominantly small-business area. Business types have 

changed enormously over the l a s t ten years: many incompatible 

businesses now e x i s t i n the area, as well as businesses which 
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are a t t r a c t i n g fewer customers than those once on the stre e t . 

Although no figures are available to support i t , merchants 

have the f e e l i n g that pedestrian t r a f f i c generally i s 

decreasing. R e t a i l sales volume i s on the decline. In 

addition, there i s heavy pressure f o r redevelopment, which 

could very e a s i l y lead to the establishment of highly 

incompatible businesses. 

A number of other problems pe c u l i a r to Robson Street 

are also contributing to the area's gradual decay. -The- -

o r i g i n a l merchants are moving out, taking with them the 

merchandise which once gave the st r e e t i t s unique flavour. 

The fa c t that so many merchants are tenants and not owners 

means several things: f i r s t , the buildings are poorly 

maintained; second, i n s e c u r i t y over lease terms leads to a 

reluctance to make any sort of commitment to the area; t h i r d , 

merchants are being forced out by high rents; and fourth, 

merchants who do care about the area f e e l helpless to stop 

the inexorable decline. There i s a general f e e l i n g among the 

merchants that Robson Street i s badly i n need of a p o s i t i v e 

change. 

Thus, there i s ample evidence to support the 

hypothesis made at the beginning of t h i s chapter. Robson 

Street, without outside intervention, w i l l indeed lose i t s 

unique character. 
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CHAPTER V 

EXPERIMENTAL PREDICTIONS 

. . . Any complex system defines an i n t e g r i t y of i t s 
own and strongly r e s i s t s external changes. When 
complex systems change they usually change very 
s l i g h t l y and continuously, but when stressed further 
they w i l l often f l i p suddenly into an e n t i r e l y new 
c o n f i g u r a t i o n . 1 

5.1. Introduction 

As has been mentioned previously, the study area at 

i t s peak strength and v i t a l i t y has been looked upon as a 

l i v i n g system with a l l of i t s variables i n natural balance. 

I t has also been demonstrated that there are a number of 

forces, i n t e r n a l and external, acting on the system. They 

cause changes i n the magnitude of the v a r i a b l e s , the i n t e r 

action among them, and consequently,, the area as a whole 

which threaten i t s chances fo r s u r v i v a l and prosperity. 

I t i s the .objective.- of. this~chapter -to. predict, .the . 

amount of change these forces might cause in.a period of time 

and whether such change might disturb or destroy the area as 

a whole. 

The future of the area could be forecast by s e l e c t 

ing the variables thought to be most s i g n i f i c a n t and 

assuming t h e i r i n t e r a c t i v e behaviour. This was made possible 

by using KSIM, an i n t e r a c t i v e p o l i c y simulation language. 

I t was hoped that the procedure would lead to 
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v a l i d a t i o n of the second hypothesis which states that: 

An abrupt change i n any of the p h y s i c a l , s o c i a l , or 
economic variables that comprise the environment of 
the study area may disturb i t s natural equilibrium 
and destroy i t s unique character. 

5.2.. The Technique Used 

For the purpose of p r e d i c t i n g the future of the 

area, a simulation language, KSIM was used. 

KSIM i s a cross-impact language used i n studying 

environmental problems for forecasting purposes and cross-

impact analysis. 

The reason t h i s p a r t i c u l a r language was used i s , 

f i r s t of a l l , that no technical s o p h i s t i c a t i o n i s required to 

become conversant With i t and secondly, that the model's 

formulation allows for contrary views to be e a s i l y expressed. A 

t h i r d reason i s that " i t allows one to work with data at any 
; j 

l e v e l — from subjective estimates to highly precise physical 

measurements — . . ." 2 Therefore, such " s o f t " variables 

such as Local Color and Community Reaction could be r e a d i l y 

entered i n the matrix. The argument behind the use of 

subjective estimates i s that "an imperfect message or 

subjective evaluation - does contain some information". 3 

B r i e f l y , KSIM has features that 

i) describe the complex i n t e r a c t i o n between the 
s o f t and hard v a r i a b l e s , 

i i ) encourage group i n t e r a c t i o n and serve well to 
focus the dialogue between people of d i f f e r i n g 
views. 
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i i i ) make natural and r e a l i s t i c assumptions about 
growth c h a r a c t e r i s t i c s and i n t e r a c t i v e 
behaviour. Furthermore, these assumptions can 
be e a s i l y modified. 

iv) emphasize the s i g n i f i c a n c e of s t r u c t u r a l r e l a t i o n s 
rather than numberical pr e d i c t i o n s . Some 
r e l a t i v e measures are much more suggestive i n 
putting together mental pictures of the workings 
of complex systems. 4 

5.3. The Procedure 

F i r s t , the relevant variables were defined and 

l i s t e d . Then, each variable was normalized to the range from 

zero to one. Following t h i s , a matrix was prepared summariz

ing the i n t e r a c t i o n among the v a r i a b l e s . 

At each l o c a t i o n we enter the action of the column 
heading upon the row heading. A plus entry indicates 
that the action of variable A upon va r i a b l e B i s 
p o s i t i v e ; that, i s A encourages B's growth and that 
such encouragement w i l l be proportional to both the 
r e l a t i v e size of A and the magnitude of the i n t e r 
action c o e f f i c i e n t . 5 

I t w i l l be noticed that both the entries i n the 

i n t e r a c t i o n matrix and the i n i t i a l values are somewhat 

ar b i t r a r y . There i s considerable room f o r disagreement. 

However, as mentioned previously, the ease of the model's 

formulation allows for contrary views to be expressed e a s i l y 

and i n a s e l f - c o n s i s t e n t fashion. 6 

But once a p a r t i c u l a r i n t e r a c t i v e matrix and i n i t i a l 
values have been chosen, then the future i s set, 
continuously evolving from the i n i t i a l c o n f i g u r a t i o n . 7 

Interaction matices can be found i n Tables V I, I I , and I I I . 
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5.4. Mathematical Structure 

As the writer has a l i m i t e d mathematical background, 

a d e t a i l e d presentation of the technical aspects had to be 

set'aside. However, the properties of the.language as c i t e d 

by Dr. J . Kane are: 

i) System variables are bounded. 

i i ) A variable increases or decreases according to 
whether the net impact of the other variables 
i s p o s i t i v e or negative. 

i i i ) A variable's response to a given impact decreases 
to zero as that variable approaches i t s upper 
or lower l i m i t . 

iv) A l l other things being equal, a v a r i a b l e w i l l 
produce greater impact on the system as i t grows 
larger. 

v) Complex int e r a c t i o n s are described by a looped 
network of binary i n t e r a c t i o n s . 8 

5.5. Defining the Variables 

Choosing the r i g h t variables i s a key problem. 

There i s no formula that we can use to t e l l us whether we 

have picked up the r i g h t variables or l e f t out s i g n i f i c a n t 

ones. Rather, the choice i s i n t u i t i v e and depends on one's 

judgement and involvement with the problem. The process of 

choosing the variables w i l l always reveal one's perspective, 

that is,one's biases and attitudes towards the problem. 

Below, a l l the relevant variables are l i s t e d , and 

given names and i n i t i a l values over the range from 0 to 1. 
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Local Color: 

This i s the character and i d e n t i t y of the area as 

described i n Chapter I I I . It has been shown i n previous 

parts of the study that the character of the area i s 

decaying and getting weak. That i s , the o r i g i n a l merchants 

and the o r i g i n a l types of businesses are decreasing i n 

number. That i s why an i n i t i a l value of 0.2 was given to 

t h i s v a r i a b l e . From the matrix (Table V I) i t i s c l e a r that 

only two other variables are b e n e f i c i a l to the Local Color 

of the area. Those variables are Customer A t t r a c t i o n and 

Community Reaction. The importance of Customer A t t r a c t i o n 

has been proven since the v i t a l i t y of the area can be 

indicated by daytime population (shoppers and sales volume). 

As for Community Reaction, i t i s evident that only through 

the actions and reactions of those concerned about the area 

that something can be done. 

The variables which have a negative impact on 

Local Color include Cost, P o l i t i c a l Power, and Outside World. 

An increase i n any of these v a r i a b l e s w i l l a f f e c t the Local 

Color negatively. 

Customer A t t r a c t i o n : 

This i s the drawing power of the area. The i n i t i a l 

value given i s 0.5 since the heavy pedestrian t r a f f i c proves 

that the area i s an a t t r a c t i v e one. However, the area could 

probably a t t r a c t twice as many customers should i t revert to 

i t s o r i g i n a l European f l a v o r . As indicated above,.Customer 
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A t t r a c t i o n and Local Color share the same " f r i e n d l y " and 

"unfriendly" variables. 

Operating Costs: 

This term r e f e r s to the costs of running a small 

business i n the area. They include rent, taxes and other 

business expenses. In terms of business volume and returns, 

costs i n the study area are comparatively high. For t h i s 

reason, a value of 0.7 was given to t h i s v a r i a b l e . 

P r o f i t : 

For the businessman or merchant, p r o f i t i s the 

monetary expression of a gain i n net worth. I t i s stated as 

a percentage of sales revenue or funds invested. In t h i s 

context, p r o f i t can be given a comparative value: the r a t i o 

between the actual p r o f i t and the maximum p r o f i t that could 

be r e a l i z e d i n that s i t u a t i o n . 

Physical Development: 

This i s the extent of land use in.the study area. 

One i n d i c a t o r of the physical development i s the r a t i o of 

land improvement value to the assessed value for land alone. 

Another i s the r a t i o of actual FSR to the maximum allowable. 

It has been shown that the area i s underused and that the 

r a t i o . o f b u ilding value to land value i s very low i n most 

cases. Therefore, an i n i t i a l value of 0.2 was given to t h i s 

v a r i a b l e . ' 
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P o l i t i c a l Power: 

This term refers to the power of the c i t y adminis

t r a t i o n and other government a u t h o r i t i e s to impose regula

tions, conditions and orders, and to hold back any forces 

that w i l l cause abrupt change i n the area. Because the 

government has not always exercised these powers i n the area, 

an i n i t i a l value of 0.5 was assigned to t h i s v a r i a b l e . 

Commun i ty Re ac t i on: 

This re f e r s to i n t e r e s t groups approving or 

opposing actions of other i n t e r e s t groups i n the area. I t 

has been shown i n the h i s t o r i c study that although the value 

of the area i s well established, no adequate response to i t s 

decay and growing problems has been shown. That i s why an 

i n i t i a l value of 0.2 was given to t h i s v a r i a b l e . 

Outside World: 

This i s a very broad term which r e f e r s to a 

combination of external variables which act upon the . system 

but, which experience e s s e n t i a l l y no reaction i n turn. For 

the purposes of t h i s study, i t r e f e r s to the influence on the 

study area of economics, s o c i a l and other trends p r e v a i l i n g 

i n the downtown, the c i t y , and the country. The Outside 

World variable stays at a value of 1.0. 
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5.7. Experimental Predictions 

From Figure 5.1. and given the reasons behind the 

i n i t i a l value assigned to each v a r i a b l e , i t can be seen that 

Local Color, P r o f i t and Customer A t t r a c t i o n are d e c l i n i n g 

very r a p i d l y within the f i f t y time increments. At the same 

time, Physical Development, P o l i t i c a l Power and Operating 

Costs are r i s i n g . Community Reaction stays at an almost 

constant l e v e l . These projections coincide with the 

perceived dangers to the area. 

~ - - - - " I t must be emphasized that f o r t h i s simulation, the 

increments along the time-axis do. not represent actual time 

spans. Rather, the graphs indicate eventual trends, eventual 

r e l a t i o n s h i p s among the variables, given c e r t a i n i n i t i a l 

values.and i n t e r a c t i o n matrix. 

A l t e r n a t i v e No. 1: (Table V II and Figure 5.2.) 

Let us suppose that major r e v i t a l i z a t i o n a c t i v i t i e s 

take place i n the area for regaining and preserving the 

o r i g i n a l character of the area. Should these e f f o r t s be 

successful, the Local Color v a r i a b l e would change i t s value 
T 

from 0.2 to 0.7.( n order to achieve t h i s high value for 

Local Color, however, Physical Development must r e t a i n i t s 

comparatively low value of 0.2.). Consequently, the area w i l l 

a t t r a c t even more customers and bring more p r o f i t to the 

merchants. For t h i s reason the i n i t i a l value of Customer 

A t t r a c t i o n was increased to 0.8 and P r o f i t was increased to 

0.5. These changes would draw the attention of the govern-
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Figure 5^2. Projected Trends For A l t e r n a t i v e No. 1 
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Figure 5.3. Projected'Trends For Alternative No. 2 
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ment and concerned c i t i z e n groups and encourage them to 

protect the area by means of enforced guidelines, zoning by

laws, concerned citizens:' .meetings, demonstrations, and so 

on. The i n i t i a l values given to these two variables under 

the new s i t u a t i o n are 0.7 and 0.5 r e s p e c t i v e l y . The i n t e r 

action among the variable with the new values i s summarized 

in Table V I I . 

The future evolving from t h i s configuration as 

i l l u s t r a t e d in-Figure-5.2. looks much more encouraging t h a n j 

i t does i n Figure 5.1. 

Alternative No. 2: (Table V I I I and Figure 5.3.) 

I f , on the other hand, a major redevelopment occurs 

with p r o f i t as i t s main objective, the s i t u a t i o n w i l l be 

completely d i f f e r e n t . As the i n t e n s i t y of development 

increases, the i n i t i a l values of Cost w i l l increase from the 

o r i g i n a l s i t u a t i o n while Local Color, P o l i t i c a l Power, P r o f i t 

and Customer A t t r a c t i o n w i l l s t a r t at lower values. The 

decrease of these variables w i l l continue as i l l u s t r a t e d i n 

Figure 5.3. The outcome looks disasterous under t h i s kind 

of change. 

5.8. Conclusions 

The experimental predictions are hard to defend 

because of the lack of thorough knowledge of the model's 

mathematic workings and because of the s u b j e c t i v i t y attached 
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to i t s formulation. However, there i s some value i n t h i s 

procedure i n that the resultant graphs represent eventual 

trends which are based on the general thinking i n the area. 

With the l a s t statement i n mind, i t should be noted that 

results w i l l vary according to who handles the experiment. 

'Al t e r n a t i v e No. 1 demonstrates that r e v i t a l i z a t i o n 

(higher i n i t i a l value for Local Color) would have a markedly 

b e n e f i c i a l e f f e c t on the study area. A l t e r n a t i v e No. 2, 

which simulates a major development i n the area, shows 

c l e a r l y the detrimental e f f e c t of such a development. Thus, 

thi s abstract simulation does show that: 

An abrupt change i n any of the p h y s i c a l , s o c i a l , 
or economic variables that comprise the environment 
of the study area may disturb i t s natural equilibrium, 
and destroy i t s unique character. 



162 

FOOTNOTES: CHAPTER V 

^"J. Kane, Lectures given at U.B.C., Ecology 500, Winter 
Semester, 1975. 

2 
J. Kane, "A Primer For a New Cross-Impact Language-

KSIM, Technological Forecasting & Social Change 4, (1972), 
p. 129. 

3 
J. Kane, I. Vertmsky and W. Thomson, "KSIM: A Method

ology For Interactive Resource P o l i c y Simulation," Water 
Resources Research,. V o l . 9, No. 1, February * 1973, p. 67. 

4 
J. Kane, I. Vertinsky and W. Thomson, op. c i t . , p. 65. 

5 

J. Kane, I b i d . , p. 130. 

6 I b i d . 

1 I b i d . 

8 I b i d . 



163 

CHAPTER VI 

VIEWS AND SPECULATIONS 

The preceding chapters have o u t l i n e d the past, 

evolution, and present of the study area, as well as 

experimental predictions for i t s ' f u t u r e . I t i s f e l t that 

enough background material and data have been provided to 

make possible the formulation of views and speculations 

regarding the area as a whole. 

View 1 

The threats facing the study area are so great and 

the area's a b i l i t y to defend i t s e l f i s so l i m i t e d that the 

area i s de t e r i o r a t i n g rapidly and no longer maintaining i t s 

unique character. 

Supporting Evidence: -

i) The disappearance of many of the o r i g i n a l 
compatible businesses of the area. 

i i ) The appearance of many new developments which 
are incompatible with the o r i g i n a l character, 
e s p e c i a l l y on the north side of the study area. 

i i i ) The change of the ethnic composition, of the 
business operators. For d e t a i l s see Chapter IV 
"Loss of Character," and Appendix E. 

iv) The run-down appearance of the area due to lack 
of maintenance and loss of i n t e r e s t on the part 
of the merchants. 

v) The fe e l i n g s of anxiety and i n s e c u r i t y expressed 
.-.- by. merchants because of such factors as decline 
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i n s a l e s volume, r i s i n g o p e r a t i n g c o s t s , 
e v a c u a t i o n t h r e a t s , e t c . 

v i ) The p r e v a i l i n g t r e n d toward l a r g e - s c a l e 
developments i n Vancouver and o t h e r North 
American c i t i e s . 

In view o f the above, the f i r s t h y p o t h e s i s s t a t e d 

i n Chapter I i s made v a l i d : 

L e f t t o i t s own r e s o u r c e s and w i t h o u t o u t s i d e 
a s s i s t a n c e , t h e study area d e f i n e d h e r e i n as Robson 
S t r e e t w i l l not be ab l e to s u r v i v e , p r o s p e r , and 
m a i n t a i n i t s unique c h a r a c t e r . 

View 2 

. The type, magnitude, and r a t e o f change i n any o f 

the s o c i a l and economic v a r i a b l e s may cause imbalance t o the 

whole area and do i r r e p a i r a b l e damage t o i t s c h a r a c t e r . 

S u p p o r t i n g E v i d e n c e : 

i ) Change i n the type and s c a l e o f development 
w i l l a f f e c t o p e r a t i n g c o s t s and, i n t u r n , the 
socio-economic composition o f the merchants, 
which w i l l . b e r e f l e c t e d i n t h e i r wares. 

i i ) The i n c r e a s e i n o p e r a t i n g c o s t s has caused 
many o f the o r i g i n a l merchants t o move out o f 
the a r e a . 

i i i ) The change i n the e t h n i c c o m p o s i t i o n o f the 
merchants w i l l tend t o change the c l i e n t e l e . 

i v ) I n c r e a s e d p r o f i t s f o r landowners mean i n c r e a s e d 
r e n t s f o r merchants, which are passed on t o 
customers as h i g h e r p r i c e s . T h i s c y c l i c a l 
p r o c e s s w i l l a f f e c t the socio-economic 
c h a r a c t e r i s t i c s o f the c l i e n t e l e . 

The above.evidence makes the second'hypothesis 

appear e s s e n t i a l l y c o r r e c t : 

http://will.be
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An abrupt change i n any o f the p h y s i c a l , s o c i a l , o r 
economic v a r i a b l e s -that comprise the environment o f 
the study a r e a may d i s t u r b i t s n a t u r a l e q u i l i b r i u m , 
and d e s t r o y i t s unique c h a r a c t e r . 

Many changes have taken p l a c e i n the a r e a ; t h e i r 

types and magnitudes i n the l a s t t e n y e a r s have caused the 

tremendous d e t e r i o r a t i o n of the study a r e a . T h i s makes one 

wonder whether the common assumption t h a t urban r e n e w a l 1 w i l l 

k i l l the area i s n e c e s s a r i l y v a l i d ; i f renewal does not take 

p l a c e , the area w i l l most l i k e l y d i e an u n t i m e l y death 

because o f the type o f change a l r e a d y o c c u r i n g . Indeed, 

c e r t a i n changes c o u l d be very b e n e f i c i a l t o the area (see 

Chapter V, Case 2 ) . 

However, t h i s i s not to say t h a t urban renewal w i l l 

not harm the a r e a . Urban renewal w i l l not o n l y cause l i q u i d 

a t i o n 2 o f e x i s t i n g b u s i n e s s e s , but i t w i l l a l s o l e a v e a l i t t l e 

chance f o r these b u s i n e s s e s t o r e l o c a t e , s i n c e the r e n t s i n 

the new development w i l l be out o f t h e i r r e a c h . 

In an area as unique as Robson S t r e e t , d i s p l a c e m e n t 

i s a g r e a t trauma f o r the s m a l l b u s i n e s s o p e r a t o r , not o n l y 

f i n a n c i a l l y , but a l s o e m o t i o n a l l y , as he cannot f e e l as 

detached as the c h a i n - s t o r e e x e c u t i v e who a r t i c u l a t e s the 

a l t e r n a t i v e s more d i s p a s s i o n a t e l y . 

The problem c o n f r o n t i n g s m a l l b u s i n e s s e s a f t e r , 

d isplacement a r e : 

i ) Loss o f r e g u l a r customers, 

i i ) Moving c o s t s . 
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i i i ) F i n d i n g a s u i t a b l e new l o c a t i o n , 

i v ) Other r e l o c a t i o n expenses. 3 

- View 3 

I f the ar e a i s to be saved, the p a r t i c i p a t i o n o f 

a l l the d i f f e r e n t groups i s needed. The landowners and 

developers are o n l y motivated by p r o f i t and the merchants, 

i n s e c u r e and f i n a n c i a l l y i n c a p a b l e , cannot do much f o r the 

are a . Moreover, the l a c k o f o r g a n i z e d c i t i z e n groups l e a v e s 

o n l y one a l t e r n a t i v e : a massive government i n t e r v e n t i o n t o 

save the area. T h i s c o u l d be i n the form o f zoning by-laws, 

e n f o r c e d g u i d e l i n e s , o r heavy s u b s i d y f o r s u i t a b l e p r o j e c t s . 

S u p p o r t i n g E v idence: 

i ) L e f t t o market t r e n d s , the ar e a w i l l change 
co m p l e t e l y . 

i i ) The p r o p o s a l s f o r redevelopment d e s c r i b e d i n 
Chapter I I I are e i t h e r u n r e a l i s t i c o r not 
s i n c e r e l y concerned w i t h p r e s e r v i n g the area's 
c h a r a c t e r . 

i i i ) Because redevelopment by p r i v a t e e n t e r p r i s e i s 
mot i v a t e d l a r g e l y by p r o f i t , such p r o j e c t s are 
o f t e n so commercialized as t o be.completely 
u n s u i t a b l e t o the area's o r i g i n a l c h a r a c t e r . 

S p e c u l a t i o n s 

i ) With the p r e v a i l i n g , economic and s o c i a l trends 
t h e r e i s v e r y l i t t l e chance f o r d i v e r s i t y i n 
a r c h i t e c t u r a l o r economic s c a l e anywhere i n the 
downtown. Robson S t r e e t i s a study i n - d i v e r s i t y . 

i i ) The t i d e o f l a r g e - s c a l e developments w i l l take 
over s i n c e they are more v i a b l e e c o n o m i c a l l y ; 
Robson S t r e e t s h o u l d be p r e s e r v e d as an area 
which f a v o r s q u a l i t y over q u a n t i t y . 
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i i i ) Downtown w i l l soon cease to be a meeting or 
gathering place, since the new developments 
o f f e r only uninviting open spaces and over
powering buildings. Robson Street, by contrast, 
i s a streetscape which i n v i t e s gatherings and 
s o c i a l i z i n g . 

iv) There i s no future for the small business i n 
downtown areas. Robson Street i s one of the 
few areas i n the downtown which could o f f e r 
the small business a future. 

v) Robson Street evolved out of s o c i a l and 
economic needs which are no longer v a l i d (see 
Chapter III, "A B r i e f H i s t o r i c Overview") . In 
order f o r i t to continue l i v i n g , an outside 
force must bring equilibrium back to the area. 
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FOOTNOTES: CHAPTER VI 

Urban renewal i s known to be undertaken by public 
agencies i n what they perceive to be the general community 
good because private decision and actions are held.to be 
incapable of achieving the ends desired and because the 
benefits exceed the costs by a greater margin than they 
would i n some a l t e r n a t i v e use of public funds. 
As c i t e d by: 
Brian J.L. Berry, Sandra J. Parsons and Rutherford H. P i a t t , 
The Impact of Urban Renewal on Small Business 3 The Hyde Park -
Kenwood Case, (Chicago, I l l i n o i s : Center for Urban Studies, 
The University of Chicago i n Co-operation with The City of 
Chicago and the Department of Housing and Urban Development, 
1968) , p. 175.. 

^•"Liquidation" i s to re f e r to formal actions to li q u i d a t e 
and other discontinuances including those firms which simply 
disappear. 
As c i t e d by: 
Brian J.L. Berry, I b i d . , p. 12. 

3 • Brian J.L. Berry, I b i d . , p. 171. 
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APPENDIX A 

"Diversity i n the Downtown" 



W e ' v e all been c r i t i cs o f d o w n t o w n archi tecture and d e v e l o p m e n t at some t ime or 
another, and cer ta in ly this recent decade has seen many o f ou r c i t i zens e m b r o i l e d in bitter 

debate o v e r what s h o u l d , and shou ld not , be permit ted to reach into o u r V a n c o u v e r 
s k y l i n e . 

A s a sort o f re t rospect ive to this era o f debate , and perhaps a p r e c u r s o r to another round 
of argument yet to c o m e , we a s k e d c i ty archi tect R o g e r K e m b l e to take to the streets w i t h 

his sketch b o o k and pre jud ices . " S h o w us where you be l ieve things worked?" w e a s k e d 
h i m , and this is what he c a m e back w i t h . T h i s , t h e n , in the v i e w o f one m a n i s : w am w 

B y R o g e r K e m b l e 

Many of these perceptions are of large buildings, but not all excitement Is derived from huge developments. In fact, quite the 
contrary. What is most important is the opportunity to combine the large with the small. The drawing above is of a little building 
on Richards Street. Let's hope it is in for a long life. 

The Court House (below) has always been essentially an ugly building. So far as classical revival is concerned, it is meek and 
bland. But it's all we've got, and now it is seen in combination with huge glass towers. It has taken on a new grandeur as a modest 
textured reminder that brute power must have a complement. 

XJVER 



A g r a n d o l d b u i l d i n g in one o f V a n c o u v e r ' s mos t u n j u s t l y 
i g n o r e d u r b a n street scenes — West P e n d e r S t r e e t , west 
o f V i c t o r y S q u a r e . S o m e d a y , someone at C i t y H a l l is 
g o i n g to r e a l i z e tha t th i s c o n g l o m e r a t i o n o f b e a u t i f u l l y 
modest b u i l d i n g s a n d ac t iv i t i e s w i l l be d e s e r v i n g o f spe
c i a l t r ea tmen t o f i ts o w n . 

O l d a n d n e w h a v e of ten fi t ted w e l l t o g e t h e r , a p a r t f r o m 
the a t t r a c t i v e d e s i g n p o s s i b i l i t i e s o f c o m b i n i n g g inge r 
b r e a d w i t h r e f l ec t ive g lass . I n th i s i n s t a n c e , the o l d Pos t 
Of f ice at H a s t i n g s a n d G r a n v i l l e a c t u a l l y e n h a n c e s the 
U . K . B u i l d i n g ' s b l a n d b a c k d r o p . 

T h e o l d V a n c o u v e r B l o c k t o w e r reflects f r o m the su r f ace 
of G r a n v i l l e & G e o r g i a ' s s e c o n d b l a c k t o w e r w i t h the 
b r i g h t l y t e x t u r e d B a y b u i l d i n g c o m p l e t i n g the c o m p o s i 
t i o n . W h a t e v e r m a y be s a i d a b o u t t h e d e m i s e o f 
d o w n t o w n s e l s ewhere doesn ' t h o l d t r u e i n V a n c o u v e r . 
T h i s i n t e r sec t ion a n d the C o u r t H o u s e S q u a r e s t i l l has to 
be one o f the mos t e x c i t i n g u r b a n scenes a n y w h e r e . 

T h e r e ' s the f a m i l i a r , o l d c l o c k t o w e r , a n d it c e r t a i n l y 
does l o o k f o r l o r n a n d l o n e l y n o w . D o u b t l e s s the m a s t o 
d o n r e a r i n g i t s e l f b e h i n d w o n ' t be m u c h c o m p a n y . B u t 
there a r e a g rea t n u m b e r o f peop le a r o u n d a n d they m a k e 
a l l the d i f f e r e n c e . H o p e f u l l y they w i l l k e e p it tha t way. 

A most successfu l u r b a n se t t i ng — C o u r t H o u s e S q u a r e . 
R e m e m b e r B e n n e t t ' s t o w e r ? W e l l , It 's a l l se t t led d o w n 
n o w in to wha t is p r o b a b l y W e s t e r n C a n a d a ' s mos t exc i t 
ing u r b a n foca l p o i n t . O l d a n d new c o m p l e m e n t one 
a n o t h e r , r e f l ec t ing e a c h o t h e r ' s g o o d p o i n t s . A n d it w i l l 
be even b e l t e r w h e n E a t o n ' s a n d the T o r o n t o D o m i n i o n 
B a n k relent a n d d e v e l o p street l eve l f acades f o r some 
in te res t ing loss - leader r e t a i l a c t i v i t y . 

Ill 
SftgSigS 
ss|ss||s 

M 

A final a n d m o s t success fu l c o m b i n a t i o n o f u r b a n d e s i g n , 
b o t h b y the s a m e o w n e r — the o l d C P R s t a t i o n a n d the 
new V a n c o u v e r S q u a r e T o w e r . 
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S T R I C T L Y C O N F I D E N T I A L 

ROBSON STREET SURVIVAL QUESTIONNAIRE 

A. CUSTOMER ATTRACTION INFORMATION 

1. Number.of years in operation in Robson Street: 

years. 

2. On the average, what is the number of customers entering the 
store per week day? 

customers. 

On Saturdays? 

customers. 

S. Approximately what is the percentage of customers who actually 
make purchases? 

B. STORE SIZE AND LOCATION INFORMATION 

1. Number of years in operation at present location. 

years. . 

2. Number.of branches elsewhere, i f any. 

branches. 

3. What i s the size of the premises you occupy in Robson Street at 
the present time? 

square feet. 

4. Do you feel a need for more space? -

• yes no 

If yes, how many square feet more do you feel you need? 
i 

square feet. 



ROBSON STREET SURVIVAL QUESTIONNAIRE page 2 

5. Does the thought of moving your business to another location ever 
occur to you? 

yes no. 

I f yes, why? 

6. Do you own or do you rent your premises? 

own rent. 

I f you rent, what is the length of the lease? 

7. I f you rent your premises, what is the rent? 

$ • per month, or $ . per year. 

8. What was the rent five years ago, or when you moved in, i f less 
than five years ago? 

.$ per month, or $ per year, five 

years ago. 

$ per month, or $ per year, 

years ago. 

9. I f you own your premises, when did you purchase your .location? 

Year 

C. SALES VOLUME INFORMATION 

1. What is the percentage of the increase or decrease in your sales 
volume in the past five years, or since you moved in, i f less 
than five years ago? (+ for increase, and - for decrease.) 

% over five years ago. 

% over years ago. 
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ROBSON STREET SURVIVAL QUESTIONNAIRE page 3 

2. How many regular employees do you have on your staff? 

Full time staff members. 

Part time staff members. 

D. ATTITUDES TOWARD ROBSON STREET 

1. Since you have been operating your business in Robson Street, 
have you. done improvements or renovations to: 

Lot: . yes . no. 

Block: yes no. 

Street: yes no. 

.2. Would you like to see Robson Street change in any way? 

yes no depends on the change. 

3. What kind of change would you like to see? 

4. What is i t you like most about the street? 

-• location. . international flavour size of stores 

• lower rent . other (specify) 

5. What is it' you dislike most about the street? 

• location • crowds noise traffic 

other (specify) ^ 

c 
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Dear Merchant, 

A student i n the School of Architecture at U.B.C. i s study
ing "Robsonstrasse". She i s intere s t e d i n i t s current 
conditions and problems, and i t s probable future. 

We hope the research w i l l lead to a better understanding of 
the problems confronting "Robsonstrasse" and i t s merchants 
so that c e r t a i n recommendations for "solving" these problems 
can be made. 

We need your co-operation i n providing us with c e r t a i n items 
of information concerning your business and your attitudes -
and feelings about "Robsonstrasse". The information you give 
us w i l l be treated with the s t r i c t e s t confidence and you or 
your store w i l l not be i d e n t i f i e d i n the study. 

The conclusions and findings of the study w i l l be made a v a i l 
able to you 'upon request once the study has been completed. 

Thank you for your co-operation i n completing the attached 
questionnaire. 

Yours t r u l y , 

Paul 0. Roer, P.Eng. 
School of Community and Regional Planning 
The University of B r i t i s h Columbia 

P0R:ijh 



APPENDIX C 

Questionnaire* and Report 

to the Mayor re: Robson Street 

by Susan P u r c e l l 

December, 1969 

For d e t a i l e d r e s u l t s , see C i t y H a l l Planning Department, 
Robson Street F i l e . 
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1 
2 
3, 
4, 
5, 

6, 

7, 

ARE YOU Q MALE Q FEMALE 
ARE YOU • f~j MARRIED Q SINGLE 
WHERE DO YOU LIVE? 
DO YOU LIVE IN f-J HOUSE [~j APARTMENT COMPLEX 
WHAT AREA DO YOU LIVE IN f -j NORTH SIDE 

| | WEST END 
| | VANCOUVER 
| | GREATER VANCOUVER 
| | OTHER 
| | TOURIST 

— OFFICEWORKER 
OTHER 

1 | OTHER 

ARE YOU • HOUSEWIFE [~J 
| | STUDENT Q 

DO YOU HAVE A SECOND LANGUAGE? IF YES, WHAT? 

1. ARE YOU AN OCCASIONAL f -j REGULAR [H 
2. PURCHASES: 

SHOPPER? 
• BAKER • ENTERTAINMENT 
• BUTCHER • GIFT SHOPS 
n CLOTHING • GROCERIES 
• COFFEE, TEA, SPICES • HOUSEHOLD APPLIANCES 
• DELICATESSEN • JEWELLERY 

• DRUG STORES • NEWS AGENTS' 
• DRY GOODS • SHOES 

SMOKE SHOPS 
DO YOU FAVOUR THE IDEA OF 
| | PEDESTRIAN BLOCK CLOSED TO MOTOR TRAFFIC 

MALL IDEA - TREES, SHRUBS, ENCLOSURES, ETC. 
OPEN AIR CAFE 
PEDESTRIAN BRIDGES AT INTERSECTIONS 

• • • • OFFICE BUILDINGS & HIGH RISE COMPLEXES WITH 
GROUND FLOOR SPECIALTY SHOPS 

1 [ MORE SPECIALTY SHOPS 
| [ CROSSWALKS IN MIDDLE OF BLOCK 
| [ OTHER 
DO YOU FAVOUR | | ROBSON STREET [H 

[~~| ROBSON STRASSE 
ROBSON INTERNATIONAL 



177c 

Page 2 

s i t , greenery, and some outdoor s h e l t e r . 68.5% were 
enthusiastic about having a licensed open a i r cafe. Many of 
the shoppers proposed a set-up l i k e the Sparks Street market 
i n Ottawa. There was a 53.8% request for more sp e c i a l t y 
shops. Few people r e a l i z e d that high r i s e complexes are 
inevit a b l e but they d i d support the idea that ground f l o o r s 
be reserved s o l e l y for the s p e c i a l t y shops. Although i t i s 
o f f i c i a l l y known as Robson Street, some c a l l i t Robsonstrasse 
We asked the people what they would l i k e i t to be c a l l e d 
o f f i c i a l l y . 42.1% favoured Robson Street, 30.9% l i k e d 
Robsonstrasse, 15.7% l i k e d Robson International. The balance 
had no opinion. 

I enclose a copy of the r e s u l t s . Trusting that t h i s w i l l be 
of i n t e r e s t to you. 

Yours t r u l y , 

Susan P u r c e l l 



APPENDIX D 

A L i s t of Ground Floor Business Locations i n 

the Study Area (1000 & 1100 Blocks Robson) i n 1975 

& 

A Comparison Between Ground Floor 

Business Locations During 1965 and 1975 



LIST OF BUSINESS FIRMS IN 
THE STUDY AREA (MARCH 1976) 

Burrard Street Intersects 

1000 

Toronto Dominion Bank* 

1008 

Murchie's Tea & Coffee Ltd. 

1012 

Vancouver Camera Land Ltd.* 

1014 

Cher Ton-Ton (restaurant) 

1016 
O 1Brian Jewellers* 
O*Brian Optical Dispensers 
1018-22 

Michelle's A l t e r a t i o n s 

1024 

Maryvale Ltd.* (delicatessen) 

1028 
Happy Feet Shoes & Repairs 
C i a r d u l l o Frank Shoe Shine 
10 30 Rear 
Art Sign Co. Ltd. 
1032 
Robson F l o r i s t 

1034 

Persian House of Jewels* 

1036 

Vincent Delicatessen Ltd.* 

1038 
Vincent Imports Ltd. 104 0 . Grand Shoe C l i n i c 

1001 

Card Shop 

1011 
Mozart Konditorei & Tea Room* 
(bakery) 
1017 

B r i g i t t e Mode 

1023 

Derek London Haute C o i f f u r e * 

1025 

White Spot Ltd. (restaurant) 

1027 

B e a u t i f u l People Unisex* 

1029 

Tempo Canadian C r a f t s * (art) 

1031 

The Wig. Tree (jewellers) 

1035 

Arlene Ladies' Wear 

1039 
Robson Mews: 

1. The Protea Boutique 
2. Munich Tea Room (restau

rant and take-out) 
3. The Iron Comforter 

(sculpture) 
4. Stoneflower Boutique 

(custom dressmaker) 
5. Veronica's Flowers ( f l o r i 

1041 The Old Cheese Shoppe 
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Burrard Street Intersects - Continued 

1042 
Rainbow Produce Dairy 
Products 

1044 
European New & Import House 
Ltd. 

1052 

Standard Produce Co.* 

1054 

Bogena Hair Design Ltd. 

1056 

Continental Gem House Ltd.* 

1060 
Le P a p i l l o n Boutique* (ladies' 
wear) 
Schnitzel House Restaurant 
(take-out) 
1062 
Nordic Import (gi f t s ) 

1064 

Echo Marketing Ltd. (jeweller) 

1066 

Old Country Bakery 

1068 

Captain's Cafe 

1070 

Pussycat Fashion Centre* 

1080 

Robson Jewellers Ltd.* 

1082 

J e f f ' s Fabrics Ltd.* (dry good 

1084 Galloway's Groceries* 1086 Golf's Bakery 

1045 
Jackson Trading Co. Ltd.* 
( o r i e n t a l arts) 

1049-51 
Top Toy Centre 

1053 

CEBA Export & Import Co. Ltd.* 

1067 

A r c t i c Heritage of Eskimo Art* 

1071 
C u r t i s June Fashion Jewellery 
& G i f t s 
1075 

Robson Fabrics* (dry goods) 

1087 

Plantation 

1089 

Knorr Danny Men's Hair S t y l i n g 

1091 

Galaxy Gems* (jewellers) 

1097 

Whales Tale G i f t Shoppe* 

1099 
Downtown Travel Centre Ltd. 
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Burrard Street Intersects - Continued 

1090 

The Chicken House 

1092 

Three Graces* (jewellery) 

1094 

Olympia Oyster & Fish Co.* 

1098 
Shoppers Drug Mart* Thurlow Intersects 

1100 
Busy Bee Grocery & Flowers 

1102 

Susanne Imported Shoes* 

1104 

Robson Emporium ( g i f t shop) 

1104% 

Kerry Shop (ladies' wear) 

1106 

Vienna Shop (watch repairs) 

110635 

Max T a i l o r i n g 

1108 

Robson Shoe Renew 

1110 

Customcolor Laboratories 

1114 

F a b i f l a T e x t i l e s Ltd. 

1116 
Bel-Air Cleaners & Launderers 1120A Mary's C o i f f u r e s * 1120B Mutual Coffee Bar 

1101 
Black Angus Room* (restaurant) 
The T r a v e l l e r (restaurant) 
1109 
The Robson Yarn Barn 

1109B 
Vacant 

1111 
Checkers Hair Cutters 

1111A ! 

Vacant 

1115 
Tepee Sporting Goods Ltd. 

1121 

Molley's Spice Shop Ltd.* 

1123 

Shape Unisex Hair Design Ltd.* 

1127 

Swiss Herbal Remedies* 

1129 

Look Art Fashion* 

1131 
Brandt's Custom T a i l o r Ltd. (men's wear) 
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Thurlow Intersects - Continued 

1124 

Ports of C a l l Antiques* ( g i f t 

1126 
Opportunity R e h a b i l i t a t i o n 
( t h r i f t shop) 
1128 

Sasha Ltd.* (children's wear) 

1130 
Hansen's Toys & Art Supplies 

- 1132A 
Passport Photos* 
1134 

Oriental Handloom Bazaar* 

1140 

Sun's Place Crafts 

1142A 

Peacock's Children Wear 

1142B 
Oriental Marble House Ltd.* 
(imports) 
1144 
Vacant 
1160 
Super Mart Grocery 

1164 

Royal Bank of Canada Ltd.* 

1170 

The Picture Show (art) 

1172 
Samantha's International 
Boutique Ltd.* 
1174 . 
Continental Tailors^ & Men's 
Wear 

1133 

) La J o l i e Madame (lingerie) 

1135 

Robson Boutique* (shoes) 

1137 

Pick-a-Tour* 

1139A 

Claudette's Boutique 

1139B 

Star Curio Crafts ( g i f t shop) 

1139C 

Heidelberg Restaurant 

1141 

Le Cous Cous Restaurant* 

1143 

Don's S t y l i n g Lounge 

114 5 
Unemployment Insurance 
Commission 
1155 . ; 

Canadian Government DVA 

1157 

King's Parking 

1195 
Robson Services Ltd. (service 
station) 



T h u r l o w I n t e r s e c t s - C o n t i n u e d 

1 1 7 6 

A r c h i e ' s H a r d w a r e 

1 1 7 8 

I n d i a G i f t H o u s e L t d . * 

1 1 8 2 

J e w e l l e r * 

1 1 8 4 

R o b s o n G o u r m e t ( d e l i c a t e s s e n ) 

1 1 9 0 

N e l m a r C o f f e e S h o p 

1 1 9 4 
C e n t e n n i a l P h a r m a c y L t d . 

B u t e I n t e r s e c t s 

* C o n t r i b u t e d t o t h e s t u d y b y a n s w e r i n g t h e q u e s t i o n n a i r e . 
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Store No. 

A COMPARISON BETWEEN GROUND FLOOR 
BUSINESS LOCATIONS DURING 1965 AND 1975 

1965 , 1975 

Burrard Intersects 
1000 Toronto Dominion Bank 
1001 Non-existent i n t h i s 

year* 
1003 Robson Drugs 
1005 College Cleaners 
1007 Pope's Barber Shop 
1007a Far West Stamp Shop 
1008 Murchie's Tea &. Coffee 

Ltd. 
1008 Kerr, W.M. (tea) 
1009 Smith, A.E. Photo 

Supplies 
1011 E l i t e Imported Shoes 

1012 Oben's Home Bakery 
1013 L i t t l e Heidelberg 

(restaurant) 
1014 G i l b e r t Hardware. 
1016 O'Brian Jewellers 

- O'Brian O p t i c a l 
Dispensers 

1017 Tepee Sporting Goods 
1018-22 Michelle's A l t e r a t i o n s 
1019 Wooden Plate Cafe 
1023 * 
1024 -Maryvale Ltd. 

(delicatessen)" 
1025 Vacant 
10 27 Imperial Barber Shop 
1028 Happy.Feet Shoes & 

Repairs 
C i a r d u l l o Frank Shoe 

Shine 
1029. Marce Shoppe (ladies' 

wear) 
1030 Rear Art Sign Co. 
1031 Curtis Radio & E l e c t r i c 
1032 Robson F l o r i s t 
10 33 B.C. Sewing Supplies 
1034 Norman's Meat Market 
1035 Elizabeth's Dress

making 
1035 Robson Photo & Music 

. Shop 

Same 
Card Shop 
* 
* 
* 
* 
Same 
* 
* 

Mozart Konditorei & Tea 
Room (bakery) 

Vancouver Camera Land Ltd. 
* 

Cher Ton-Ton (restaurant) 
Same 
Same 
B r i g i t t e Mode 
Same * 
Derek London Haute Co i f f u r e 
Same . . 

White Spot Ltd. (restaurant) 
Be a u t i f u l People Unisex 
Same 

Same 

Tempo Canadian Crafts (art) 

Same 
The Wig.Tree (jewellers) 
Same 
* 
Persian House of Jewels 
Arlene Ladies' Wear 
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Store No. 1965 1975 

1036 

1037 
1037 

1038 
1039 

1040 

1041 
1042 

1044 

1045 

1047 

1049-51 

1052 . 
1053 

1054 
1056 

1060 

1060 

1060 
1060 
1062 
1064 

1064 
1066 

Burrard Intersects -
Vincent Delicatessen 

Ltd. 
International Cafe 
Mickey's Shoe & 

Luggage Repairs 
Grand Shoe C l i n i c 

* 
* 

* 
* 

Natural Food Store 
(health foods) 

* 
Rainbow Produce Dairy 

Products 
European News & Import 

House Ltd. 
-Ginza Japan Arts -(gift 

shop) 
National Council of 

Jewish Women T h r i f t 
Shop (2nd hand goods) 

Robson Mews & Import 
Store (books) 

Standard Produce Co. 
Matsuzaki, Miss A. 

(dressmaker) 
Le Chasseur Men's Wear 
Continental Gem House 

Ltd. 
Morgan, R. Coiffures 

S c h n i t z e l House 
(restaurant) 

European Barber Shop 
Falkenhagen 
Nordic Import G i f t s 
Leong Market Products 

Old Country Bakery 
* 

Continued 
Same 

* 
* 

Vincent Imports Ltd. 
Robson Mews: 

1. The Protea Boutique 
2. Munich Tea Room 

(restaurant & take-out) 
3. The Iron Comforter 
4. Stoneflower Boutique 

(custom dressmaker) 
5. Veronica's Flowers 

( f l o r i s t ) 
Grand Shoe C l i n i c 

The Old Cheese Shoppe 
Same 

Same 

Jackson Trading Co. Ltd. 
(ori e n t a l arts) 

Top Toy Centre 

Same 
CEBA Export & Import Co. 

Ltd. 
Bogena Hair Design Ltd. 
Same 
3 Le P a p i l l o n Boutique 

(ladies' wear) 
Same 
* 
* 
Same 
Echo Marketing Ltd. 

(jeweller & delicatessen) 
* . 
Old Country Bakery 
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Store No. 1965 1975 

Burrard Intersects - Continued 
1067 Friendly Don' s (clothes) Authentic Eskimo Carving 
1068 Vacant Captain's Cafe 
1070 A t l a s Realty Pussycat Fashion Centre 
1070 Dowding, J.A. (notary * 

public) 
1071 Downtown Travel Centre Curtis June Fashion 

Jewellery & G i f t s 
1075 Europa Cafe Robson Fabrics Ltd. 

(drygoods) 
1080 Feinschmecker's Robson Jewellers Ltd. 

Delicatessen 
1082 F r i Schuk Hans & F r i J e f f ' s Fabrics Ltd. 

Products (sporting (drygoods) 
goods) 

1084 Galloway's Groceries Same 
1085 Freybe Delicatessen Same 
1086 G o l f s Bakery Same 
1087 * Plantation 
1089 Frans, N. Barber Knorr Danny Hair S t y l i n g 
1090 Our Coffee Shop The, Chicken House 
1091 Galano's Beauty Shop Galaxy Gems (jewellers) 
1092 New Method (cleaners & Three Graces (jewellery) 

f u r r i e r s ) 
1094 Olympia Oyster & F i s h Same 

Co. 
1097 * Whale's Tale G i f t Shoppe 
1098 Cunningham Drug Store Shoppers Drug Mart 
1099 International Sundries Downtown Travel Centre Ltd. 

Thurlow Intersects 
1100 Busy Bee Grocery & Same 

Flowers 
1101 The T r a v e l l e r Black Angus Room 

(restaurant) (restaurant) 
1102 Susanne Imported Shoes Same 
1103 Whirlomat Laundry * 
1104 Robson Hat Works Robson Emporium ( g i f t shop) 

(cleaners) 
1104V The Kerry Shop (ladies' Same 

wear) 
1105 Pete's Barber Shop * 
1105 Normandie Beauty Shoppe * 
1106 Vienna Shop (watch * 

repairs) 
1106% Max T a i l o r i n g Same 
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Store No. 1965 1975 

Thurlow Intersects - Continued 
1107 Bradley-Wilson (real * 

estate) 
1108 Robson Shoe Renew Same 
1109 The Robson Yarn Barn Same 
1109b Vacant Same 
1110 Robson Furniture Customcolor Laboratories 

Exchange 
1111 New York Barber Shop Checkers Haircutters 
1111a Muri, Mrs. M. Vacant 
1114 Susan's Lingerie & Fabiola T e x t i l e s Ltd. 

Sportswear 
1115 Bank of Nova Scotia Tepee Sporting Goods Ltd. 
1116 Bel-Air Cleaners & Same 

Launderers 
1120a A La Parisienne (beauty Mary's Coiffures 

shop) 
1120b Mutual Coffee Bar Same 
1121 * Molley's Spice Shop Ltd. 
1123 * Shap Unisex Hair Design 

Ltd. 
1124 Tom's Market (produce) Ports of C a l l Antiques 

(gi f t s ) 
The Dory Shop (2nd hand . 

goods) 
1126 Welfare Ind. of F i r s t Opportunity Re h a b i l i t a t i o n 

United Church (2nd ( t h r i f t shop) ; • 
hand goods) 

1127 * Swiss Herbal Remedies 
1128 AAA Locksmith's Sasha Ltd. (children's 

wear) 
1129 Hansen, P.M. (mfrs. Hansen's Toys & Art Supplies 

agent) 
1131 * Brandts Custom T a i l e r Ltd. 

(men's wear) 
1132a Ace Radio & TV (service) Passport Photos 
1133 * La J o l i e Madame (linqerie) 
1134; New Spotless Cleaners Or i e n t a l Handloom Bazaar 

& Launderers 
1135 * Robson Boutique (shoes) 
1137 * Pick-A-Tour 
1139a * Claudette's Boutique 
1139b * Star Curio Crafts (gifts) 
1139c * Heidelberg Restaurant 
1140 Leigh, B. (confection Sun's Place Crafts 

ers) 
1141 Chicken Delight Le Cous Cous (restaurant) 

(restaurant) 
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Store No. 1965 1975 

Thurlow Intersects - Continued 
1142a Peacock's Children's Same 

Wear 
114 2b Toft Furs O r i e n t a l Marble House Ltd 

(imports) 
1143 Don's S t y l i n g Lounge Same 
1144 Noah's Ark (pet shop) Vacant 
1145 Unemployment Insurance Same 

Commission 
1148 * * 
1150 * * 
1150a The Dory.Shop (2nd * 

hand goods) 
1150b Esquire Shop (tobacco) * 
1155 * Canadian Government DVA 
1157 * Kings Parking 
1160 Super-Valu Groceries Super Mart Grocery 
1163 Coffee Time (restaurant) * 
1164 Royal Bank of Canada Ltd. Same 
1170 Vancal Reproductions Same 
1170 Automatic Sprinkler Co. Samantha's International 

of Canada ( f i r e Boutique Ltd. 
fi g h t i n g supplies) 

1172 * * 
1174 Ralph's T a i l o r i n g Continental T a i l o r s & Men Ralph's T a i l o r i n g 

Wear A l t e r a t i o n s 
1176 Archie's Hardware Same 
1178 A r t e l Radio & TV Repairs India G i f t House Ltd. 
1182 I n t e r i o r Products Vacant 
1184 Barclay Market (meats) Robson Gourmet (delicates; 
1185 Henrich Bros. Garage * 
1190 Nelmar Coffee Shop Same 
1194 Centennial Pharmacy Ltd. Same 
1195 * Robson Services Ltd. 

(service station) 

Bute Intersects 
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APPENDIX E 

Computer Codes 

& 

Computer-Tabulated Results 
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Card Column Contents Code 

1-5 Subject Number 
6 Business Category E 
7 Location on the Street F 
8 Merchant 1s Age G 
9 Merchant's Sex H 

10 Merchant's O r i g i n J 
11 Questionnaire D i s t r i b u t i o n K 
12 Questionnaire Response L 

20 Question A - l 
Number of years i n operation on Robson A - l 

21 Question A-2, part 1 
Number of customers on weekdays A-2 

22 Question A-2, part 2 
Number of customers on Saturdays A-2 

23 Question A-3 
Percentage of customers who make pur

chases A-3 

24 Question B - l 
Number of years i n operation at pres

ent l o c a t i o n A - l 
25 Question B-2 

Number of branches B-2 

28 Question B-3 
Size of premises B-3 

29 Question B-4, part 1 
Need for more space B-4 

30 Question B-4, part 2 
Extra space needed B-3 

31 Question B-5, part 1 
Moving thought B-4 

3 2 Question B-5, part 2 
Reason for moving thought B-4 

33 Question B-6, part 1 
Owner or tenant B-6a 

34 Question B-6, part 2 
Length of lease term B-6b 

35 Question B-7 
Amount of rent B-7 

36 Question B-8, part 1 
Amount of rent f i v e years ago B-7 

37 Question B-8, part 2 
Amount of rent since moving B-7 

38 Question B-8, part 3 
Percentage of increase i n rent B-8 

39 Question B-9 
Date of purchasing l o t B-9 
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Card Column Contents Code 

40 Question C - l , part 1 
Change i n sales volume i n the l a s t 

f i v e years C - l 
41 Question C - l , part 2 

Change i n sales volume since moving C - l 

46 Question C-2, part 1 
Number of regular employees ' C-2 

47 . Question C-2, part 2 
Number of part-time employees C-2 

4 8 Question D-l, part 1 
Improvements to l o t B-4 

49 Question D-l, part 2 
Improvements to block B-4 

50 Question D - l , part 3 
Improvements to s t r e e t B-4 

51 Question D-2 
Attitudes toward change D-2 

52 Question D-3 
Kind of change D-3 

53 Question D-4, part 1 
Likes: Location B-4 

54 Question D-4, part 2 
Likes: International flavour B-4 

55 Question D-4, part 3 
Likes: Size of stores B-4 

56 Question D-4, part 4 
Likes: Lower rent B-4 

57 Question D-4, part 5 
Likes: Other B-4 

58 Question D-5, part 1 
D i s l i k e s : Location B-4 

59 Question D-5, part 2 
D i s l i k e s : Crowds B-4 

60 Question D-5, part 3 
D i s l i k e s : Noise , B-4 

61 Question D-5, part 4 
D i s l i k e s : T r a f f i c B-4 

6 2 Question D-5, part 5 
D i s l i k e s : Other D-4 
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Code E: Business Category 

1 Food stores 
2 Eating and drinking places 
3 General merchandise 
4 Apparel, accessories stores 
5 Drug stores 
6 Jewellery stores 
7 Stationery stores 
8 Sporting goods stores 
9 F l o r i s t s 
A News dealers, newsstands 
B G i f t , novelty, souvenir stores 
C Camera, photographic supply stores 
D Second-hand stores 
E Antique shops 
F R e t a i l stores not elsewhere c l a s s i f i e d 
G Establishments o f f e r i n g personal and r e p a i r services 

primarily to customers 
H Gasoline service stations 
I Real estate, finance and insurance 
J Commercial parking use 
K Public buildings 

Code F: Location on the Street 

1 Closer to Burrard St. i n t e r s e c t i o n 
2 Closer to halfway between Burrard St. and Thurlow St. 
3 Closer to Thurlow St. i n t e r s e c t i o n 
4 Closer to halfway between Thurlow St. and Bute St. 
5 Closer to Bute Street i n t e r s e c t i o n 
X . Not ascertained 
0 No answer 

Code G: Merchant's Age 

1 Less than 25 
2 25-35 
3 35-45 
4 45-60 
5 More than 60 
X Not ascertained 
0 No answer 

Code H: Merchant's Sex 

1 Male 
2 Female 
X Not ascertained 
0 No answer 



1 7 9 d i 

Code J: Merchant's Origin 

1 Canadian 
2 European 
3 German 
4 Induga (Indian-Ugandan) 
5 Chinese 
6 Other 
X Not ascertained 
0 No answer 

Code K: Questionnaire D i s t r i b u t i o n 

1 Questionnaire d i s t r i b u t e d and accepted 
2 Questionnaire d i s t r i b u t e d and rejected 
3 Questionnaire not d i s t r i b u t e d 
X Not ascertained 
O No answer 

Code A - l : Number of Years 

1 0-3 years 
2 4-9 years 
3 10-14 years 
4 15-29 years 
5 30-49 years 
6 More than 50 years 
X Other answer 
0 No answer 

Code A-2: Number of Customers 

1 0-19 customers 
2 20-49 
3 50-99 
4 100-199 " 
5 200-499 " 
6 500-999 " 
7 More than 1000 customers' 
X Other answer 
0 No answer 

Code A-3: Percentage of Customers Who Make Purchases 

1 0-10% ~ 
2 11-30% 
3 31-50% , 
4 51-70% 
5 71-90% 
6 91-100% 



C o d e B - 2 : N u m b e r o f B r a n c h e s 

1 0 b r a n c h e s 

2 1 b r a n c h 

3 2 - 4 b r a n c h e s 

4 5 - 9 
5 1 0 - 4 9 

6 5 0 - 9 9 
7 M o r e t h a n 1 0 0 b r a n c h e s 

X O t h e r a n s w e r 

0 N o a n s w e r 

C o d e B - 3 : S i z e o f P r e m i s e s 

] L e s s t h a n 5 0 0 s q u a r e f e e t 

2 5 0 0 - 9 9 9 
II II 

3 1 0 0 0 - 1 4 9 9 
II II 

4 1 5 0 0 - 1 9 9 9 
II II 

5 2 0 0 0 - 2 9 9 9 
II II 

6 M o r e t h a n 3 0 0 0 " " 

X O t h e r a n s w e r 

0 N o a n s w e r 

C o d e B - 4 : N e e d f o r M o r e S p a c e , I m p r o v e m e n t s , a n d L i k e s a n d  

D i s l i k e s 

1 Y e s 
2 N o 
X O t h e r a n s w e r 
O N o a n s w e r 

C o d e B - 5 : R e a s o n f o r M o v i n g T h o u g h t 

1 N e e d f o r m o r e s p a c e f o r l e s s r e n t 
2 D i s l i k e o f t y p e s o f c h a n g e t a k i n g p l a c e i n t h e a r e a 

3 I n c r e a s i n g o p e r a t i n g c o s t s 
4 D e c l i n e i n s a l e s v o l u m e a n d c u s t o m e r a t t r a c t i o n 
5 E v a c u a t i o n n o t i c e 
6 S h o r t l e a s e t e r m 
7 P a r k i n g p r o b l e m 
8 R e a s o n s 1 a n d 2 
X O t h e r a n s w e r 
O N;o a n s w e r 



Code B-6a: Owner or Tenant 

1 
2 
X 
0 

Own 
Rent 
Other answer 
No answer 

Code B-6b: Term of Lease 

1 
2 
3 
4 
5 
6 
X 
0 

Three years 
More than three years 
Other answer 
No answer 

No lease 
Less than one year 
One year 
Two years 

Code B-7: Amount of Rent 

1 Less than $500 per month 
2 $500 to $999 
3 $750-$999 
4 $1000 to $1499 " 
5 $1500 to $1999 " 
6 More than $2000 per month 
X Other answer 
0 No answer 

Code B-8: Percent of Increase i n Rent 

1 0-9% 
2 10-19% 
3 20-39% 
4 40-69% 
5 70-99% 
6 More than 100% 
X Other answer 
0 No answer 

Code B-9: Date of Purchasing Lot 

1 Before 1900 
2 1900-1934 
3 1935-1949 
4 1950-1969 
5 After 1970 
6 Other answer 
0 No answer 
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Code C-1: Change i n Sales Volume 

1 More than -100% decrease 
2 -100 to -50% 
3 -49 to -0% 
4 +0 to +30% increase 
5 +31 to +60% 
6 +61 to +100% 
7 +101 to +200% 
8 +201 to +300% 
9 More than +300% 
X Other answer 
0 No answer 

Code C-2: Number of Employees 

1 0 employees 
2 1-3 
3 4-6 
4 7-10 
5 More than 10 employees 
X Other answer 
0 No answer 

Code D-2: Attitudes Toward Change 

1 Yes 
2 No 
3 Depends on the change 
X Other answer 
0 No answer 

Code D-3: Kind of Change 

1 More greenery, wider sidewalks, common awnings covering 
a l l fronts 

2 More s t r e e t f u r n i t u r e 
- 3 More Parking f a c i l i t i e s 
4 Renovation of e x i s t i n g buildings 
5 Larger stores, new bu i l d i n g s , lower rents, and longer 

leases 
6 Provision of r e s i d e n t i a l and pro f e s s i o n a l o f f i c e s above 

r e t a i l stores 
7 Pedestrianize 
8 Re-open stre e t closures 
9 Re-emphasize European s t y l e 
A Change to i n t e r n a t i o n a l shopping mall 
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Code D-4: Dislikes--Other 

1 The gradual loss of o r i g i n a l Robson Street European 
flavour 

2 The block-up between Howe and Hornby 
3 The condition of some of the older buildings i n the area 
4 Increasing rents and taxes 
5 The lack of sui t a b l e parking f a c i l i t i e s 
X Other answer 
0 No answer 

( 
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• 
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F R E Q U E N C Y T A B L E 
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UtlL>iA .ElAI£ I A f l L i : OF M . £ £ C . j j £ N l O R l £ l i N (CC 1 0 ) 

F R E Q U E N C Y T A B L E 
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Z E R O II 0 1 
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2 
GERMAN 

3 
INDUGA OTHER 

4 5 6 
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EXECUTION TERMINATED  


