-

mil
hda Ll

CENTRAL BUSINESS DISTRICT OF CHATHAM, ONTAR 10

AN EMPIRICAL STUDY

BY
BART B. BROWN

UNIVERSITY OF WINDSOR
1968

CHATHAM PUBLIC LIBRARY

CHATHAM PUBLIC Lj BRARY




W

T ' $ABLE OF CONTENTS g e % Toso

o . Acinowledgements . | ‘ It
Introduction : : i e
Chapter One: Purpose and Scope of the Study ; L
Sources of Data ' L 5

Reviow of the Literature _ D

Methodology ' | 6

Chapter Twos e History of the City of Chatham €0
Factors Affcctinélthe Grouwth of the CED : 1l

Chapter Three: The Delimitation of the CBD 15
Natural Bouandaries of the CBD iiG

The Central Business Index lMethod .16

Methods Basced on Assessed Land Values e AT

| Funetional Changes of Land Uses 19

@ lCho.pter_Foui': Land Use Within the CBED - 25
O Subregions Within the Hard Core 30°
Subregions Beyond the Hard Core G 2

Chapter ?ive: “he Role of the CBD Within the City 35

The Effect of Planned Shopping Centers on the 36

CEBD
Chapler Six§ Conclusions | . _ ' L1
Appendix: Murphy-Vance Land-Use Classification ’ L3
Pictorial Section & L6
Figures: 1 - Ground Floor Land Uses ) Folded in
R A 2 - Remaining Floors Land Uses ) Back Cover
Z.0liography ; : Ry 50




ACKNOWLEDGEMENTS

?he authoxr wishos to thank hls advisors} Dx. A. Lall
and lre be Blackbourn, of the Geography Dupa:tmcnt,_Univcruity
of VindgoTr fo" their advicos in the composition of this papoTr.
e ¢a olso inde zed to Mr. R. hidoell,.ueud of the Assessument
Depargment, end Nr. Howell of the Planning Department of the

city of Chathan for their kind cooperation and assistance.

o - K ; . o |
—/ - - . * .

II




INTRODUCTION

o

The Central Business Distirict, commonly referrcd to as

the CBD, is the heart of any cltj. The districﬁ posscsses

the highest concentration of retall, office, and flnaﬁcial

Cpetivitics to be found within the city. Although the shape

teristicss

O

end extent of CBD's may vary, cach posscsscstchhra .
that ere common to all. 1 Each has its busincss functionsx
located in the sanme general area of its district. Eacn
experiences similar functional changes in land-usc as the
distance increases avay from the central or peak interscction.
The districis possess comparable land-use functions whlch

tend to identify a zéne of transition from the commercial
activities of the core of the district, and the non-commercial
acbivities which are located around the CBD.

This papexr will deal with the CBD of the City of Chathan,
Ontario. Owing to the size of the City (populatlon 33,000) ,
¢he role of the CBD within the urban morphology 48 more
dominant than in the larger metropolitan cities. The CBD
of lorge citlcs must compete with the large planned shopping

ain

s

-,

cenbers end the local shopping districts in the surroul

]

'

touns. The CBD of Chatham 1s.the dominant sﬂbpping district
for the whole of Kent County. 1In spite of the rise of planned
shbpping centers on the Ifringe of the city, the dovmtowm
district remains the main customer atiraction within the

éity. This is due to the large variely in poth the mix and

cuality of goods that are found in the rgtail outlets within
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FOOTNOTES .
4 See Raymond E. Murphy and J. E. Vance, "A Comparativc

study of Nine CED's" in Economic Geography Vol. XXX 1954.

PP 301=336. .




CHAPTER ONE
PURPOSE AND SCOPE OF THE STUDY

The central theme of this paper is an empirical study
of the CBD of the City of Chatham. CBD studies of large

ties, having & population over 100,000, end genoral urban

s

c

studies of small towms are common. Thc ChuTQCUC"'thcu. howe
ever, of the CBD's of small cities have never been studicd

tn detail. The purpose of this paper is to present an in
depth study of CBD of Chatham in an attempt To compensate

gt least in part, for this apparent def 1cicncy in the fiecld

of urban geography. g . :
The major characteristics of the CBD such as'- the piesent
dimensions of the district, the subregions in both the hard

~ N

core and fringe area of the district, and the districl's
place in the urban complex will be studled to Test the
validity of methods that have been developed to defline and
describe the CBD's of largoe metropolitan aréas. With t!
cxception of a discussion of the city's historical grouth
cOne'in Chapter Two, the study will be confined to The prescab
situation of the CBD, and therefore, no considcration will be
given to any fubture developments that might influence elther -
the structure or oompos;tion of the district.

The discussion of the CBD will be 1;m;tcd to five main
topics. The first subjoct will be the development of the
city, cnd thg ma jor factors affecting the growth of ¢the CBD.

“he methods developed to delimit CBD's of large citles uill

-
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noxt be tested forx ;helr acceptability in the small citics.
The various subreglons within the district will than be
considered to discover whether or noé there are any slmi-
larities in their structure and location, when compared with
gsimilar subregions in large cities. The last spbject to be

considered is the role of the CBD within the urban complex.

SOURCES OF DATA

This study is based on data derived from several sourcces.

Data for assessed land values, lot areas and front Tootages

was obtained at the Assessment Department of the City. The
originel base map frdm which the 1and-useland delimitation
naps were constructed was obtaingd at the Planning Department
of the City. Data néoded for the land-use maps was obtalned
by field work. The fleld work consisted of classifying the
funcvions located on the floors of cach block. This classi-
ficafion is based upon the method developed by Raymond E.
rurphy and J. E. Vance in which they classifiéd the functions
within a district as elther ccntrai buciness,‘or non-central
business in nature.1 The material used to congtiuct the
Crade areﬁ ﬁaps was obtained from customer files of the various

stores. - In order to acquire a true sampling, every tenth

address was chosen.

.REVIEVW OF TEE LITERATURE
The most important backsground material for a study of

this nature would be a series of articles on the CBD written




O by Raymond E. Mdrphy, J. E, Vanbc, Jr., and B, J. Epstein.
The first article was written by Murphyland Vnncc.z The main
purpose of this paper was to arrive at a method of deliniting
CBD*s which could be applied to all major cities, and then .
gone basls for comparison would be established. It i3 in
this article that the Central Business Index Method is
deveioped.3 fhe.cccond article was also written by Murphy.
and Vance.4 This article attcempted to arrive ot somec gcncfal
conclusions regarding function, locatlion, and land-usec
characteristics within the CBD's of nine cities of various
gizes. In the third article of this series, Murphy end
Epstein gave further consideration to the land-usc patterns

" which occurred within the CBD.5 An artvicle written by Cohen
— ‘ .

O and Applebawn proved quite useful regarding retail store

locations within the CBD.6 The main theme of this article

was the rolationship between the type of goods being sold and
the desired amount of accessability.

METHOLDOLOGY

The firat problem posed by a CBD study is comnected with
its delimitation. Several methods have been employed bj
urban geographers.

Murphy and Vance formulated The Central Business Index
Method in an effort to estdblish a unifornm delimition tech-
niqué.7 It is based on land-use within the CBD. Nurphy and
Vance classified the various land-uses into two maln categorics:
0N A

cenbral business uses and non=central business uscs. 1Nno




various fuhetions were compiled by field observation. The
data was Srganlzcd i{nto block units and then transferrcd to
maps, onc map for the ground floor land-use func fons and tho
other generalized map for the remalining floors. Once tThe
information was coliaoted end mapped, the caleulations could
bo made for the two components of The 5gtﬁod:“"The first
component is the Central Businesé Height Index which is found
oy dividing the total floor area of the CBD functlons by the
total ground flooxr area of the black.9 If a block is to be
congluered as part of the CBD it must have a Central Businecs
Height Indox of one, or more. The seccond part of the method
Y 45 the Contral Business Intensiby Inde: which 1° obtained b,,r
@) calculating what‘percenfage fhe total floor arca devoted %o
CBD uses, is of the total floolr arca of the black.lo By this
nethod the block must have a Central Business Intensity Index
of 50 percent or ﬁora 4 1% is to be included in the CBD.
Soth indcxes must be employed if the Central Business Index
Kethod is to be properly uscd. The main reason for thls,
15 that a block might have & high Central Business Height Index
resulting from the fact thaﬁ 14 may have two %torles of-CBD_
uses, and four stories of apartments. It can be seen that
4he Central Business Helght Index falls to consider the upper
{loor usage within the block. The Central Business Intensity
Index corrects this fatlure by inslsting that at least one
o . half of all the floor space in the block be devoted to

cenbral business usese




The next method employed is based upén assessed land
values. The aséessedllgnd vglue is normélly h}shest at the
peak intersection and decreases as the distﬁnc; increases frou
the peak intersection. The decline in values is rapid at
{first, then gradually.tapera off, Owing to the various sizes
of lgts‘found along the étreets leading‘awayfyﬁm the peak
intersection, the aésessed vaiués'are computed in front-fopt
sssessed values; that is, the total ffontage is divided into
the total assessment. The resulting figure is the assessed
value o? the lot in regards to its frontage.‘

The Worcester planner! in th@ early 1950'5,_deviscd-a
method of delimiting the CBD of that city, based upon the
front;foot assesgsed lana values.l1 He not only attempted
- o dclimit the eatire d;strict,'but also the hard-core of
the district. The boundry.of the district was set at lotis
with a front-foot assessed value of $300 and the outer limit
of the hard core had lot values of more than $2000. Attempts
will be made to apply both the outer limit and hard care
principles to the City of Chatham. ‘

The last method employed for delimiting the CBD is based
upon land-use., The various land uses are classifiied according
to the lMurphy and Vance fuﬁctional classification.1? The line

delimiting the CBD is drawn through the zone where there is a

change of functions from CBD uses %o non-CBD uses,




FOOTNOTES

i Raynond E. Mufphy and J. E. Vanco, Jr. “"Delimiting
The CBD," Xconomle Geography, Vol.XXX, July 1954 pp. 189-222.

2 $bid.
3 sbide p 213=21k,

o Raynond E, Murphy and J. E. Vance, JT. “ﬂ Comparativo
study of Nine Central Business Districta,” Economic Geopraphy,
Vol XXX, 1954, pp. 301=336. ‘ A

5 Raymond E. Murphy and B. J. Epstein “Internal Structure
of the CBD," Economic Geography, Vol. 31, 1955, Pp. 21-L6.

6 Saul B. Cohen and William Applcboum, ¥BEvaluating Stoie
Sites and Detcrmining Store Rents,” Economlc Geography,
VO:L. X)D{V:i., 1960. ppt 1-35.

7 Raymond E. Murphy end J. E. Vance, Jr., “Dolimiting
the CBD,® op.cit. :

8 see Appendix

9 Raymond E. Murphy and J. E. Vance, Jr., "Delimiting
the CBD," op.cit. P. 213=214., _ !
B e T VRO ¢ T L
11 owing to the fact that the‘original source could not
be located the summary of the work found in Raymond E.

Murphy's The American City An Urban Geography, McGraw-ELill
1966, p. 297 was utilized.

: 12 Raymond E. Murphy and J. E. Vance, Jr., "Deliniting
the CBD," op.cit. pp. 200-202, .
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CEHAPTER TWO
A4 HISTORY OF THE.CITY OF CHATHAM
Finding the Junction of the Thames.River'and.McGresor's
Creck an established trading center, and recognizing this
point as the most strategle location for defence and'ﬁevelop-
nenb, Govenor Simcoe in 1794 had a town site surveyed, and named
it Chatﬁam. There was little developmentfin the area during

the first two decades of the nineteenth century. Throughout

1ts history, the city has shown a trend of gradual development,

‘an¢ has been spared the boom rates of growth characteristic

of many towns in southwestern Onﬁario.;

Thexe aré.several majoxr factors which have contributed
to the growth of the c¢ity. The rich solls that are found
throughout the area attfacted thélearly settlers to the
district surrounding Chatham. The role of the City as a
market center for the area resulted from the presence of
grinding mills whlch-drew the plonéér farmers to the town.
Added to this was the town's location at the hecad of
navigation for the Thames Rlver. As the trade within the

arca developed, Chatham became the main distribution polnt.2

YMeGregor's Creck also played an inportant role in the early’

grovth of the City. It not only provided water power fof the
various milling opcratlions, but also provided the means by
wnich loés were transported to mills located in the town. 3
In 1850 Chatham officially became a tovm, and in The same
ycﬁr was designated as the county seat for Kent County.

By ¢his time, Chatham was the dominant urban centre in the
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county, a destinction that it has maintained tb the pfecent
day. With tho-construction of the Great VWestern Railway in
1854 Chatﬁam's central 1Qcation was further cnhanced. The
relilvay connected it with Niagara Falls, Brantford,. Woodstock,
London 9nd ulndsor.: Owing to the.speed and regularity of tbe
rallvay éorvice. its importance as a port deelined., During.
the nexv three decades railway connoections viere increcascd,
The Canadian Pacif19 Railway which reached the %town in 1889
was the last new railway. |

Hith the railway came many of the businesscs which
contributed to the industrlal development. DMany of the
industrics depended upon the farm products of the surround-
ing area for their raw ﬁatcriclé.u Owing to-thc excellent

railing and road systems, those products werc easily dls-

‘tributed ¢o the distant markets. With the growth of tThe

gutomablle 1ndustryfin Windsor.and Detroit, feeder plantis
vere 1ocat6d in Chatham to utiilze the incxpensivé labor
supply. In spite of ;hese récent developments Chatham's
grovith has resulted from 1¥s role as the major market and
distribution centre for Kent County. | : i , .
. FACTORS AFFECTING THE GROWTH OF THE CBD .
Tae CBD prosently occupies approximately thirty nine
acrec within the heart of the city. The peak point is
located at the intersection of Fifth and King Streets. The

northern boundaxry of the district is the Thames River, the
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castern 1limit is William Street, and Third Street serves
as the western boundary. The southern boundary is marked by
Vellington, Queen, and Harvey Strects.
. Many of the originai structures were crected along both
gsides of King Street, between Fifth and William Strects.
This vas due to the fact that the remainder of the town site
could not be immediately utilized.: The area southeast of
the Queen and Wellington Street intersection was the town's
school reserve, wnile the area ceast of this, along wéllington-
Street, was too marshy. The low flood plain of the Thanmes
iver discouraged any permonent settlement on the north side
of the river. Devélopment of the commercial district east

William Street was hindered because of {flour milling

%

(o)
and logging activities which were being carried out in thav
vicinity. As a result of these barriers, growth of the CBD

was forced to proceed west along King Street. The present

"extent of the district is a _clear illustration'of the

continual pressure exerted bj factors similar to these
already mentioned, suéh as, the milling activities east of
waliiam Street and the government and church functions
located along Wellington Stréeﬁ.

. Many of the factors that have influenced.thé development
of Chatham in the past continue to play an {mportant role in
the growth and economy of the city. .This is especcially true
in regards to the industries which depend upon the

agricultural production of the surrounding districts fox
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its raw'materials. The growth and extent of the CB# continues

to be influenced by the Thameé River and the'milling

nctivities located east of William Street both of which

prohibit expansion of the CBD eclong these boundaries.

soutnward expansion of the district has becen curtailed to a

creat oxtent by the public ahd church properties located

near the intersection of Fifth and WGllington Streets. The

fubure growth of the CBD will continue to move westward along ' |

Street as it has done in the past.

ing
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. CHAPTER THREE

® : THE DELII'TI'“AT.LO‘\I OF THE CBD

O

The variety of methods so far employed in delimiting CBD's
11lustrates the fact that no single method has provon to be
onbirely successful when applied to CBD'L of varlous slzcs.
miis 48 the main failure of the Central Business Index Metnod
formulated by Murphy and Vances If correctly employed, thc
mebhod would delete some essential or significant blocks of
CBD's in small cities, and include unnececssary b100ku in the
c3D of extremely large citles. The various mcthod! based upon
asscsesed land valﬁcs fail to galn pniversal acceptance owing
to the fact that the required data is not available in all
cities, and if available they are not readlily accessible
to everyone. An examplg of this would be the total sales
{figures aveilable to Malcolm Je Proudfoot in his study of
tho CBD of Philadelphia, Pa.> Such stetistics are not available
rfor all towns, and hence planning departments of various citlies
have adopted thelr own tndices for outlininé their CBD's.

In some cases,; no gpecific indices are evolved at all. TFor
ecxenple; the CBD in the City of Chatham was described as

sinply en a:ea 1n which most of the retalling is carried

out. No atuempt was made to differentiate the variety of

retall, offlicc, industrial and vesidential functions uh;ca
oceur within the arca. "Phis chapter will attempt to pI rovide
more specific bdundriés by applying methods formulated o
delimit the CBD's of large citles. Once specific boundries'

nave been ;ormulated, the land=-use studies, found in Chapter

C) Four, will relate Lo specific areas. The methods used were
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chosen on the basis of avallable information such as 1ot slzes,

assesced land values and field land-use mapping.

NATURAL BOUNDARIES OF THE CBD

Before considering the more complicated techmiques which
were descfibed in Chapter One, the natural and ﬁaﬁmade features
of the eity that act as barriers to'the spread of the district
uill be studied. These consist of such items as rallways,
water bodies, parks, public buildings, and relief leatures.
sprprisingly enough, Chatham's central business district is -
pasically outlined by many of these barriers. The most obvious
of these ie& the Thames River,‘which has prevented'the devélop—

mnens of the district northward. Expansion south and east has

" been limited by the combined presence of a rallway line, and a

concentration of public buildings. There is no ‘apparcent boundary

1nhibitihg the westward expansion of the district, hence its
growth has been in that direction. This trend may be reinforccd
by the eventual location of the new city hall on King Street,
just west of Third Street.
THE CENTRAL BUSINESS INDEX METHOD

The ffrst Spccific-method‘that was applied in oxder to
delini® thé extent of the central business district was the
Central Business Index Method. fter the two componecints =
nomely, The Central Business Helght Index, and the Central

Business Intensity Index - had been calculated for each of the

blocks, the result of each index was mapped.? It becomes quite
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apparent from the mab that this method is not effective for
a city the size of Chatham, due to the fact that it left out
large areas of the disﬁrict wnere CBD functions are found,
The Central Business Helght Index 4is more realistic in its
results than is‘the Central Businéss Intencsity Index; since
the latter excluded approximately sixty'percent of the arca
desipgnated by the land-use method as pait of the central
businéés district. This will be considcréd later in Chis
chapler.

METHODS BASED ON ASSéSSED'L&ND VALUES

Phe next type of data under study is based upon assesscd

1and values. As pointed out in Chapter One, an atéempt will

be made to'delimiﬁ both the outer boundﬁry and the hard core
of the district. This will be done by assigning a certain -
assessed land value as the outér limit of each arca.
An attempt to £ind en individual lot value to delinmit

{he CBD, was unsuccessful. Thls was due to the fact that if
the value of a lot, wherc a definite break in functions
occurred, C.8ey Third and King'Strcét intersection, vias
applied £O'the vemainder of the city, some of The arcas on
whlch CBD functions persisted would have been excluded. when'
% beceme apparent that this method would not work, the
technique was modifiqﬁ by using the front-footl assesscd

values of one hundred foot intervals leading J%ay {ron the

peak intersection. Thls also falled to provide a realistic

voundary to the district. The feasibility of using front-

S A s e
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foot assessed values was tested once more by use of per-
centages. The value assigned to the peak interscction (King
and Sixth Street) was one hundred percent. The remaining lots
were assigned percentage values in proportion of that oflthe '
peak intersection. The results were similar to the two
previous attempts, Obviously, at least in the case of
Chatham, delimitation of the CBD based upon front-foot
assessed values is not possible.

This is notlto say thaﬁ the delimitation techni@ues
based upon land valuation were a.totailfailure, because some
small suceess was obtained in delimiting the hard-coxre of the
district, by means of employed assessed land values.

In doing field work required for the land-use study
(found in Chapter Foﬁr), it became evident that there was
e marked shift from central business functions to non-central
business functions on the upper floor space, as the distance
increased from the peak intersection, By studying the assessed
land values in the areaé where thils break oqcurred, a pattermn
~ begen to emerge. The afore-mentionced shift seemed to occur
at a point Wheré lot values began to decline below $10,060.?0.
Thus, a hard-core district was established with the outer
linit¢ being the lots with an assessed land value of more than
$1q.000.00. By studying the encloscd map:, the only noticeable
discrepancy to the abave generalizétion is seen to occur along
the cast side of Fourth Street where the assessed land values |
tend to be below the required figure.E ‘Although this value
of $10,000.,00 serves to delimit the hard core of the CBD of
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~Chathem, it cannot necessarily be assumed that it would: vork
in enother town of a comparable size.
FUNCIIONAL. CHANGES OF LAND' USES
The nost suecessful technique cmployed to delimit tho
CBD was based upon changes in land-ugcs. The north, east,
and west bounddries of the district are quite apparent if
one examines the land-uses in thesc dreas. At the cast end
of the district, where King end William Strects intersecct,
there is a shifﬁ,from retailiﬁg functions té commercial
storage and vacant land. The shift does not occur abruptly
along the west side of Villiam Stroet, where a transitional
iﬁu:occurs between King‘Street.and the Canadian Paciflc
Railway tracks. The east slde of William Street is occupled
oy ¢ train depot, and automobilg'service facilities. These
‘functidns serve as o buffer zone belwecen the central business,
and non-ccntral business usages.
The northern boundary, thg Thames River, as already
pointed out, is a natural boundary. Land use on the north

side of the river clearly indicates the effectivencss of

A

this boundary. Largé city parking lois are.situateo at Che
north end of the Third and Fifth Street bridges. A cluster
of gas stations are located on the norﬁh side of the Filth
Street DBridge. Although these are CBD functions, they tead
to locate near the fringe of:the d;strict. because of thelr

.c.':;:: requirements for low cost land. The city owms most

2 the lend immediately adjacent to the north side of the

ke
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1yer, ond plens to eventually-conécrﬁ the land into a park.h
se land-usc north of this area 1s.charactcrized by small
.atnl fabricating plants and wiolesale warehouscs. The
rezatnder of the area is composed of lbw-gradc housihg. with
nninsignificqnt amount of retailing. 1In regards to retall
runctionss there 1is evidence of ribbon development along
ct, Clair Street, most‘of which is a 1ow;grade type. Ex-
cepblons to this are a wool shop, & mcﬁ's store, and a radio
ond television store.  The future constructlon of & high risec
cpartment bullding to the east of Third Street bridge will
clso sexve to éﬁrengthen the boundary 1ole ofqthe block.
ohe western boundary, namely Thlrd Street, is in a transitioﬁal
stoapoe bver fhe last decade, there has been & change from
purely residential functlions to a mixture of residential and
commerecial functions. As a result, the areca boundcd by Third,
tellington, and King Streets has been rezoned fron residential
{0 conmercial functions.

The sharpest break in the CBD functlions ocours at thc‘
vellington and Third Streeﬁ {ntersecetion, for beyond this is
a pgrcly residential areca. Wellington Street serves as the
district's southern boundary from Queen Street to Thlird Street,
but the.CBD functions thal occur aléng the south side of the
strect ere also included within the district. The extensive
church property at the WGllington‘an@.Qucen Street intersectlion,
plus thelarge Federal Post Office at the Cenbter and Wellington

Street intersccetion have effectively prevented the central
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(Tsiness functions from spreading along Cen
ocato along Quecn Street,

ter and Queci

xhey have thus had to X
h and Post Office prope;uy. This
ractc;ized

sere eilSe
south of boil th the Churc

gpread of central business functions must be cha
s ribbon development. Thefunctions have been forced Co IC=

pain glong this atreet because of the existing rcsiuenc;al

esent 1n the area when

The Harvey, - Queen
L4

developmen® that was pr the original

ns began to be locatcﬁ.

central functio
street intersection Was chosen as the boundary for the CBD,
o the fact that the area surrounding Queen Street

ection 18 devoted exclusively Lo non-

peinly due

south of this inters
iiﬁtr&l functions. Thus, the boundary sneludes the west
£ Queen Street, exelusive of reu;ﬂential act iv;ties, to |

tre e to the Haryey-ﬂcllington intel- .
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ety and from her
secbion. The boundary line then follows Wellington Street
to Willianm Street. Tne functions east and south of this
inserscction are primarily non-CBD in nature. This fact also

the area south of Harvey Street.

the changes in land=-

nolds txrue for From the

accompanying map, ¢4 can be seen that

central business to non-central business are

use from
probably +ne most reliable sndications of the CBD boundazxry
for a city tThe size of Cnatham.u As it has been, pointed out,
the boun wdary oocs not occur along & sharp break in functions,

th the possible cxceptioﬁ along Third street, but rather,
Qesul‘cé from the selection of points within the transitional

surrounding the district.. 1t may, therefore, be




concludcd that the best

roly on changes of land

and Vance'

technique to delimit the CBD is %o

_use functions, according to. Murphy

s classification method.




FOOTNOTES
1 U.S. Bureau of the Ccn.,u.s, Intexr-City Business
~onous Statistics For Philadelphia, ’;., pI ~eparcd under
‘wc wision of " Halcoim J. Proudioot, nesearch Geographer,

Loy 19370
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CHAPTER FOUR
LAND-USE WITHIN THE CBD

It is.& well known fact that the dovintown afe of eny
city is conposed of a variety of stores, offices, end banks.

It Scems, at first glance, that thero!is 1ittle, LT any,

pattern in the arrangement of these facilitlcs; but, upon
¢loser observetion certaln assoclatlions begin to appiale This
1

point vas clearly presented in a study by MHurphy and Vance.

In this study, the CBD's of nine cities were ‘compared to sec

17 eny similarities could be found in thelr components. The

xey point of any CBD ig the peak land valuo intersection,

uhich Murphy end Vance cound to be within a few hundred Teeb

of the district's geographlic center. It was from this point
&=

that the various similarities began to appear, &s the distance

{nereased avay from this peak point. The Cotal space occupicd

by retallling tended to decreasc as the distance from the peak
DL wn

interscciion fncreased, and,. officc space ¢ncrecased at i1

.
- <
-

and then docreased. Following this, non-central business

cunctions begin to appear. As Hux phy end Vance emphas sized

throughout thelr study, the changes 1n functions in the CED
are gradusl, and do not occur abruptly. Thus, without de=-

tailing the speciflcs of land-use, the above genc;alizat;ong

are valid for most CBD"'s.

Owing to the comparatively small size of Chatham in

relation to those studied by Vancc and Murphy, some alterations

may be nccessary in the above stavenentse. The genexral office

) ~

"
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end financial zone is for the most part, compiétely elininated
'nless this zone is accepted as being found on the second '
flooxr of bulldings leading away f*om the peak intex rsectlion,
ﬂhis nght be considered as a possiblc modification of the
Vancc-Murphy study, becausc thero is a dcfinite occurance of
office and f;nancial activities in the upper floors of the-
fetail ostablishments. It is at the-péintﬂwhére these
establishments begin to-dgc}ine. and non-central busincss
functions increase in the upper stories, that this author
hes delimited the hard-core of the district.? Therefore, as
the uistqnce from the peak inv@quCvioﬂ incr ases, the g;uu“u
‘loor land use tends to remaln const ant, winile the upper {loor
funetions tcnﬁ to reflect the various zones of land-use walch
are found in the 1urge‘metr0polit4n CBD's. Thcre is a shif¢
{rom retailins to service, financial, and oiifice uses, {o
non=central busingss functions as the distance incr ases {ron
the peakiintersection. As can be seen-on the"land-use map .
for the upper fléors, central business functions eare
concentrated around the I'ifth and King Streeﬁ intersecticns,
and for the most part, are found withinfa distance of 500
feet from the nain intersection.b '

If'ﬁny berniefit is to be derived from a land-uce study,
the above gene?al classificationa\of functions must be analyzed
in greater detalil. In the city of Chatham, the peak inter-
section is located at the Juncture of King and Fifth Streets.

Its position is unique,; for no other corer within the CBD
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cven begins to approach it in combihed land valuses; that is,”

¢ne toval assessed land value for each of the four lots on

the 1n£ersection. Since assessed land values are based.on'the,
location of the property within the central dlstrict, it has

a direct e‘ffeci; on the total rent a person must pay. Another
characteristio 6*&‘ the peak value interscction is that 1t ;

usually is the location of the highest traffic and pedestrian
densities to be found within the CBD.. .'I"ne:c'cf'ore, these facts
nigh land costs, high traffic, and pedestrian denslties arc
¢he main characteristics of the peak value' point of a CBD.
These values tend to decline sharply at Tirst, and then moxc

gradually as the distance from the peak intersection increascs.

Some general observations regarding types of functlons

ot

end théxr location in relation to land valucs, trafiic, an
pcdestrisn densitics will now be made, Some . funclions, such
as banking, require a prestige location, and are this willing
to pay the required price for .thc “best® land. They must uis‘o
ve near the financial, as well as, the rotail center of the
CBD. This is particularly true of the nmain branch of the

bank. In large urban ceaters, the rinancial district is

therefore located within the heart of the CBD, because of the

Q

high interaction betwebn 1t and the rebailing end offic
functions ‘within .Che area. Resardins reballing, certain
functions such as women's shops, men's Wear, restaurants,
department stores, and shoe storces tehd to locate quite close

to the peak intersection. Likewise, similar functions tend



B

«0 locate near each othexr to take advantage of comparison

e
e

ray the high land costs found near the peak interscectlion,

oppinge To the question why the merchants are willing to

ene answer is qulte simple, The peak point has the highest
;edcstriaﬁ and 'i:rafi"i’c. densitics, as well as being the focal
-olnt for any mass transportation system which might be
oucrating in the citj. These types of retailing depend upon
nigh exposure to the public if they are to remain in |

vusiness. With these generalizations in mind, a study can

bo made of the sub-reglons within the CBD of Chathau.




e

h |
¥
|

e I e Ao S LS S -C‘-—.-:'

T S e e

. [ p—
e ey s s e SRS LR Ty |

i | |
v

|
‘.I
il

SUBREGIONS OF CEBED :1:;
| | " |

l

1 I i

| | Banking
&; Refailing
.| Zone of

| | Hardware

R —

SUBREGIONS

iscard

ey

L




ne

SUBREGIONS WITHIN THE HARDCORE

Phere are three dominant subregiohs in thé hardcére of
suatham's CBD. The one most apparent is the retalling sub-
region. The banlking subreglon 1s the most highly copceantrated.
The third subregion is comprised of the general ofi‘icé functions
1ocn'ted. on the upper i‘ZLo._ors of the bullding withing the hardcore.

Owing to its dominant role in the hardcore the retalling .
cubregion will be dealt with Tirst. Llmost every facet of
seballing is located within the hardcore, whether it be men's
or uorlncn's wearing apparel, children's oulfitiing, department,
variety, or discount facilitles. ‘Phis clustering of retall
fucilities 18 a result of the efforts of the rq’tail wmerchants
to gain the maximum amount of exposure and accesslibility to
the customer. The qual'ii.:y and pficc of Lhc goods various
from medium to high. This facilitates easy comparlison
chopping for the customere. The women's wear shéls have tended
to polarize in regards to quality and prico. The better stores
have located on xmg; Street just east of Fifth Strect, while
the lo:-.'e:c priced goods have located tol tho west of Fifth.
This polarization 1is not found in thne men's clothing stores
oving to the fact tha{:both of the sbores within the hardcore,
are of a_hig‘ner quality'and prices range than the renaining
shores found throughout the CBD. The type of retaliling
cstablishéd'within the hardcore of the CBD of Chatham is quite
similar to the retaill func'ﬁions located within the hardcores

of the cities studied by Murphy end \.T.e.nm::.4
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The banking and financial functiéns-providc the most.
strongly concentrated subregion within the hardcorc. The
{four functlions are situated on the peak interscctlion. This-
yas & common occurancc in the citles studied by Murphy and Vancc.
iv is felt that financial functlons, CﬂpecLutly main branches-
desi*e to be Located on the most pres stigious spol and there-
core tend To be concentrated on OF smmediately adjacent o
the peak {ntersection. : '

The third gubregion within the hardcare district of the
CBD is composed of\general office Tunctions. in the citiecs
studied by Murphy ond Vancc this subregion occupicd ground floo¥r
gpace near the peak intérsection. owing to the size of the
city of Chatham, 1n comparison to those studied by Murphy end
Vvance, these functions'(due to the pressure of retalling
within Che hardcore) have been forced o utilize the upper
{loor space of buildings. Inspite of ¢his, the general office
functions still form & distinet subregion within the hardcore
of the CBD, because the boundary of {he hardco'e disbrict is
narked by the transition from the QBD funca;ons, such &as
general offices, to non CBD functions, especially permanant
residential facilitics. | '

SUBREGIONS BEYOND HARDCORL
There are.btwo subregions, outside the nardcore that = it
consideration. Both subreglions are located on King Street
petween Market Square and Willians s¢reet, and one district

or subregion 1s locabed within the other. The hardware
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district is situated within the zone of discard. 5
It 4s in this latter subregion that the importence of

¢s8D functions is dgcllning. The more important functions

are being replaced by low quallty shops and restaurants.

the upper floors refilect the low level of houuinﬁ wnlch is

found east of William Stfeet. The vacancy rate on the ground

floor level is the highest €o be found within the entire

district. The buildings are.old, with the result that the

neating and plumbing systems are poor. The block®s overall

appearance is shabby and 1ittle could be done to improve 1it.

Even with theso drawbacks, a certain type of retalling can be

.._\
©
o)
i_l
-
L)

round which is utilizing this type of locatlon. It is bas
a 1o i-grade mix of retail goods that mutually bene each |
other because of their similar economic level. EIEach of the. i
cities in the Murphy-Vance study possessed a zZome of discar
within its CBD..6
The retail hardware complex, with the associated com patable
flooring, paint, and plunbing stor res, represcnts a subregion
within this zone of discard., The hardware stores have an
cqual mix of goods which are sold at comparable prices, and
thus serve as mubual attraction for each other. The “hfeo
comprise what might be called the harduare district. As &
result of this reputation, the paint, floor, and plunbing
facilities are béneritinc from the inertia of the district.
lMany of the CBD land-use patiorns observed by Murphy aand
Vance are also found in the city of Chatham. Owing to thelr

greater size, the cities studied by Nurph& end Vancé had




dictinctive CBD aubfegions, such gs banking; ﬁeneral ofTice
functions, and retaliling. In spité of Chathan's smaller
gize in relation to those mentioned above, its C3D
possesses sinilar subregions, even though they are of a

less distincet nature.

Y
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FOOTNOTES

"1 Raymond E. Murphy end J. E. Vance,
comparabive Study of Nine Central Business

2 41bsd p 305

. 3 Refer to Chapter Three; P. 18

4 See Appéndixg Figures™l and 2

5 Raymond E. Murphy

6 Raymond E. Murphy
t‘ﬂo CBD.“ _0_12001'\'-. Pe :L90

9 Reymond E. Murphy
comparabive Study of Nine

and J. E. Vance,

and J. E, Vance,

and J. E. Vance,
Central Business

3k

J:L'. i |'IA
Districts” op.clb.

J‘.‘L‘. ogociti

Jre; ¥Delimiting

Jite ® WA
Districts" op.cite
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CHAPTER FIVE

TEE ROLE OF THE CBD WITHIN THE CITY

With all that has been written regarding the problems
cssoclated with the core arcas of large cities, the fole_of
tho CBD itself has come under closc scrutiny. The problens
are & complex mizxture of crime, slum'cond'tions, traffic
conjestion, and outdated structures. Added to this, is_the
competition that retailing functlons within the dowmtowm area
pust face from the plannéd'suburban shopping centers.
Chatham's CBD faces many of These problens, but slnce This
study is not planning oriented, the solutions to the districi®s
problems will have to be subject malier for future studies.

Although no attempt has been made to solve these

problems, the elffects of recent developments, such as
planned shopping centers, upon the core area will be briefly
considered, In the decades, following World War 11, the
incrcased use of the automqbilc in the Uniyed States and
Canada has superimposed & new retall strucgure upon the
rcball pattern developed in the decades, prior to the

development of mass transportation. The CBD was located av

:he converging point of all ma ¢ traﬁsit 11nes.1 This

occurced mainly in the large metropolitan cities. Since

Chatham's bus transportation systenm was not.inausuratcd

until after WOrld.War 11, its presence had 1ittle elfcct . ‘
on the growth of the CBD. The conjestion that is

characteristic of CBD's in large cities is due meinly to

the fact that people have abandoned mass transportation




)

36
system in favour of the convenlencec of the automoblle.
It has caused similar problems in sﬁaller.citica, since

mass transportetion in these cities is a rccent development,

. Bven with the advent_of the bus systen in Chatham, private

means of conveyance remained dominant, due to the inefficliency

of the public system. As a result of increascd use ol the

&

- automobile, tremendous pressures were exerted on the nariow

streets, and limited parking facilities of the downlown area.
The shopping centers began to appear in The suburbs, with
easily accessible parking and a large mix of goods as their
main attraction. |
THE EFFECT OF PLANNED SHOPPING
CENTRES ON THE CBD

‘Although there are two shopping centers in Chatham, the
efTects of fhe-center located on St. Cleir Strecet will be
studied. This decision was based onn the presence of a
drugstore within the center, which provided delivery service,
because the author wished to compare its trade area with that
of a similaf drugstore within the CBD., The resultant trade
area study consisted of‘one aundred delivery addresscs, which
éere then plotted on a map, lThc pattern was scattered in
nature, having thé highest concentration within the immediste
vicinity of the store. |

The important point to note is that the drugstore located

in the shopping center has most of the trade north of Grand




Avenue, wh;le the downtown store deénds upon the area
south of that artcfy for its customers. If‘the premise is
accepbable that the_drugstore {s representative of the generai
reball establishmenﬁs in the city, the effect is evident.
?he functlons, or outlets, in the shopping centers are
paking serious inroads tnto the trade arca that was at one
time controlled entirely by the CBD. The main reason for
this is not a better mix of goods, because it is quite
similar in both locations, but rather, the availability of
accéssible parking found at the shopping centers, ©Since
the trend is towards one-stop shopplig, cspecially in regards
to high turnover goods such as children®s clothing and toys,’
the consuwuer tchds to depend more and morec on the shopping
centers to provide this scrvice. This hag resulted fron
the conjestion that is found in the CBD, especially during
the rush hour periods.

The one factor that is still attracting people dovin=-
town is the lack of high quality goods within the shopping

-~ o

centers. The CBD is the only place where the custoner car

Q

take advantage of comparison .shopping for such goods. Th

o 3

question arises whether the CBD can draw customers of suc
merchandise from &ll parts of the ecity, or just from higher
income aréas of the city. In an effort to answer this, the
trade area of a high quality men's wear store was nappede
The scatter pattern of the drugstore trade areas vas Ic-

dony

placed by a more nucleated pattern, since more than sixiy

B — B e s n ——
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mrccnt of the samples were loca cd in two sections ol

the
city. One sectlon vas bounded by lMcNaughton Avenue, St. Clair

street, Grand Avenue, end Taylor Avenue; the other, by Park
pvenue, the C. and O. Railway Line, end Indian Creel Road.
Althougn . income statistics were not available, cqu e arcas

contain the middle and upper class residential dwellings.

1t can be seen that as the price and quality of The merchandise
tpereases, its trade area becomes moxe restricted.

te of the changes occurring within the c¢ity, the

el

In sp

mportance as the main reiall distrlict,.

|

cED will retain its
mhis is due to the fact that Chatham is the main retall

piet for the Couaty of Kenl. People from the outlylning
towns will continue To comc {nto Chatham for items nol

-

obtainable in their respective shopplng dis tfiCtuo




FOOTNOTES

1 Homexr Hoyt “Classification and Significant
cheracteristics of Shopping Centres® in Reading In Urban
Georraphy, edited by Harold M. Mayer and C. I'e Kodm,
= University of Chlcago Press 1959, p. 454,

L o
Lno
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CCNCLUSIONS.

it 1s felt that this poaper has made sone contributions
o the ;;eld of urban;geography. No one head attempted o
;cst't1a valid;ty of the various methods cvolvcd for large
mctropolitan areas 1n cities with populatioﬂh of less than
50,000.‘ Bo%h components of the Central Business Index
Method weré applied and proven O be unrcalistic in their
recsulls regardiﬁs the CBD of Chatham. A varliely of methods
bazed on assessed land values were tested end the resulis
indicated that they were of 1little value. in delin 14¢ing the
CBD. A limited amoun® of success Was attained in delimitin
' the hard core of the CBD at the point where the ass;esseq -
lend value for 1ndxvidua1 lots uroppcd below $10,000.00.
Trne functional change in lend uses proved to be The most
successful.method of delimiting bhu CBD. This is the mosv
realistic method for cities the size of Chathame. The land
use within the CBD reflects many of the. pa terns described
by Murphy, Vance and Epstein in the series of arcicles on
the CBD. Owing to the size of Chatham, these land use
patterns are not as distinet as those in tho citlc: -
cribed in the above meationed axtlcles. The advent of plonned
shopping centres with easily accessible parking has attracted
customers in search of & more general nix of goods from the
CBD, but those wno demand high quality goods depond upon

the CBD for these items.

H Q




Cities the size of Chatham are exbtremely fertile
sround for future research., They sharo many sinllar problens

ind are usually limited in the amount of funds that can b

'.l
@

appropriated to £ind solutions to them. Once this erca o

%

ctudy has been more fully exposed to urban geographers and
town planneirs possibly greater cocperatioan will be nuritured
vebueen the smaller cities in an attempt To solve problems

ghared by all of ‘ch_em.
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APPENDIX

' MURPHY-VANCE IAND-USE CLASSIFICATION

CBD FUNCTIONS

Restaurant
Supermaxket
General Food
Food Specially
Delicatessen
Bar

CLOTHING

Wonmen's Clothing
Men's Clothing
Clothing Specialtly
Genexral Shoe Store

HOUSEROLD

Furniture

Harduare and Appliances
Dry Goods, Rugs, Curtalins
Heating Sales

Used Furniture

AUTOMOTIVE v

New and Used Car Sales
Service Station or Garage
Accessory Tire & Battery Sales

VARIETY

Department Store
Five and Dine
Drugstore
‘Cigars and News

bt} ¥
-

. ¥O

FD
FE
b |

o

CA
CB
CD
CE

1A
EB

7

HD
HE

AL
AB
AC

\1;&
VB
vC
VD

k3



PUBLIC AND ORGANIZATIONAL

Pudblic Buildil ng Space
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Inaticutional
INDUSTRIAL

WHOLESALY

. VACANCY

Vacant Building or Store
Vacant Lot
Commercial Storage
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XA
XB
XC
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