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ABSTRACT

It is the purpose of this thesis to examine the functions and

characteristics of an integrated suburban shopping centre, polo park,

I,iinnipeg. rn order to evaluate its position in the context of the

I"Ietropolitan area of Greater Iniinnipeg as a whole, iË was necessary not

only to trace the hisËorical background, but also to describe the more

recent and wider technological, economic, and sociological changes which

have contributed to shopping centre developmenË elsewhere" A locatíona1

and descriptive account of Polo Park shopping centre follows, in order to

acquaint the reader fully L^iith the subject of the dissertation. In reading

Chapter IV, which ís a detailed acc,ounË of the fieldr¡¿ork undertaken in

ülinnipeg and of the subsequent compilation of statistical data, continuous

reference should be made to the series of map transparencies, which have

been placed in the accompanying folder to facilíËate comparative analysis.

These maps are as vital to this thesis as the text itself.

In the concluding chapter certain recommendaËions were made with

regard to the future sËatus of downtown trniinnÍpeg and of Ëhe Polo Park

shopping centre, and finally, a discussion of the position which Ëhesê, and

other major suburban shopping centres, mighE occupy ín the future reËai1

structure of Greater Inlinnipeg.
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CHAPTER I

INIRODUCTION

During the two decades which have elapsed since the end of the second

world war, the topic of shopping cenËres has attracted a considerable degree

of attention, not only on municipal and metropolitan planning boards, but

also in the offices of real estaters and professional planning consultants.

This is also a subject which has caused some anxiety to the executives of

large department store organlzations, the managers of drive-in supermarkets

and other retail chains, and the owners of the ubiquitous neighbourhood

cofner sLore.

In addition, the phenomenon of shopping centres both large and small,

has prornpted enquiry from the market research tearn, the city planner and the

urban geographer,ralth much of this interest being concerned either with Ëhe

siting, morphology and layout of integrated outlying centres, with the impact

of their development and expansion on the retail functions of downtown

districts, or in Lhe context of the conceptual position whích lately they

have come to occupy \,,/ithin the hierarchical structure of retail and service

centres of cities.

A good deal of the analysis of late has revolved around the central

theme that t'regíonal" shopping centres are responsible for Ëhe atrophy and

decay of the central business district, evidence for this beíng static or

slowly increasing downtown retail sales, set agaÍnst an overall picture of

expanding urban markets characterized by increasíng population and a rising

per capita volume of real income.

Undoubtedly there has been justification for such an emphasis, since

changing retail patterns , and the healËh of the downtown aîea > are of primary



concern to the student of urban areas " Yet often the shopping centre has

not been afforded the comment it deserves, and has been treated with scant

respect. Some r.vriters see this most recent component of the urban retail

structure Ëhrough the aperture of a 1ocal drainpipe, a tparvenur development

important only owing to iLs effects on the profít margins of pre-existing

facilities and foci. Indeed, much of the research, the comment and the

criticism directed towards the suburban retail centre has too often been

unal^tare, or unr,trilling t.o recognize, that this is a rde factot and permenent

response (especially in North American cities) to changing social and

economic conditions.

The survey undertaken aË Polo Park makes no apology for assumíng that

in Canada and the United SËates, shopping centres serving a regional or sub-

regional threshold are nor,r part and parcel of modern urban living. Even in

\^iestern Europe, to an increasing extent, they are coming to be regarded as

a necessity if maximum convenience of consumer time and effort is to be

realized in the affluent society.

Thus, from the outset it was thought only realistíc to regard Polo

Park centre as an entity in its own righË, whilst being an integral parË of

the metropolitan area of Greater lalinnipeg as a whole. For the shopping

centre has reached maLurity, and cannot any longer be studied from the

previous standpoint of problematic infancyr as has often been the case.

Some authorities have underlined the major sËimuli which have caused

the development and proliferation of a variety of centres. These shopping

centres can be seen on entering any large North American city by automobile.

There ís the Large scale complex, usually peripheral to the built up area of

the city, with acres of parking space, and often located at the junction of

major freeway arteries. Then there can be recognized a large grouping of
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shops surrounding, and supported by, a junior department or chaín drugstore,

this community centre being dependent on the traffic captured by its conmer-

cial ribbon highway location. On a less comprehensive scale is the neÍghbour-

hood centre, again orientated to faciliate drive-in patronage of its variety

store and secondary shops.

This hierarchy described can be determined whether one is travelling

through Los Angeles or Vancouver, or approaching Minneapolis or Montreal.

For certainly, in the pasË tl^ienty years the retaÍl structures of North

American cities have been subject to such dynamic re-1ocatíona1 forces, as

Ëo combine to introduce wider changes in retail consumer patterns than at

any other comparable period in the history of retailing.

The reasons for these remarkable post-r¡rar reorientations of shopping

habÍts have been dealt with extensively, notably by Hoyt, Vance, Applebaum,

Gruen, and many others" An attempt here is made to sum up briefly the fac-

tors whÍch can be held responsible for the recent proliferatíon of suburban

shopping facilities, since they are also of greaË relevance Ëo the situaËion

in tr{innipeg.

The complex causal forces behind the multiplication of large outlying

shopping centres can be grouped under three major categories, namely

technological, socÍo-economic, and that of plannÍng controls. Though these

are dealt with separately in the paragraphs following, it should be sËressed

thaË they are in fact inextricably related to one another.

That the mid-cenËury years L940-L965 have experienced unbounded techno-

logícal advances is commonly appreciated, but the revolution of mass produc-

tion and its impact upon our daily existence, and upon the environment in

which we live, is little examined and scarcely understood" This is true

wheËher one considers Ëhe nel,rest gadget for easing the domesËic chores of Ëhe
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housewífe, the neat factory-fabricated compartmenËs of millions of new

suburban dwellings, the latest prestige automobile model gracing the

driveway, or the vast roLüs of canned, frozen, or cellophane-packed foods on

the supermarket shelfo Henry Fordrs mass-produced t'model T" available in

any colour as long as ir was black, \.ìIas the pre-requisite for reversing the

traditional fixation of the metropolitan area to Íts central business dis-

trict, whilst at the same time increasing the problems of traffic and parking

congestion downtown. Large scale private car o\¡lnership introduced the

trdegenerative cyclert or ltdowntown spiralrr of public transport systems, which

still serve cities radially (i.e., between suburbs and dor¿ntown) and not

circumferentially (i.e., intersubûrban).

Bottled natural gas, the septic tank, refrigeration, faster roads and

auËomobiles, more effective house cooling and warming techniques, extensive

telephone and electricily :Line services, tank-water supply and other delivery

services, nel^r well drilling methods and local piping¡ all these are the

tools of mants advancing technology, enabling him to create the far-flung

medium, and low-density suburban development outside the reach of city

utilíties. And all these "significant events in the evolution of human

1

ecologyrrr- have increased Ëhe rrautomobilitytr of the suburbanite, decreased

the attraction of regular doÌ,{ntor,{n shopping visits, and have reacted in

favour of the creation and extension of shopping centre retailing in the

suburbs.

The second group of factors relevanË Ëo Ëhe promotion of shopping

cenËres, are sociological and economic in character. For example, since

1-See Schneider, K. , rrUrbanisaËion

InstiËute of Planners, Vol.
ín the CalÍfornia
28. No. L, 1962,

Desert rr,

p. L8-23.
Journal American
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the turn of the twentieth century Ëhe middle and high income classes have

gradually moved from the central area, so that the dovmËown has become

isolated from its traditional backbone. In increasíng numbers, the

customers which lùere its mainsËay are nolü inËercepted by the shopping centre.

The majority of department stores have adopted the policy of positive

retrenchment - improving the downtown location to maintain C"B.D. sales,

whilsÈ at Ëhe same time gaining a slice of the nevr market with an additional

shopping centre departmenË store, along tire maxim "if you canrt beat t.r,

join rem. tt

FurËher, the increase ín urban population; significant changes in

per capita real íncome and the volume of purchasíng power; advertising

techniques advocaËing the virtues of standardization; mass wholesaling; all

these have combined to create an outlook which no longer Ëolerates Ëhe

inadequacies of shopping time and effort suffered by our predecessors. This

is especially true of shopping for food and everyday household needs, the

objectives of which are best achíeved quickly and without the crowds, the

traffic, and the parking diffículties inrplicit \,Iith do\,üntown shopping

visits - trContrasË this with Ëhe mental and physical comfort of shopping

centres."l It may well be that these âre "the signs of ultimate dispersal"

which have prompted Schne ider2 to quesËion if the old city culture has become

antiquated during this process of urban metabolism; and which, with families

deciding t.o spread themselves apart, have favoured the new, and depreciated

the old shopping patterns

1'Vance, J. E., ft., 'Factors shaping the downtor¡rn corett; tn address given at
a course on city cenËre development called tFocus on Downtown;rt presented
by tlre Comrnunity Planning_Assoc_iation gE Cjrnajl-a, in hlínnipeg, January 26 &.

27, L966.

?-See Schneider, K", op. Cit", p. LB-23"
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The lack of application of planning controls, by allowing uncontrolled

suburban expansíon, have also contributed in no small measure to the

disintegration of the tradition of urban unity manifested by the dovmtolvn

centre of gravity" rAd hocr satellite centres of attraction have arisen

in the rlaissez-fairer North American commercial climate, and in some cases

over-subdivision of retail tributary areas has occurred. Further, lack of

controls on private enterprise has, according to Vancerl "u.r""d Ëhe wasEe-

ful use of space by the vast majority of recent suburban developments, and

whÍch) on a number of counts, has stÍmulated shopping centre popularity in

North American cities.

The grid-iron framework of inter-urban routes allows easy inter-

suburban movement by car in relaËively low density areas poorly served by

the central mass transit sysËem, and. thus opening up ne\.4i dimensions in cÍty

travel - t'coïEnunity without propinquiËy. "2 This changing geography of

urban commercial activities promotes the viability of the shopping centre.

Planning does not demand that new peripheral housing be strategically

located on the mass transit routes focussed on the central area. Nor does

Lhe capitalist system require Ëhat Ëhe developer provide commercial

facilities and other close community services. In addition: âny residential

zor.atLor. is often aimed at Ëhe consolidarion of shopping outlets, and the

abolition of isolated shops helps the gi:owth of integrated shopping centres.

Nor does building in suburban areas wheËher retail, office or

1*See Vance, J. E., Jr., "Emerging PaËterns of Commercial Structure in
American Cities. r' Paper presented to Lund S;'rnposium on Problems of
Urban Geography, 19th International Geographical Congress, L960, and
found in the Proceedings of the _L_und Symposlu&

2_-From a lecture by Dr. F. Boal, February , 1965 in the Department of
Geography, Queen 

rs 
-UniversÍty_oJ BeLfasË.
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industrial, find any greaË restriction outside of the cries emanating from

the moneyed proLests of outraged residential action groups. Thus the

mutual beneficialism of shops in proximity to offices, on which the core

area thrives, has been projected to the suburban business centre, no\¡r a

detached piece of d.owntown. Homer Hoytl points out another significant

development when he states that: "The new Federal Highway pattern"..wÍ11 be

the primary factor in locating the regÍonal centres of the 1960rs." For as

is intimated in the texË above (see concluding chapter), there is currently

much debate concerning how much governmental control should be levered

against prívaËe enterprise taking locaËional advantage of public investment

in urban freeway progranmes " It is not easy to say whether or not calculated

application of restriction r^rould go a long r.ray tor^rards solving many of the

problems of "disequilibriumrr mentioned by Vurr"".2 l¡Ihat is certain, holvever,

is that in North America planning controls do litËle to inhibit the rush of

commercial centres and tribbons I emerging in Metropolitan areas.

These then are the consideraËions which have stimulated the rapid

expansion of shopping centres in the tFifties and tSíxties, in the larger

urban areas of the United States and Canada" That Ëhere has been a remark-

able proliferation of these retail outlets can be inferred by the pre-

occupation of many urbanists with shoppÍng centres, as evidenced by innumer-

able publícations d.evoted to them.3

1-See Hoyt, H. rtClassification and Significant characteristics of shoppÍng
cenËrestt; Appraisal Journal, 26 (1958)"

?-Vance, J. E. Jr., rFactors shaping the downËor.rn core." An unpublished address
given aL a course on city centre developmerit called, tFocus on Downto\,'7nrt'pre-
sented by the Community_?lanning Association of Canada, in trriinnipeg, January
26thz and January 27thi L966.

'See Berry, B. J. L.
Bibliography Series

, and Pred, 4", rtCentral Place Studiesrr, sections 9 to 12,
No"1. Regional Science Research Institute. L96L.



One of the chief concerns has been the problem of the classification

of the variety of shopping centres in terms of their position in a hierarchy

of retail service cenËres within cities, and a list of the major authoriËies

can be found in the bibliography; but any detailed discussion in the test is

without the scope of this dissertation. For as with the methodological

explanatÍon and justification, the proper balance and content of this work

was thought to be best attained by reference to appendices, if certain

supplementary information is desired. Ifany believe that theses have a tend-

ency to become initially bogged down with methodological and academic

justification, or with the tradÍtional lengthy reviei,rT of the pertinent

literature, and thÍs opinion is shared by G.T. Trewartha, who claims that

. . . "consequently many theses , like a heavily loaded aeroplane, take a long

Ëime to get off the ground."l

This present research embraces an evaluatíon of the functions and

characteristics of a planned regional integrated shopping centre, and its

impact upon the Metropolitan setting. To this end it is necessary to discuss

the retail facilities and the urban setting prior Ëo the opening of Polo Park,

and also to gather certain information in order to deËermine the market area.

This was achieved by means of a questionnaire, by undertaking an automobile

licence number survey, and by analyzing credit accounË samples.

Subsequently, the problem of assessing the position and impact of Polo

Park on Greater irlinnipeg T^ras attempted by analyzíng the following - the past

trends , the causal factors, and the present distribution and densíty of

population (with some reference to the ethnic composition of i,rlinnipeg); the

levels and concentratÍon of income and purchasing pol^Ier; data on the arterial

1Irl 
"orrrr.rsaLion, June Lg66, Madison, Inlisconsin.



pattern, including schedules of the mass transit net\^iork, time-distance

statistics, and traffic flow diagrams; reference to physical and culLural

barriers; and the compeLition experienced by Polo Park from other shopping

centres and commercial ribbons. Various observations and conclusions are

stated, based on interpretation and inference from the data assembled.

The methods used and the logic of approach should become self-evident

in the chapters which follow" The technigues employed, and their nerits and

disadvantages are discussed, but for the purpose of brevity and because the

fietd techniques are widely used in the geography of market research, the

methodological justificaLion is confined to where it is demanded in the text.1

Definition of terms can be found in Appendix 4.2

The concluding chapter deals \,¡iËh both the broader, theoretical

implications, and with the prospective developments likely on a local sca1e.

Thus, this study might hopefully be of value firstly to the Ínterested

layman, on the ground that his interests and welfare are at stake ín the

consumer r¡/ar presently being conducted on a fr.ee-for-al1 basÍs within the

confines of ialinnipeg's perimeter highway. This may be of benefÍt also to

the management of Polo Park centre, since it is a\üare of the necessity to

keep astride of acLivity in the sphere of marketing geography. Lastly, the

planner and the urban geographer might make use of this research, and per-

haps not only in the offices of the Planning DivisÍon of the Metropolitan

Corporation of Greater trriinnipeg, but also as a case study, it might be

utilized in Britain by those interested in developments which could well

recur there.

lFor .*u*pl"
2rn additíon
be found in

see pages 4L-43

the methods of drawing up varíous
Appendix L.

of the overlay diagrams can
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In striving to reach the interests of each of these groups there is

a danger that the content satisfies none, but the most imporËant object for

the author to achieve l{as Ëo go beyond the purely academic, and produce

something whích might be not only of some general interest but which might

be applied to some specific problem or other, however small. If this ís

achieved he will be well satisfied, for this should be the essence of

geographical scholarship.



CHAPTER II

AN OI]'ILINE CF llm PHYSICAL AND COMMERCIAL GROI^ITII

OF I^IINNIPEG

The processes of growth peculiar to i,,linnipeg during the nineteenth

and twentieth centuries have contributed to produce a very marked bias of

urban development \,{estward. lnlhether one considers such factors as the local
1?3hydrology,- the Indian trailsr- early steamboat navigatÍonr" the Hudsonrs

L5
Bay land reserves, oÍ the alignment of the C.P.R. rail marshalling yardsí

the end result has been the creation of a Inrestern imbalance of growth.

This has many geographical implications; clearly a case of appreciat-

ing historical events in order to understand the present.

I^lithin the framework of the general alignments imposed upon the city

lFro* the earliest Selkirk setËlers it rnras recognized that because of bridg-
ing and severÍty of flooding...t'the two rivers, the Red and Seine, created
a double barrier Ëo eastward development.tr (quote from H. Hosse, "The
Areal Growth and Functional Development of i,rlinnipeg - 1870 to 1913; "
unpublished M.A. thesis, University of Manitoba , 1959 ")

2Th" *i"souri or lulandan Indian Ërail became known as "The Great Highway"
(PorËage Avenue), and invited suburban and commercial development.

.)

'4. S. Morton in his t'History of Prairie Settlementrrpoints out that major
steamboat navigation down the Assiniboine was chiefly responsible for the
settlement of the area Trest from trtlinnipeg between 1875 and f881 .

4rh" ,,rd"on's Bay Company released. its reserves' of land. in order to capit-
aLLze on the real estate boom of the 1880ts. "The spread of the built-up
area \^ras largely Ínfluenced by speculative manipulaËions of Ëhe Hudsonts
Bay Company, " (H. Hosse - "The Areal growth and Functional Development of
l'linnipeg" - 1870 to 1913, 0p. Cit.)

5-The western expansion of the urban area in the 20Ëh century has been
funnelled along the consËriction betr¡een tC"P"R. Ëolnlnr and the Assiniboine
River.

11
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of Inlinnipeg by eÍghteenth and nineteenth century historical precedentsl it

is necessary to appreciate the more recent history of the tv¡entieth century

r¡restern growth of residential areas of the metropolitan area. (See diagram

7 and Appendix N. )

From the earliest days of pioneer settlement at the junction of the

Red and Assiniboine rivers it has remained true that Inlinnipeg looks \nlest,

and the extent and nature of the residential rfringer or the urban area fast

replacing rural arable and graz.ing land, both to the north and to the south

of the Assiniboine River, is most significant to a study of Polo Park

Shopping Centre. Of the various factors governing the distribution of

shoppers visiting Polo Park (as represented in diagrams A - I), the character

of twentieth century residential exparrsion west of che Red River is among the

most important.

The 'Atlas of l4ani toba"Z gives a general description of the progres-

sive sËages of residential development, and classifies housing by use of

seven criteria, in detail.3 The relationships between these different

residential sectors, and Ëhe degree of orientation of the income groups

associaËed with them, towards Polo Park, is discussed above (see Chapter IV,

Pp. 65-73).

OnLy 23"/" of the rnetropolitan area is contained east of the Red River.

1-If further detail or information Ís
a comprehensive study has been made
Functional Development of l,trinnipeg,
University of lulanitoba, L959.

)-Edited by T. Weir, published by the

'See Appendix N, and Diagram 7.

required on the historical geography,
by Hosse, H. , "The Areal Growth and
lB70 to 1913rrr unpublished M"A" thesis

Provincial Government of Ìufanitoba.
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The location of Polo Park cenËre is not an accid.ent,l (see concludÍng

chapter) , for the traditional push of the city outwards, beyond the western

peripheries, finds continuance in tÌre decade of the rsixtíes. This is not

to say that ner,r dimensions are not being add.ed to other parts of the city.

Considerable suburban development is evident in the municipalíties of Fort

Garry and St. Vital to the south (see DiagramT and Conclusion), whilst

I(ildonan is expanding, and industrial Transcona is sprawling eastwards.

If Diagram P is placed as an overlay on Diagram L, it becomes clear

that only three of the total of 20 neighbourhood and community centres are

not sited in direct proximity to that urban area establÍshed within the last

decade. West of the Red River and south of the C"P.R. tracks, ín that half

of hlinnipeg most relevant to this study, every single shopping centre is

found in these sectors of most recent development. That isrrrGrant Park

PLazarrlocated along an avenue outstanding in Inlinnipeg for its dual mush-

rooming of apartment blocks and denominational churches in the 1960 rs; the

thigh class I Tuxedo neighbourhood shopping centre catering for the highest

.2income- groups associated with census tract 58; and similarly the shopping

centres which have arisen in the ner¿est housing projects ttCharleswood,tt

"Kirkfield Parkr" "tr{estwoodrrand Glendale'r - are desígned to serve shopping

requirements on a tlocal I (high rrconvenience goodt' componenË) rather than

rregional I (includÍng high "shopping good" componenE) scale.

It is of the highest significance that Polo Park Shopping Centre

itself is not situated in Ëhese new peripheral suburban areas, but in the

old-established inner suburbia of St. Jr*"".3 Thus iË Ís able to serve

1-Seventeen alternate locations to that of the present site r,rere considered,
but all of them were in the western half of i^Iinnipeg. (Information obtained
from David Slater &Co., Real Estate, !trinnipeg).

)-For definition see footnoËe page 66 (footnotes 2 and 3).

-The city of St. James was incorporated in 1880.
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collectively mosi of the Lrestern suburban districts at maximum convenience

in terms of minimum time-cost.

The advent of innovations in private and public transport, and other

technological advance has caused dislocation of the old urban unity moulded

by dependence on dor¿ntown tr{innípeg. The large expansion of resídential areas

has favoured the growth of commercial establishments along major thorough-

fares, and at main intersections further away from the core area.

The suburban cusËomer calls the tune. No longer can the hlinnipeg

merchant rely upon the patronage of rrthe Johnny below zerot' - the seasonal

spending sPree of the hunter, trapper or pÍoneer farmer. "The days are gone

when Eatonrs and Hudson¡s (downtown stores) were looked upon as the Alpha
I

and ùnega. 'r*

The history of the areal and commercial growth of l.nlinnipeg has been

climaxed in the last decade by the impact of intervening opportunities -

alternative retai-l outlets to that of the central business dístrict. The

strategy of this commercial warfare can be determined, but its fu1l effects

upon i{innipeg and upon the daily life of its Ínhabitants, cannot yet be

measured.

ülith the completion of its new extensions, (totalling an addÍtional

floor area of about 350,000 square feet) , Polo Park will be the second

largest regÍonal shopping centre in Canada,2 uf.te, Yorkdale, Toronto. Just

as *he sales of ülinnipegrs downtoÌ¡In retail complex have been subject to

1*. 
"ro.,el 

Urch, I4anager, David Slater Real Estate Ltd. , Itïinnipeg, in
conversation, January, T966.

2rrr. John Johns, Head l,{arket Research Department, T. EaËon & Co., Inlinnipeg
Manitoba. In conversation, August., !966"
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competitioi-r from Polo Park, so

from discount houses and other

if the plans proposed recentlyl

the past Ís of the present.

the latter in turn has experienced xLvaLry

centres. Nor is this process likely to rest

are as good an indÍcation of the future as

Portage at

the T. Eaton and

In the twentieth century t\.üo great Ërading concerns have dominated

the retail sales market of Greater l{innipeg. The Hudsonrs Bay Company store,

situated on South Maín Road in close proximity to its fur exchange and T^îare-

housíng facilities, had no major competitor in supplying the needs of the

population of nineteenth century irlinnipeg. Then, at the turn of Ëhe century,

a commercial enterprise founded in Toronto by an lrishman, Timothy Eaton
)from Ballymenar- located a vast new department store on Portage Avenue,

IalinnÍpeg. This structure, built in 190513 rr" regarded as one of the fÍnest

buildings of its type in Canada. The range and quality of goods it contained

rdere a wonde to behold"

Such facilitíes captured the patronage of the majority of the popula-

tion of L{innipeg, a good indication of the sharp opportunism of the company

in its al/üareness of the expanding future retaÍl market of the city. It was

not until L927 that the Hud.sonts Bay company, fast falling behind in the

consumer market, gathered its rèsources together Eo provide effective retail

competition.

"The Bayt' constructed its present department sËore

Memorial, four blocks west from that of the establishment

ofr

^îUI

1S"" p.g.s 93 and 95 r,¡ith reference to the proposed new St" Vital centre,
and MeEropolitan Plan for Greater tr^IinnÍpeg.

2Th" U"aon Park in Ballymena is testimony to his origins and his benevolence.

-This was during the great decade of the rrsecond Boom" in l,{innípeg. (See
Hans Hosse: ttThe Areal Growth & Functional Development of ldinnipeg - 1870
to 1913r' - unpublished M.A. Ëhesis, University of Manitoba, 1959.)
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Company. This delay in regaining an effectively competing posiËion, against

Eatonrs combined mail-order and shopping complex at Donald, caused nThe Bay"

to inherit second place behind its rival. This situation remains true to

the present day.

The result of the early tI^rentieth century shift of the retailing

capacity in downtown trrlinnipeg from Main to Portage, r^ras Ëo project r,¿estward

orientation of neTt sËores along Portage. I4ain Street, north of ÍËs junction

with Portage, became isolated from the mainstream owing to the constricting

influence of the C.P.R. station and railtracks, and also to the development

of the financial district and grain exchange. South Main held the C.N"R.

station, hotels, raíLyards, and warehousing. Along Notre Dame Avenue,

growth of retailing was inhibited by proximity to the unsavoury environmenL

of the wholesaling and garment manufacturing dístrict.

Thus Portage r¡Ias the one remaining avenue of major importance which

could accommodate comnercial expansion. Once the big departmental stores

had established themselves, cumulative attraction pulled in less Ímportant

retailing business. And so, even beyond the IÍnits of the C.B.D., Portage

has become the most importanË shopping avenue in trüinnipeg, its "ribbon

developmenttr stretching almost unbroken to the Perimeter Highway.

For half a century downtown Portage, focussed on Portage and Donald,

was the Mecca for the shopping public of üIinnipeg. The departmeni stores

of Eaton's and the Hudson¡s Bay Cornpany pulled in patronage lÍke the force

exerted by a strong magnet upon iron filings. For there \^zere no alternative

comparative centres of attraction.

However, by the late 1950rs the

area r.\7as approaching hatf a mÍ1lion.1

population of Ëhe i,'Iinnipeg Metropolítan

Distances between the C.B.D. and homes

lrh. 
o. B. s. census

475,989. See also
1961, gave
Appendix

the populatíon of Metropolitan I{innipeg
L (ii) for an updated figure.

AS
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PLATE A. DOI^11\TO}II{ I^IINNIPEG IN R-ELATION TO POLO PARK. (LATTER CAN BE SEEN

TOP IEFT HAND BACKGROUND.)
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in the suburbs r.vas becoming greater" Downtown traffic and parking problems

vrere causing great inconvenience" The Department stores, once remarked upon

for their variety of goods and excellence of service, T¡/ere becomíng inadequate

to meet the clemands of the increasíng affluence of an increasing population.
1

The two major downtown stores have noL groi^rn with the city"- Pushing along

the crowded store aisles, with or without chr'ldren, is not the most pleasanË

of experiences " Nor is the 1600 foot four block walk often necessary beËween

Eatonts and the Bay (see Plate A), especially in the sub-zero temperatures of

the l4aniËoba r^rinter. In the latter half of the f ifties, Eheref ore".. "it was

no longer heresy to advocate a major suburban alËernative"l to the downtown

centre.

The tradition in i^iinnipeg of shopping downtown had

this still remains a factor of signifi"tr-r""2 to consider

persuade people to shop more in modern suburban centres.

remarked: "Like o1d shoes, traditional concepts are more

new ideas are apt to be upsetting" I'

rB

1*. Liurrel Urch, Manager,
conversation, 25th Ju1y,

2Further reference is made
(Disadvantage 8).

sËrong bonds, and

in any attempts to

For as Tiebout has

comfortable, and

David Slater & Co.
L966.

to thís below; See

, Rea'l Estate, trriínnipeg, in

also Appendix D.



trrrhen Polo Park was officially opened on August zoth, 1959, it was the

first integrated shopping outlet Ín i,rlinnipeg which had been comprehensively

planned from the begÍnning. At a cost of $7 millionl it was built on forty

acres of land formerly belonging to the Polo Park Race Track,2 whence it

derived its name" It is situated close Ëo the junction of a bridging point

of the Assiniboine River with Portage Avenue (see plates c and D) "

Subsequently, the execution of plans for an additional bridge, modern clover-

leaf interchange, and underpass , have enhanced the advantages of location on

two major intra-urban arteries. Ihere has been, Ëherefore, a large scale

modification and addition to the road system ín the vicinity of Polo Park

cenËre (compare Plates B and C and Diagram 1).

A LOCATIONAL AND DESCRIPIIVE ACCOUNT OF

POLO PARK SHOPPING CENTRE

CHAPTER III

Portage Avenue is the major eight-lane thoroughfare serving that part

of the city which embraces the greatest portion of the population of
?

i^Iinnipegr" and which shows the fastest gro\,ith - namely the r¡rest, north of the

Assiniboine "

In add.ition, Polo Park is situated on the trHome-Going" side (north) of

Portage Avenue, an. important influence on sales volumes, according to market

1_-Does not include interior finishing and furnishings. This and other figures
quoted without reference to footnote source, is information provided by
l4r. Harrison, Manager of Polo Park Centre.

2see Plate B"

"According to l4r. David
hlinnipeg), in 1959 308
distance of Polo Park.

Slater, (lufanager, David
,000 people lived within

L9

Slater Real Estate Co.,
15 minutes 20 m"p.h. driving
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PI.ATE B. VERTICAL AERIAL VIET^i OF

PREVTCII"TS TO TONSTRI]CTION
POLO PARi{ RÄCE TRACK
ffi' Tlim NE!ü sT" JAlms

TAI(EN MD 1.95ûs
RRTSGR; : :

5ffi"ë{¡jSf*"erls:*lwgr-{:1!Àk*:sÈ-¿Ì¡:,;:-::r ììfl.ì::::.t:9$sqilr¡!
Western Photogrammelay, Winnipeg.Source:
(Note difference in scale comPared to Diagram C")
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PLATE C" VERTICAL AERIAL
SHOPPING CENTRE*

VIEId
NEI{

0F POLO PARK TAroN MID 1960s, SHûI{ING
ST- JA}'{ES BRTDGE AND ACCESS ROIT?ES"

,S$ål;{g*

Source: I¡Ies tern Photogramme try, Winnipeg .
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research teams. Three thousand seven hundred car spaces, arranged. on all

sides of the shopping area (i"e., "split parkingt') for convenient walking

distances (see Plates D and E), are provided to ensure ease of parking at

all but the peak ho,rt". l Und.erground truck deliveries segregate service

vehicles from privaLe cars for the most part, whilst buses, bringing shoppers

from downtown and the suburbs, terminate at the entrances near the department

s tore "

Yet ínitiaLLy, the internal structure of the shopping centre left

something to be desired" The pedestrian ma1l, roofless and open to the

elements (see P1at" F),2 T,ras stifling hot in summer and. subject to the cold

whip of wind and snow ín r¿inter.

Compared i,¡ith the longer r,valk between Eaton !s and "The

Park had only its traffic-free character Ëo commend it to the
?Early sales figures" experienced by store or,rners reflected. the

saËisfaction of shoppers with Ëhe open mal1 arrangeqent"

Bay r'r Polo

pedes tr ian.

general dis-

l"lany of thc store lease-holders hardly made ends meet during the first

thTo years (or even longer) after opening. t'one must come in prepared to

'l
-Tire peak shopping hours are usually Thursday evenings, Friday evenings, and
Saturday mornings; before public iroliilays and during pre-Christmas shopping
sPree" Parking difficulties are also encountered when shoppÍng hours
clash !üith sports or. other entertainments at the trtÏinnipeg Stadium and
arena, (for example, football games and the Red River Exhibition)" Usíng
the parlcing index method Polo Park should have some 2,500 - 31000 spaces.
Using the parking ratio method Polo Park should have 3,750 car spaces.
(see s. J. staseson - "The planning of shopping centres'r M. Arch. Thceic,
April, L965, Dept" of City Planning, University of l4anitoba.)

-This can also be seen on Plate D"

3Ĵee Appenorx -ti "
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face a loss for the first couple of years or so.t't One or t\¡ro stores even

closed down (for example, Bettlz trdinthrow - Ladies Clothing). However

during the last t\^/o years there has been a upward swing in sales, and

process is, in part, generally characteristic of the early stages in

ping centre operations. Much work remains to be done as regards this

of economic viability experienced by shopping centre tenants, but to

the pattern evolving at Polo Parlc in any great detail is without the

of this research, for it would demand a thesis in its own right"

this

shop-

cycle

go into

s cope

In the Fall of L963, at a cost of $600,000"00, the covering of the

Mall r¿as cornpleted (see Plate G) " The statístical irnpact of this, r'the

first maior architectural concession to clímate in T.{innipee- "2 was almostt 'r

immediale (see Appendix F). The rapid increase in sales since L962 can be

i#fFr'Lr,¡a¡l 11-^^'lr, j-n fha onn-lnc.i,-^ ^ç F1-^ M^11 L,,¡ ¡1^^ ^ç ^.'^ñi'fina-^adLLr !uuLeu r4r6crJ, Lv Lrru errç!vorrrË v! Lrls I'ErI, uuL 4Iùu uI ùI¿3trIIIU4Iruc

was the completion of the ne\,^I St. James bridge and access routes (see Aerial

Plates B and C). This was a precondition for extension of Polo Parkis

influence to i:he populaEion south of the Assiniboine. By thís time, people

i^/ere also more aware of the benefits of shopping at the centre, and coupled
1

with this was the promotional vigour sho\.vn by new management at Polo Park.'

r'- -ntsF^^ñect it is hardly possible to measure these factors separatel'y,M !sL!9ùy

but their cumulative impact caused individual concerns to make percentage

1-Julru Cholakis , Iulalrager of Broaclway
November , L965. This is also the
which the author had with managers
in Polo Park.

Florists, Polo Park;
impression gained from
and employees of the

Lit uullvct !id Lrurl
many conversations

individual stores

2^-Pers onal communication
Architects, I,/innipeg,

from Green, BlanksteÍn, Russell Associates
(January , L966).

-See Plates I, J, and K in Appendix I.
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PLATE G" THE ENCLOSED }4ALL, POI.O PARK SHOPPTNG CENTR-E;

CONCESSION TO CLIMATIC EXIREIVES"

ARCHITECTURAL
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profít gains varyíf.g r.rom 5% to 60%, averaging at 2o%.L rhe fact rhat

duríng customer opinion 
",r.rr"r"2 people stated that the chief advantase of

shopping at Polo Park r¿as the air-conditioned comfort of the enclosed. ma1l

(cool in summer, r,tarm in winter), is some measure of the importance of the

innovation" Since the roofing \^Ias completerl forrr: years ago, the financial
outlay necessary has been repaid. many times through increased sales benefit*
ing the entire "e.rtr".3

Besi-cles a t\n/o studio basement theatrc and a large bowling aL:rey, there

are also offices of various insurance and other businesses, both above and

below ground (shopping) leve1.4 Polo Park at present contains forty-eight

different stores of a variety of types and sizes (see Diagran 2), which

total a combíned sales floor area of z52,oo0 square feet"

kiginally, the tenanËs of the shops within Polo park were carefullv

selected to avoid duplÍcation of trad.es, and also to ensure that onlv those

occupants evaluated as possessing a good chance of permanent success r¡tere

included" Although a few of the less favourably located. stores did tfold,t

Ehis policy together with letting on a percentage rent basis5 lras successful.

lFig,rr." provicled by the Management of polo park cenÈre"

2See Diagram 3"

2"@inion of Ifr. Harrison, Head of polo park lulanagement committee

-This non-retail occupancy totals 42 rgï4 square feet of tire 538 ,202 squarefeet of occupied leasable area.

q
"The percentage rent lease system is a good scheme because (a) in a neT,ü
shopping enterprise it is difficult to know what the level of rent should
be; (b) it keeps the developer fully occupíed in rnaking the scheme work; and
(c) because it encourages obligatory and active particÍpation in a tenarì.ts
trading association, in order to ginger up trade as a r^¡hole.
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Tn Díagtam 2, the shops and servíces contained by Polo Park shopping

centre could be divided (on an intuitive basis) into I'convenience goodt'and

rrshopping good" establishments. ClearIy there will be a good deal of over-

t ^^^-'rapprng vrl-Enrn thís definition based on i_ype of goods sold.'

Yet whatever the líne drawn, it is clear that Polo Park cloes contain

sufficient speciality stores to atiract the low-middle and rniddle income
a

groups'it is desígne{ predominantly, to serve. Arry neglect of lowest income

shoppers is met by the separate discount siore of Toppsts nearby, whilst it

is hoped that nel,r developments i¿il1 encourage the patronage of high income3

shoppers from the River Heights and Tuxedo communÍties.

There are sufficient convenience stores to al1or¿ shoppers to complete

all , or most of their shopping, in one trip. For example, houser,/Íves are

given the choice of patronizing one or two rival chain supermarkets; and

drugstores, shoe-shops and ladies fashion stores are duplicated to facilitate
rtcomparison¡r shopping and to promoLe competitive prices.

The department store which presently dominates the

gives the customer additional choice .4 "nd. 
when Ëhe future

*For example, retailing concerns like Reitmants and. I(resge & Co" sell many
goods (shoes, clothíng, etc.) over and above those available in 4 local drug-
store; but each would be characteristic of establishments which are compon-
ents of local community and neighbourhood shopping d.istricts" In this sense
they can be defined as local and convenience establishments "

2_
,e or delrnrt]-on see

3.-I Or clelLn]-tl_on see

h
IE 15 aImOSt true
Park were regarded
another department

footnotes 3 and 4 page 66

footnote page 66

to say that if all the other heterogeneous shops in polo
as under one compact .or^inership, they would constitute
store of the scope of Simpson-Sears.

shopping centre,

Eatonts department
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sËore, and the smaller shops which will accompany this development are

opened, these combined facilities wiil frrrfhcr nroject polo park as a second.

do\¡7ntot¡tn.

In addition) a department store under the senarârê cnntrol of the

Simpson-Sears Company, and not bound by the decisions of the majority rule

of the Management comnittee for the rest of Polo Parkrl bou"ts an average of

8,000 customers per day,2 shopping in a gross floor area (G,F"A.) of 27B,4go
?

square feet." Thus, the total for all the retail capacity found wíthin polo

Park shopping centre is over 500,000 square feet,4 arranged. in a plan which

possesses similarities to that of Yorkdale cenËre in Toronto. Taking $45"00
q

square foot'of G"FoA" as an approximate criLerion of sales volume. the

annual sales of the deparËment store would total about $12"5 millions. If

the annual sales of all the other shops in Polo Park can be stated as beins

$25 millionsr" the combined total sales volume of the enËire centre is over

$35 millions in Lg66.7 norurr"r, iL is only during the last ti,üo years, which

1r. J.

2Ûustomer volumes
(0p" Cít")

Stasesion (@. Cit") criticizes thÍs lack of unity in adminisËration.

?"source of these figures available from the author on request

-Thus Polo Park possesses about one seventh of the total
retail space on tr{innipeg, (See Appendix B) and is truly
to Hoytrs and other classifications.

varies from 3,500-201000 people per day. (J" Staseson,

sFigrrr. computed by K" G" Dawson
trrïinnipeg.

6Fi*rr."" quoted by l4anagement at
-1'These fÍgures are only approximate and are quoted merely as a guicle to the
economic strength of polo park centre.

, lutrarket Analyst, Hudsonrs Bay Company,

Polo Park"

of major competitive
I'regional rr according
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have witnessed great sales íncreases , that these figures have been attained.

Besides its location in an expansive residential area, polo park

benefits from location near a number of large officel and apartment blocks,2

proximity to the airport, and within a mile radius of polo park cencre a

long list of plants and warehouses can be dr.o^,rp.3 Not only d.o these

business concerns bring more customers to Polo park, as a result of the

cumulative 'þu11r" and owing to the multi-purpose nature of many trips, but

the employees of many of these offices and ind,ustries provid.e a substantial
porËion of the lunchtime and evenÍng sales, especía11y those within easy

walking distance of the rna1l.

This close proximity of retail and office land.-use has arways been one

of the basic generators of downtonrì. prosperity. But ít is no longer

exclusive to that district. To a lesser extent Polo Park is a centre which

also, like downtown, ís rrdevoted to people, paperwork, and parcels,,'4 and

can be classified as an outlying I'self-contained. business district,,,5 such

centres being referred to by Hoyt as rr...satellites similar in srructure to

the C"8.D.""

-For example, the Manitoba Telephone System, and the Motor Vehicle Branch.

These are situated
Portage Avenue.

?"See Appendix G" l4any of these concerns surrounding Polo park can be seen
in P1ate D.

LL'This is ho¡^r the c"B"D. is described eppigrammatically by Hori,çood., E. and
Boyce, R" R, in I'studies of the c.B.D. and urban Freeway Development"rl
Seattle, University of üIashingto_n press , Lgsg"

immediately to the east of polo park, and west along

q
-lutrarcel villaneuva, rrPlanning Neighbourhood shopping centres
Committee on Housing _I¡rc", New york" (1945)

oH. Hoyt; "The classification and. Significant characteristics of shopping
Centres,rr Appraisal Journl! , 26, (1958) 

"

,tt National
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Polo Park centre, according to the plans made pubric during the

first half of L966, will be considerably expanded during the next two years.

The major department store in downtown triinnipeg (T" Eaton & co.) has

announced its intention of developing a suburban outlet at Polo park. of

similar proportions to that of Simpson-Sears. Further, thirty smaller shops

are projected for the centre, and on their completion, these plans promise

even greater potential than the enclosing of the mall or the completion of

the SË" James bridge. Certainly these developmenËs d.eserve more detailed

attention in the concluding chapter.

By I970 many of the shortcomings generally associated with shopping

centres, and particularly apparent at Polo Park to anyone with a keen eye

and discerning taste, should be eradicated" Polo Park is undergoing as many

significant modifications and expansions as in Ëhe metropolitan area as a

whole. For it is a part of the wider process involving the decentraL1za1íon

of the retail structure of Greater trrlinnipeg, which is proceeding apace in the

latter half of che rsixties.



In order to evaluate the functional importance and to assess the

salient characteristics of Polo Park Shopping Centre, it is necessa:.y to

determine the extent of its tributary area and to gauge whether it is

succeeding, not only as a financial investment, but, in addition, to judge

whether it meets adequately the demands of the populaËion it is designed

Ëo serve"

ANALYSIS AND INTERPRETATION OF SURVEY RESEARCH

AND OTHER STATISTICA]. DATA

CHAPTBR IV

IL is hardly possible to ascertain the physical, economic and

sociological impact of this integrated shopping district upon the urban area

of Greater Lrlínnipeg, T/'iithout paying due respect to the three precepts which

fashion the enquiries, the doctrines, and the practices of market research

teams "

The first is accessibility, and related phenomena, which can be

conveniently subdivided as follows:

A" The use made of Ëhe arterial pattern of main and secondary roads

by automobile owners.

B. The network and frequency of mass transit routes.

C" Limitations imposed by physical barriers"

Secondly, the retail structure of the city, and the extent and loca-

tion of commercial competition, is also worthy of attention"

Lastly, reference to the social milieu is necessary, and again, is

capable of subdivision into:

A

B.

Numbers, distribution and density of population"

The distribution and 1eve1s of income.

34



Although the triumvirate of categories (accessíbility, commercial

competition, and the social milieu) has been enumerated. and will be dealt

with separately for convenience, when one weighs the cumulative effect of

these influences, the Ínter-relationships existing between them almost make

them indivisible of each other"l

The attempt to measure the factors outlined, and any correlations

between them which have emerged, T,17as facilitated by ernploying well_

established research methods of data-gathering, and the various characteris-

tics and distributions of persons shopping at polo park CenËre r,^/ere

es tablished.

C, Cultural and ethnic group patterns"

Three main data-gathering techniques r,üere taken advantage of in

establishing the patterns of shopper distribution in relation to polo park

Shopping Centre; these also serve as excellent indices of its franchise

trading areaz withÍn the metropolitan trading area as a who1e"

Firstly, by means of a schedule (question.raire)3 survey, respondents

were asked to gíve their specific street address"

In addition, complete ansi,^/ers to a number of other questions posed

(see interview schedule, p. 38) provided further factual information. The

35

rSo that the relationships between these
as possible, a separate folder has been
using the cartographic technique of map
better be presented.

2See Definition of Terms, Appendix A"

3See Definilion of Terms, Appendix A"

variables can be seen as clearly
provided for lvfaps A Ëo T. By
overlays, a comparative study can



most sÍgnificant information l{as deríved from the questÍons listed below"1

hlhat percentage of the total intervier^zed came to Polo Park shopping

centre once a week? Twíce a week? Three times a week? once every t\¡ro

weeks? Once a month?

Visits, Diagram 3.)

Park shopping centre by

Mode of Travel, Diagram

from home?

Diagram 3 " )

Once every six months or more? (See Frequency of

I,tlhat percentage of the total interviewed came to polo

particular advantages and disadvantages enumerated? (see Diagram 5, p. 72"

In addition, much useful data concerning the change-over of shopping from

From downtown? From place of ruork? Other? (See Origin of Trip,

What percentage of the total interviewed named each of the

downtown and local stores to Polo Park subsequent to the opening of the

shopping centre, rrtas obtained"

bus? By car? By bicycle? By foot? By taxi? (See

3.) What percentage of the total intervier^ied came

extensive sampling of the automobile licence plaËes of the cars parked in the

The data furnished by these interview questions was supplemented by

lots surrounding Polo Park shoppíng centre, the home addresses of the automo-

bile owners being obtained from the records of the Motor Vehicle Branch of
,)

the Provincial Government of Manitoba."

In conjunction with this, permission was given to take a 5% sample3 of

36

1-In addition to these enquiries, furËher breakdown was possible on a separate day
basis (Appendix D); also information derived from questions 5 and 6, and varÍous
other interview results (Appendices C and J) whilst being of only limited
application in the terms of reference of Lhis thesis. would clearlv be of
relevance to further detailed enquirv.

t-By kind permission of 1(" N" Gateson, Superintendant of the Motor Vehicle branch.

"The 1 in 20 sampling technique is icnown as trselection at regular intervals
from a 1ist" " (M" Parten) " Selecting the sample cases rraL evenly spaced
intervals"..guarantees a cross-section of the entire universe will be secured.r'
(M. Parten - "surveys , Polls and Samples ,'r o¡l" Cit " )
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credit account addresses from the files of the major Department Store at
1

Polo Park.- Access to the cred.it documents of a speciality store ("Broadway

Florists") was also forthcoming, and together these provided a useful tool

in constructing the distribution of a large category of shoppers aË Polo

Park"

From material published by the Dominion Bureau of Statistics, Ottawa,

and from published and unpublished demographic research of Èhe Planning

Division of the Metropolitan Corporation of Greater ldinnípeg, maps \4/ere

drawn to illustrate the distribution, density, and income of i^Iinnipeg¡s

populace.

A good many of the figures given in the text are based upon unpublished

arû,icles and confidential facts. trrlherever possible the sources of these have

been quoted, but limitations lüere necessary ín cases where the source of

information requested to remain anonymous.

The footnotes quoted indicate major sources of published data, from

which other maps such as tbus routes (Diagram K), and salary and income

groups (see Diagrams P and Q and Diagrams R and S), \^rere constructed.

Although most urban geograpirers will agree that it is an asset to be

factually objective, some referenceswas necessary on an intuitive leve1 -

such phenomena as the signifÍcance of physical and cultural barriers \¡ras

difficult to quantify, even if capable of some measurement. It was found

that the quantitative alone was insufficient, and the subjective opinion of

qualitative assessment in some instances holds validity in a systematic

inves t igation "

-Information provided by arrangement rvii-h
Polo Park"

the lvlanagement , Simpson- Sears ,
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IViALE

1"

DEPARTMENT OF GEOGRAPIIY

n

POLO PARK CUSTOMER OUESTIONNAÏRE

UNfVERSTTY OF MANTTOBA

How often do you visít
1" Once a week
3" Three times a week
5" Once everv month

2" By what means did you travel to Polo Park this trip:

DATE

1" Bus n 2" Foot n 3" Car [] 4" other (specify)

3" From v¡hat place did your present trip originate:

FEMALE tr

Home

PoIo

A

n 6"

Downtown

LOCATION

Park shopping
Twice a week
C)n na ê\zêr-\z )

Once every 6
or mofe

ÏIork place

couPLE |:]
If Accompanied by
Children mark rrYrr

Other

4 " lühere do you
goods: (tick

(address)

centre:

weeks
months

-'-t
I (Specify)

C lothes

1 (Specify)

do most of your siro¡.,¡-,irrg íttr
column 1)

Food

Shoes

nr
n

Polo
Park

Furniture

Appli-ances

Other
Shopping
Centre

Dry Cleaning

112

Shoe Repairs 
I

5" (If commodities now bought mostly in Polo Park) Where did
you do most of your shopping before Polo Park was opened:
(tict column 2)

Have you any opinions, comments or suggestions to make on
Polo Park shopping centre
Ll-sc unoer
(i) Advantages

Local
Stores

6"

'l11

tiie f.:iiòwirtg

Downtown

(ii) Disadvantages

7 " (rf not found in Q " 4.) could you please give me your
street address:

--i l

Othe
2



LæATION

B

Ð

L9.54

20.6L

L2 "93

11"85

35 "04

FREQUENCY OF VISI]

once per l¡leek

2 times per r^Ieek

3 times per week

Once a fortnight

Once a month

) 6 months

SEX OF RESPONDENTS

l4a le

Female

Together

Accompanying Children

32 "BB

T4.9s

B. B9

L6 "57

18"05

8 "62

ORIGIN OF TRIP

39

Home

Downtown

Work-place

0ther

MODE OF TRAVEL

Bus

Walk

Car

0ther

o07

64 "42

25"60

36"6

75"06

L0.64

LO "24

4 "04

24"79

R .AO

66 "03

0 "26

ADDRESSES OF RESPONDENTS

Questionnaire Data

Non-specific

enani fi ^

Out of tor,rn

In town

hrz Þornonl-:oa

ts "49

84"5L

6 "73

93.26
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During the week October L8 - 23, inclusive, and various days during
1

November L965,* a Ëotal of 742 persons were intervierved by the writer at

various points in and around Polo Park ""ntr"2 - namely at the four main

entrances and exits of the ma113 and. gener atLy4 within the ma11 and outside

Ín the parking lot, and the 'bus terminal. In this manner as random and as

representative' a cross section as possible was obtained. The response ro

the sched.ule questions (see p. 38) was good ,6 onLy about a ð.ozen shoppers

refusing to ans\.rer the schedule (mostly because they were in a hurry).

At this point it is perhaps necessary to describe the methods by which

the schedule survey r.ras completed at Polo Park, since most of the conclusions

of this research were based on interpretation. of statistics compiled from

the 742 ínterviews.
2rn her book, "surveys, pol1s and samplês,tt' Mildred parten states

that it is not easy to achieve random sampling of human populations, since

there are often situations and conditions which favour certain units over

-Detailed times and dates can be seen in Appendix D.

-See Appendix C (location section) and. Diagram 2, for exact location an¿
interview emphasis.

?"At +4, fB, {, Ð, in Diagram 2, p. 32

4*+ ín Diagram 2.

5see page 42.

6-The question which drelv most negative replies was that requesting specific
street addresses, but this invasion of privacy t,üas unacceptable to only 15%.r'Obtaining the respondentstaddress...is the item of information on which
the greatest resistance, if any, is encountered." (8. J. Epstein, op" cit")

-7'Further critque of the means by which statistics were collected for this
research can be found in the text (especially pages 70 to B0) "
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others. However , bY alËernating the time spent at the four fixed locations

of interviewing shoppers

out the shopping centre

to gain the most universal

In addition, in each

shopper following each completed interview was employed, in order to avoid

bias. The author did not hire interviewers. in order that the schedule

at Polo Park,l

returns should be uniform and to ensure that there \,ras true and accurate

and the various

recording of answers. By these safeguards the intervier^r survey r^ras as near

to being accurale and. as rand.om and representaËive as possible.2

The term t'random sampling" is most often used to convey the method of

sample possible

selection by chance - that

individual in the uníverse

and by emphasis on

^^-1,-'".^ 1 ^+^ rLP¿irrcrng IoES, tne

instance the method of interviewins the third

in the vast majoriËy of cases the differences betr^Teen the percenrages

resulting from those interviewed on successive days during the shopping week

October LB - 23, L965, and the percentages resulting from Lhose ínterviewed

walking through-

effort was made

orr non-successive shopping days duríng the period L2 - 24, November, L965,

vany by only a few percent,3 would indicate that a representatíve sample of

is, when the method of selection assures each

an equal chance of representation. The fact that

-For complete breakdown of these locations, the percentages interviewed at
each point and the dates of interview see Diagram 2 (p" 32) and Appendix c
(Location section) "

,)
-With incalculable manual help perhaps the actual number of shoppers using
the enËire centre could have been counted, and mathematically a percentage
might have been calculated for the number of interviewed" Hor,vever, in

"Surveys, Polls, and Samples", M" Parten points out that.."t'if a choice rnust
be made betr¿een employing a non-mathematical approach which might do no more
than guarantee that the sample is unbiased, and using a theoretically
efficient sampling design which in practice might permit the introduction of
biased errors , the former if preferab1ie.'l

"See comparative percentages in Appendix D"
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the universe \.Àias in fact obtained" Although no specifíc comparisons \4rere

possible owing to 'rcompany Polícy", Ëhe author r.^/as assured by John Johns,

head of the Winnipeg Market Research Department at T. Eaton and Co. that

both the percentages seen in Appendix C; of income grouping (see Diagram 6);

and of the various dÍstributions seen in the folder diagrams, r.rere very

similar to the total percentages and distributions which resulted from a

previous índependent unpublished survey, underËaken by the T. Eaton Company

prior to the establishment of a second department store at Polo Park.

Other than this evidence it is difficult to state categorícal1y that

the interview sample taken in this research Tdas a large enough one, because

it is almost impossible to establish the exact number of customers who

actually use Polo Park daily (only estimates are possible, according to IvIr.

Campbell, the Manager of Simpson-Sears Ltd., Polo Park), but if one assumes

Ëhat the estimates made by s. J" staseson (footnote 2, p" 30) are roughly

accurate, and assuming a total of 150 people (which includes families) were

interviewed each day of the survey, then the sample varies from being about

L Ln 20 to about 1 in 100, depending upon the variability of the number of

shoppers at Polo Park each day" If it can be assumed that there are 4,500

shoppers visiting Polo Park on an average day, and an average of about 75

interviews (at about 4 minutes each inËerview) rrere completed on each day of

the sample, then the sample size is roughly I Ëo every 60, which seems

reasonable enough; but this average figure, however, is conjectural rather

than accurate, and the judgment, whether this sample size is large enough in

terms of percentage of daily shoppers shotild be made on the basÍs Ëhat the

survey does conform with modern schedule sampling pracËice at shopping

centres "

Without exception, the nine maps (Diagrams A to I) showing distribu-
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tíon and orígin of ?o1o Park shoppers, exhibit a very rnarked western bÍas,

and especially so north of the Assiniboine River, as would be expected"

From its inception, Polo Park was Íntended as a response to the historical
lopsidedness of growth to the r,.lest) even nol{ reflected by continued expan-

sion of residential areas in that d.irection. (see Diagram 5 and Appendix

r (i)")

Diagram A, B, C, D,

response, can be explained

from home Ëo Polo Park"

The majoríty of those people who visit Polo Park most frequently -
two and three times (or more) each i.veek - live within easy reach of the

shopping cenËre" Those shopping only very occasionally at polo park (i"e",
every six months or more) are much more peripheral in location"

There can be recognized a gradaËÍon beËween the extxemes of high and

low shopping frequency ar polo park. The higher rhe frequency of shopping

visit category, the lower the percentage becomes with increasing distance

from the shopping centre" ExaminatÍon of the maps A, B, c, D, and. J in con-

juncËion with the tables (pp"47 & 48) showing the ratios between frequency

of visit and automobí1e travel time distarrces, lends support to this conten-

tion" Not a single car-Ërave11íng respond.ent interviewed in the survev who

visited Polo Park less than once weekly, (i"e", who shopped only once every

two weeks, once monthly, or once every six months or more), came from within
the 0 - 2 minute automobile travel time zone. This is the preserve of those

who show a high frequency of vísits (two or three trips weekly), whilst

almost all low frequency shoppers come from outside the 10 to 15 minutes

travel Èime zone"

tr

i'^l tr

and F, construeted from tabulation of sched.ule

terms of cost in time and energy of travelline

The highest frequency of visit (once, twice, three times weekly)
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percentages reach their apogee in the 2-5 rninute zorLe. The middle frequency

category (one visit every two weeks) has marked density of distribution in

the 5-10 minute zone.

A large percentage of the lowest frequency categories (24"5% of per-

sons shopping once monthly, and 56% of respondents visiting six months or

less), lived outside the metropolitan area of Greater tr{innipeg (see Diagram
15 ). - These tvio categories alone account for all the out-of-town automobí1e

shoppers.

The reasons for the apparent paradox of lower incidence of higher

frequency shoppers (8.3% of che total) in the 0-2 mínute car travel time

zorre, compared to the percentage (f4.5%) found in the 2-5 (and 5-10 minute)

zorre (see Table (i) ), is that much of the housing formerly in the immediate

proximity of Polo Park centre has been subject to redevelopment. Construc-

tion of new highway overpass and interchange, and office blocks and dríve-in

facilities, have taken the place of the former residential areas. In

addition, much of the area immedíately north of Polo Park is devoted to an

expanding industrial cstate. The 1ow population base within walking distance

of Polo ?ark (i.e., the two minute time zone) implies a lower percentage of

the total (LI"4%), compared to the percentage of shoppers emanating from

less accessible but more densely populated zones (i.e.,26%, and 1-5.5"/"

found ín the 2-5, 5-L0 and 10-15 minute zones).

From Table (ii) it will be seen that within the isochrone of five

minute travelling time surrounding Eolo Park shopping centre, (see Diagram

J), there ís found the origÍn of trip of 37.4% of car travellers interviewed"

(Overlay Diagram A on J) " Over BB% of these respondents shop frequently

I Ŝee page )u.



TABLE (i)

Percentage of The Total Car Travellers Interviewed who came from l^Iithin particular Automobile

Travel Time Zones, by Frequency of Visít Category of Car Travellers

Frequency of Visit
Category of Car
Travel lers

Three times
weekly
(High frequency)

Twice weekly

Once weekly

Onno artarrr fr.r^

weeks. (Medium
frequency)

Once monthly

Once every six
monËhs or more
(1ow frequency)

All frequency
categorÍes

0-2
Minutes

2-5
Minutes

R?

') /,

u.o

5-10
Minutes

5.0

3.6

10-15
Minutes

4"s

11

L,6

L.2

LL.4

L5-20
Minutes

L.7

aJ

l.J

0.25

26.L5

6"8

+.)

20-25
Minutes

0"2

0"6

28.0

/,o

J.J

Out of
¿J lvlln " IO\^/n
or More Location

ñi

2.7

2,7

't? no

5?

0.7

1.9

0.4

0.5

0.25

3"05

0.4

¿+.)

4,8

v<

N

!



Automobile
Travel

TÍme Zones

Percentage of Each Frequency

Came from i{ithin

0-2 lvlinutes

2-5 Minutes

5- 10 lvli-nutes

10- 15 lullnutes

L5-20 Mlnutes

20-25 }llnutes

25 Mlnutes or
More

Out-of-To\.,rn
Loca t ion

Frequency of
Visit Category
as Percentage
of Total Car
Trave I lers

Three
Times i.{eekly

Freguency o! Visit CaËegory of Car Travellers
Once
Every Once every Six

Twice trnleekly once tr^leekly Two l¡ieeks once Monthry Months or More

TABLE (ii)

of Visit Category of

Particular Automobile

+¿,)

27.0

5.0

r6 .0

33 .0

31 .0

20 "0

Car Travellers Interviewed i,lho

Travel Time Zones

7.0

40 .0

33 .5

15 .0

2.5

)^

10"0

42.0

30 .0

L2.0

+.u

2.0

33 .0

^\
24.s

Iö. )

13 .0

10"0

3.0

24.5

t5 .0

3.0

7.0

15"5

11 .0

3.0

56 .0

9.0

All
Frequency
Ca Ë,egor ies

'1 1 /,

26.15

28.0

3"05

1.3

16"5 rB.0 8"5 100

F.
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at Polo Park (i.e., once a week or more),557" of this 88% shop three times

or more each week, 20% of them shop twice per week; 13% shop once weekly.

The vast majority of these higher frequency shoppers live in the

trapezoid bounded on the north by SargenE Avenue and the southern limits

of the rnternaËional Airport, to the east by l4aryland street, to ihe

south by the Assiniboine River, and by the r.^iestern boundary of the City of

st. James. (see street map of winnipeg, in folder). This area can be

delimited as the franchise tradingl area of polo park shopping centre.

Although Ëhere are outliers of the higher frequency category, concentratÍon

in the vicinity of the junction of Notre Dame and Arlington Streets, and. at

Corydon and Kenaston, clearly in real terms and withÍn the area defined. the

trading area of Polo Park is highly localized according to this críterion

of orÍgin by schedule sample. Certainly, on this basis one can question

t ^-, -^^i ^--1 i* ^^^-^ l ^ !L-. - ll- - , i - ^1rt -rrruw !eBrurrc¿r rrr scope is this ttregionaltt shopping centre.'

irlhen the distríbution estabtished by origin of respondents travelling

by automobile (Diagram E) is compared io the map showing distribution of

those travelling to Polo Park by public transport (Diagram F), as would be

expected the former shows a much wider spread, which can be explained in

terms of the inherent flexibility, and the Ëirne-distance advantages, of the

private car. On the other hand, the origins of rbus travellers are tíed

very much to lines of direct mass transit linkage between Polo Park and

other parts of the city. (Overlay Diagram F on Diagram K.)

Of those respondents who travelled by tbus from residential areas

1-See definition of terms, Appendix A.

L^-See concluding chapter for further discussion on this point"
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found south of the Assiniboine River to polo park shopping centre,50T"

actually gave addresses on the direct rbus route, and 75% gave their origin

of trip as being within close proximity (i.e., only a few blocks walk) of

a direct rbus route. The corresponding figures for those rbus travellers

from north of the AssiniboÍne l{as 60% and B5% respectively. Of the total

respondents interviewed who stated their means of transport to Polo Park as

being public transport,L 5L% had an origin of trip on a direct rbus route,

and 657" were within easy walking distances. Even isolated tbus travellers

are connected, for the most part, by good Ëransfer points, and these strong

correlaËions existing between distribution and major routes of tbus t,rans-

port emphasLze the confining influence exerted by the inflexibility of fixed

lines of mass transit"

Although these ttpatterns'r might be as expected, the exercise does

serve Ëo illustrate that because an Ímportant percentage of the patrons of

Polo Park travel by 'bl:s2 (see 'Mode of Travelt p" 39), it is clear that an

extension of the network of routes giving direct access to the shopping

centre would attract more Polo Park shoppers (and/or ease future parking

difficulties at the shopping centre). Thus, efforts have been made to tap

new residential estates, if possible; for example, in JuLy L966 the Polo Park

rbus routes r^7ere further exËended into the st" charles, westwood., and

Assiniboine residential developments , in i.^iestern l^Iinnipeg.

51

By comparison of Diagrams E and K, it can be seen that pockets of

concentration of automobile travellers exist in areas in the citv made

inaccessible to Polo Park by poor or indirect tbus services to the shopping

I-Approximately 25% of the 742 interviewed came by ¡bus.
Trer¡ol I ñ ?q\

, t o r¿] â

)-ApproximateLy 25% of the 742 Lnterviewed came by tbus.
T'rqt¡a1 I ñ ?O\

(see tMode of

(see rMode of



centre" For example, aLt those respondents coming from the cÍty of

Transcona in eastern trriinnipeg, travelled to Polo Park by automobile, since

this reduces time - distance by one half, to 30 minutes compared ï^rith an

hourrs tbus travel and transfer tÍme" The same is true for the oLher more

distanË parts of the metropolitan area. Thus, the high percentages of car

shoppers are apparent amongst those travelling from tr{innipeg east of the

Red River (82% by car, LB% by 'bus), from Fort Garry Municipaliry and south

along Pembina Highway (95% by car, 5% by rbus), and from the district of

recent extension of residential development r,,zest along Portage Avenue to-

wards the Perimeter Highway (BB% by car , L2% by 'bus).

one can conclude that comparatively few people not favoured. by

proximity of home to a direct route will tolerate the time and effort of
rbus transfer, in order to make a shopping tríp to polo park.

If the map of average automobile travel time isolines relevant to

Polo Park are examined with the map illustrating the distribution of respond_

ents travelling by automobile (overlay Diagram J on Diagram E), concentration

is evident where the isochrones bend along main arteries to obey the

increased traffic speeds of dual carriageways. (For example, along portage

and Ness Avenues, and associated sidestreets.) There are also small

clusËers in those suburban areas with inadequate access to Polo Park by 'bus

(i.e., Fort Garry area), as stated previously.

5Z

From Table (iii), p. 54, the 2-15 minute isochrones are found to

embrace by far the largest proportion of respondents travelling by car - in

fact B3%. The small percentage (3%) held within the 0-2 minute rravel rime

zone aÏ.olTnd Polo Park is explained by the fact that there is a comparatively

smal1 population in the area contained withinthis isochrone. In addition.

tlvo minuteS drivins l.ima iq nn1-, ¿ short walk for local residents foverlav



Diagram F on Diagram J). Only 8% of. the total respondenrs rravelling by

car are found in the 15-20 minute zone, and from Table (iii) it can be

inferred that beyond the 15 minute isochrone the'\,,tooing forcer of the

shopping centre is decidedly weakened.

The relatively high proportion (30%) of rbus travellers amongst those

people whose shopping trips to Polo Park began d.owntown, can be explained

in part by the fact that Polo Park is only a 15 rninute trip by frequent

public transport from downtor¡zn Portage Avenue (I3% of aLL rbus travellers

intervier.ved came from downtown). The request-stopping portage - polo park

tbus, which drops shoppers at the shopping centre terminus, and the portage

Express 'bus which is almost as convenient, support frequent linkage with

the central shopping district. Direct service accounts for the emphasis of

distribution along portage, Ellice, and Arlington Avenues, and along the
rbus routes on the opposite bank of tire Assiniboine to Polo park. as stated.

previously (p. 51).

The physical barrier of the C"P"R. raÍlyards also brings its influ-
ence to bear on the time Ëravel contours - if Diagram J is compared with

Diagram M, it is found that north of Portage Avenue and east of St. James

Street the 5, 10, and 15 mÍnute isochrones approxímate roughly with the one,

two, and three mile radial distances from polo park. The ten minute

isochrone comes to an almost abrupt halt just to the south of the c"p.R"

tracks. This is at a radial distance of about only two miles from polo park,

and to the north the 15 minute isochrone takes the driver líttle more than

3 miles from the shopping centre. In contrast a car at 10 minute, and 15

minutes, driving time r.^rest along portage Avenue can cover 3 L/z and 5 miles

rêqnêcl-ír¡alrt

53

Throughout the late nineteenth and early twentieth centuries the
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PLATE H" TTTE CANADIAÌ'iI PACIF:I.C RAILYARÐS -hIINNTPEG - PHYSICAL AND CULTURAL
BARRIER"
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resídents of Wínnipeg rs rrNorth End" have always been faced by the problem of

negotiating this barrier. It is no less a problem today (Plate H). From

most areas of the North End it is as quick to go to downtown shopping

facilites by 'bus as it ís to drive south by car across the tracks to Polo

Park. This appears to be the obstruction which causes the dearth of schedule

respondents givíng an address in this North End portion of high - and middle -

density of population. OnLy 5"L of the total automobile travelling respond-

ents (4% of. the total of 742 people interviewed) came from the urban area

north of the C.P.R. tracks and west of the Red River. Indeed it will be

realized, from a glance at any of the Diagrams A to F, Ëhat Winnipeg north of

the Assiníboíne is sliced in half by the south-east to north-west trending

railyards, which are as significant an obsËacle to extension of the franchise

trading area of Polo Park as the rivers, or downtown competition"

An outline of the competitive retail centres in the metropolitan atea

of Greater lrlinnipeg can be found in Map L. If overlays of the distribution

of respondents by frequency of shopping visits (Díagrams A, B, C, and D) are

used ín conjunction wíth l4ap L, the significance of these alternative shopping

districts becomes evident. For example, because of the commercíal develop-

ments along Portage Avenue west of Polo Park (arterial ribbon, tr.nlo neighbour-

hood centres and one communiËy centre), there Lrere fewer respondents (only 8%

of the total interviewed) from flats and residential areas along this major

artery and branch streets, than from sueh areas associated with Ness Avenue

(I2% of the total interviewed), which is almost devoid of retail ribbon

development. Again, only 4% of the total interviewed come to Polo Park from

those residential districts (including Crescentwood and much of River Heights)

within a one mile radius of Grant Park PLaza community shopping centre. The

corresponding proportions for a one mile radius surrounding Northland
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community centre on McPhillips Street, and surroundÍng that on Portage, Ís

onLy 2% ar.d 6% respectívely. tr{ith the exception of downtown Winnipeg (for the

reason stated on page 53), there is no significant focus of Polo Park

respondents surrounding other community, neighbourhood, or ribbon commercial

developments.

Whilst iË is true that the other variables outlined also influence the

market allegiance of particular areas to particular retail centres, it would

apPear from comparison of Diagram A and L that each of these retail nodes

successfully attracts the patronage of its immediate locale, with most of the

respondents interviewed at Polo Park being distributed in the inrerr¡eninø

spaces devoid of competition. Since the great majority of these competing

community and neighbourhood centres iüere established in the first half of the

síxties, subsequent to the opening of Polo Park, it appears that local stores

are encroaching to some extent upon the trade of this regional centre.

By the same token there can be litt1e doubt that Polo Park has taken

a slice of the retail do11ar once dominated by C.B.D. stores. This is part

of the general process whereby the urban market has become subject to finer

dívisions.

The greatest single source of respondents is the downtorvn focus of

Inlinnipeg (see Diagram A). In fact from this centre originates the trip of
1L0.6% of the total interviewed at Polo Park, of whom 60% travelled by automo-

bile (see Diagram E) " It emerges that 60% of this 10.6% were rush hour or

early evening shoppers - that Ís , people l{ho work downtown and who frequent

Polo Park on their way home along Portage Avenue between 5 p.*. and 6 p.m.

Thus, the importance of the site of Polo Park (see Plate D) at a main junction

I*See p. 39, rr0rigin of triprr section.
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of routes, on the homegoing sidel of the major artery, so facilítating

capture of the evening cornmuter traffic. An easy ríght turn and. inviting

empty parking spaces are persuasive beckoning forces. The rernaining 33% were

probably mostlyrrsecondary shoppers'r - that is, people who shop at polo park

hoping to find goods which thay are looking for after a previous, but

unsuccessful, visit to the C.B.D"

It has been noted that I{innipeg dor,vntown, by f.ar the largest retail

complex in the urban atea, is also the greatest source (LO%) of polo ?ark

shoppers, as indicated by Diagram A, of distríbution of respondents by place

of origin or trip. The highest percentages of Polo Park shoppers coming from

dov¡ntown on interview days which included evening openíng ho,r."2 - that is,

13% on Monday 18th, 9.3% on Thursday 2Lst, and 14 .4% on Friday 22nd october,

14.3% on Friday 12, L7.6% on Thursday 18rh, and 23.L% on Mond.ay Z2nd.

November," would indicate attraction to home-going commuter traffic" The high

percentage of respondenËs stating once-a-r.{eek frequency of visit4 and the high

proportion of couples5 shopping on these corresponding evening dates, lend

support to this argument. It would appear that the majority of shopping trips

originating downto\.rn were characterLzed by couples shopping during the early

¡-Only tr'r'o major shopping centres in tr{innípeg are sited on the d.owntown going
side of the street. Indeed, large supermarkeËs have found it advantagãous to
invest in a shift of siËe to the side most convenient for the evening cornrnuter-
shopper (i.e., safeway supermarket at southdate oir pembina Highway).

-Po1o Park stores presently stay open until 9 p.,. on Monday, Thursday, and.
Friday of each week.

-see Appendix D, "origin of trip't, section - for comparative figures.

h'see Appendix D, 'Frequency of visitrrsection - for comparative figures.
q
"See Appendix D, t'Sex of respond.entstr section.
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eveníng, on theír Íñay home from downtown places of work, r,^iith a regular once-

a-week visit to Polo Park.

It was also apparent from interviews taken during lunchtirne that many

of the respondents came from offices and companies in close proximity.l ThÍs

is as would be expected during this period compared to other hours of the d.ay.

Other than these differences there does not appear to be any other

divergence of patterns disceníble beLween daytime, evening, and lunchtime

shopping.

It is true that although downtown i{innipeg is a major source of Polo

Park shoppers, it presents also an inpenetrable barrier to extension of the

commodity trading area of Polo Park shopping centre. This can be seen not

only from the almost tolal void of respondent distribution in the area immedi-

ately surrounding the C.B.D (see Diagram A), but also from the analysis of

the statistics in Tables A to c followíng (pp. 60-63).

0f the toËal interviern¡ed, only 22"6% shop for half or more of their

clothes at Polo Park (Table C), whÍlst 44.5% sti1l go downto\,ün ro buy half or

more of their clothes there (Table A). Of the total respondents, more than

three tímes as many people shop downtown for half or more of their appliances

compared with Polo Park, whilst the corresponding domination of downtor^in over

Polo Park for furniture, is over eight times; and for shoes Z L/2 times

(compare Tables C and G) "

Whilst it ís true that since Polo Park opened there has been a consid-

erable shifË in shopping patterns from dor¡ntown to Polo Park, especially as

regards clothes (compare Tables A and B), and to ?o1o Park from local stores

-An average of LB% of those
days, came from workplaces

interviewed between 12
within about 1 ¡nile of

a.rn. and 2 p.m" on week-
Polo Park"



Percentage of total interviewed at Polo Park who

half or more than half of the commodities listed

cpened

INTERVIEI,ü DATA - TOTALS: CHANGE IN SHOPPING HABITS

TABLB (A)

Clothes

Food

Furniture

Appliances

Shoes

TABLE (B)

Percentage of those interviewed at Polo Park

Polo Park, shopped downtown for half or more

listed, but who now have changed to shop at

half of the commodities listed"

used to shop downtown for

before Polo Park was

88.5%

s.s%

90.8%

99 1"/

87.2%

60

Clothes

Food

Furniture

Appliances

Shoes

who, previous to

than half of the

Polo Park for half

t aol

1 0 /,ol

)a 9"1

2' )o/

the opening of

commodities

or more than

(of BB.5%)

(of s.s%)

(of 90. B%)

(of BB.2%)

(of. 87 "2%)



Percentage of the total interviewed at Polo Park who shop at Polo Park for

half or more than half of the commodities listed-

:.. Furniture B.B%
.: ..

Appliances L5.6%

TABLE (C)

Clothes

Food

Percentage of total ínterviewed at Polo Park who used to shop at local

22 "6%

1A A"/

Shoes

stores for half or more than half of the commodities listed. before Polo Park

was opened.

6L

)1 A"/

rABLE (D)

Clothes

Food

Furniture 2"2%

Appliances 5.0%

Shoes

3.6%

77.57"

a 
^ol



Percentage of those interviewed at Polo Park who, previous to the opening

of Polo Park, shopped at 1ocal stores for half or more than half of the

commoditÍes listed, but who now have changed to shop at Polo Park for half

or more than half of the commodities listed.

TABLB (E)

Cl othes

Food

Furniture

Appliances

Shoes

Percentage of the iotal interviewed at Polo Park who shop at local stores

for half or more than half of the commodities listed.

62

L"B% (of. 3"6%)

29 "4% (of 77 .5%)

0 "L% (of 2.2%)

L "2% (of s "0%)

L.s% (of 3.0%)

TABLE (F)

Clothes

Food

Furniture

Appliances

Shoes

r"L/o

56 "s%

0.9%

, ,"/

1 7"/



Percentage of the

half or more than

total interviewed at Polo Park

half of the commodities listed

TABLE (c)

Clothes

Food

Furni-ture

Appliances

Shoes

who shop dov'¡nËown for

44 "7%

1 'rot

71 0"/

55 "L"/"

57 .4"/"

63
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as regards food (Tables D and E), ít is quite clear also that ¡þere ârê 1zêr1z

few people who are rrshopping centre shoppers." The vast majority of the

interview samples actually díd more shopping for clothes, for furniture, and

for appliances downtown than at Polo Park, except for perhaps the srna11

proportion (less than 9"/") who shopped very frequently (three times or more

per week) at Polo Park.

It can be stated, therefore, that although certain projections have

been attempted in mapping the influence of Polo Park upon the shoppíng

patterns of the populace of Winnipeg, there is no such thing as rrtherr

trading area of Polo Park - that is, an exclusive orientation of a locality

(or localities) toward Ëhe shopping centre. There are merely zones where

its impact is stronger than that of the competing centres. This impact

varies consíderably according to different commodity críteria. For instance,

a particular urban area may be dominated by Polo Park retail of clothes and

appliances, but perhaps for furníture, the same population prefer downtown

shopping, and for food, frequent 1ocal food stores and not the large super-

markets at Polo Park shopping centre, In fact, the diagrams of distribution,

and market area delimitations based on them ) are simplifications of a very

complex who1e. And these simplifícations are only truly meaningful if this

complexity is kept in perspecËive.

It is quite certain, however, that downtown competition is as much an

obstacle to the extension of Polo Parkts trading area as physical limítations"

The C.B.D. of Winnipeg, together with the North-South barrier of the Red

River, succeeds in confining interview respondenEs to thaL part of the city

rnrest of the l4aryland/Arlington Avenue area (see Street lvIap in folder).

NoËice the almost total absence of respondents easË of Maryland Avenue, wíth
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its localized "convenience" shopping;I whilst as regards "non-conveniencerr
I

shopping- this area appears to be the exclusive domain of downtown. It ís

probable that a similar situation exists in the urban area east of the Red

River. The ring of residential landuse surroundins the cenfral area of

trriinnipeg probably relies completely on downtor¡¡n stores for shopping goods,"

to the permanent exclusion of any major suburban shopping centre development.

By cartographic comparison of the diagrams indicating total dístribu-

tion of respondents (Diagram A), and those of residential landuse2 (Diagram

7, p" 69), and of average income by census tracts (Diagram R and S), it can

be inferred that Polo Park attracts mostly middle income shoppers " The

consideration of the spatial arrangement of income groups in western Greater

Inlinnipeg emerges as a variable of considerable and measurable importance in

an evaluaEion of the scope and influence of Polo Park. In Tuxedo3 (census
/.

tracË 58), the highest income- area of highest residential land values (i"e.,

class A Diagram 7), Polo Park shoppers are significant only by their absence"
q

The number of respondents wÍth an origin in the lower high- income

r,,^,- "Shopping goods " (
ties which demand
needs (bonvenience
corrì.er s Eore "

2_¡ or classlItcatton

3For lu".tion see Index of census tracts, Diagram e"

t'non-convenience goodst') can be defined as those commodi-
comparative shopping - that is, other than the everyday
goods") available at the local drugstore, supermarket or

¿L'That is, those have an income

5_,-That is, those have an income

of residential categories in Diagxam 7, see Appendix N.

of 7,500 dollars, or more, per annum.

of between 6.500-7.500 dollars per arrnum.



and higher middlel income groups, located in the ,,prestíge,,Ríver Heights

area (census tracts 46, 47,48, and 65), is alsosrnall despite the much

improved access of ?o1o Park from this area south of the Assiniboine River

by the St. James bridge link (plare C).

ConverselY, it is true thaË the low income residential and roomins-

house area (i.e", class D ín Diagram &) found north and south of the C"p"R",

and the fringe area of the C.B"D", agaín support very few of the polo park

interview sample"

The overwhelming majority of polo park shoppers do, ín facc, come

from the lower middle2 and medium middle3 income areas of the city of St.

James, and from the area enclosed to the east by }4aryland, to the noïth by

Notre Dame, and to the south by the Assiniboine River. Middle income

outliers are also found in the Fort Rouge and Wildwood areas (east of

Pembina Highway), and in south crescentwood (see street Location Map in

folder) .

FurLher evidence Ín support of the thesis that Polo Park relies

mainly on the patronage of the middle income groups, \,üest of the rÍver. is

provided by a graph (Diagram 6) based on inco*" drt*4 of departmenr store

credit account c,lstorners.5 The obvious inference can be drawn from the

high incidence of accounrs grouped in the $3,500 ro $5,500 range of middle

66

I-Th¡f íc fhoqa

? 'I nâr 1c rh^êô

j
rnat rs, those

4ûee Appendax K.

5"Figures courtesy of the Management, Simpson-Sears, polo park

having an income of b"tr""n 5,500-6r500 dollars per annum.

having an income of beti.,/een 31500-41500 dollars per annum.

having an income of between 41500-51500 dollars per annum.
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income. In addition, the character of the stores found in Polo Park, and

the goods they sell , are more likely to lower and medium income rather

than to higher income tastes. Almost one in five of those people inter-

viewed had the opinion that Polo Park lacked quality compared to do\,^mto\^7n

shopping (see Diagram 8) . Further, Stasesonr remarks that 'rPolo Park is

catering to the lower middle class, but is fast up-grading its image.,'

Of the L9.4% of respondents who \^rere of the opinion that the stores

in Polo Park lack the quality of dov¡ntown shopping, many were more than

slightly critical of the 'rbudgetil lines (especially as regards clothes,

shoes, and furniture) found Ín the shopping centre. "Polo Park serves only

the needs of its own suburban locality...it is a high class Eatonts
,)

basement. rt-

I'It (Polo Park) has volume rather than specialized lines - fine for average

things, but if we ïvant anything special then downtown is the place to go.rl

"The stores (in Polo Park) have a medium price range for medium income

people, and it suits us. rl

These are statements in response to question 6 on the schedule, and

should not be dismissed from the mind i¿ithout some thoueht.

There can be no doubt that there is a heavy accent upon promoËional

sales at Polo Park. The managers and lease-holders in Polo Park have found

that goods in the medium price range yield the best return. Hor,¡ever, L,his

policy has attached a certain image to this shopping centre - if quality is

desirable then doiçntown shopping is preferrable to a visiË to Polo Park.

I-S. J. Staseson, t'The Planning of Shopping Centresrrr unpublished M.A.
Thesis (f965); Department of City Planning, University of Manítoba.

a-Íhe basement is usually the rrbargainrr section found in the downtown
department stores.
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Yet this sÍtuation is almost certain to be tranformed within the

next tr,^/o years. Drastic innovatj.ons and extensions to the shopping centre

have passed the planning board stage, as a response to ti.,/o factors of over-

riding importance.

Firstly, the continuance of the trend of imbalance of income distri-

bution favouring western Greater tr^Iinnipeg. (compare Diagrams N and o.)l

I¡/est of St. James Street all those census tracts containing a rnajor source

of the sarnple intervÍewed at Polo Park have improved. their posiËion relative

to the urban area as a whole. Over 20% of. Ëhe total respond.ents have an

origin of trip in the census tracts 60, 6L, JB, and B0; that ís, census

Ëracts havíng $10 millions or more income in L965.2 qOrr"rtay DÍagrams A and

s); immediately east of Polo park, census tracËs 25,29, 30, arrd 32 (a11 of

which contain over $6 millions income Ln L965)2 embrace L6% of.. the rotal of

742 interviews; to the south of St, James bridge is found census tracts 47,

and 48 ($6 millions or more income in L965), which acc,ount for the origin

or. 4,5% of total respondents interviewed. Also, the majority of these

census tracts show outstanding gains in relative income distrÍbution betr¿een

1961 and L965 , (compare Diagrams N and 0, and Díagrams R and s). rt becomes

^1^-* +L-+ ^--- ^crear Enac any expansion of facilities and content of polo park shopping

centre would be warranted on these grounds. Eatonts ne\nr department store,

and associated specialfy shops, are steps Ëaken in overcoming the presenr

low-middle income bÍas at polo park.

Secondly, from the census of 1961r' ,r most cases the census tracts

I-For methodology of construction of Diagrams N and o, see Appendix L (ii) "

2-Income figures provided by Planning Division, Metropolitan CorporaËion of
Greater l^línnipeg, see also Appendix L (ii).

"Published by Dominion Bureau of statistics, oltar,/a, Bulletin cr.17.



KEY ADVANTAGES

A" Ease of parking at
Polo Park

B. A varieËy of stores
together

C. A compleËe range of
goods

D. Polo Park convenient
to home

E. No traffic problems
at Polo Park

% KEY DISAÐVANTAGES

F. Convenient bus service 6. Inconvenient bus
to Polo Park 7 "BI service (transfer) L2.39

G. Enclosed Mall shopping 59.43 7 " polo park lacks
qualÍËy L9.40

H" A pleasant shopping B. Habit of downtown
environment 37 "73 shopping L3.34

43,93
l. Parking crowded at

peak hours (rnos tly
Friday evening)

42.72

26.4L

25.87

9.29

2. Stores too separated 0.5

I" No disadvantages
s tated

J. Parking is free

3. ?o1o Park lacks
varieËy

4" Polo Park too far
from home

5. Driving nonsystematic
at Polo Parktc

K. Safe and interesting
to bring children

L. Polo Park convenient
to r¿ork

2.56

i.e. a'free for alltexists.

9. Downtown guarantee
27.22 and service

32.74

')/, ')\

L "07

22.37 10. Goods cost more at
Polo Park

11. Better shoe store
15.63

6 "06

needed at Polo Park 4.3L

L2 " Polo Parlc lacks a
good restaurant

5.39

5.L2

2.56
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containing those residential districts most pertinent to Polo Park shopping

centre also have cornparitively high family income. Each of census tracts

60,6L,78, and 80 have average family íncomes greater than $5,000.00 per

year in L96L; whilsr thar for census tracts 47 and 48 was over $6,500.00,

and only census tracts 25 and 32 haó. average family income levels lower than

the average for the metropolitan area as a whole (ç5,222.00) " Most of these

census tracts have the property of having middle income families, and on

this basis alone there are grounds for rrupgradingil the predominantly 1ow

and lor¿-middle j-ncome image usually associated with Polo Park Shopping centre,

and which charge account samples and interview results confirm.

This evidence suggests Èhat the rnulËi-million dollar shopping centre

scheme for t.he comprehensive department store facilities of d.ownto\,m., as

well as the more exclusive specialty stores proposedrl "r. unlikely to

experience the uncerËainty of sales and fluctuating profits which initially

characËerized many of the early retail enterprises at polo park.

Besides a nel¡7 department store complex, between 20 and 30 new shops

will be established, including certain specialty stores (see Diagram 9, page

75 compare with Diagram 2, page 32) " The chief change is seen to be the

conversion of the supermarket premises at Lhe north end of the Mall to non-

food retail use. These changes should prove successful in attracting Ëhe

higher middle íncome groups to Polo Park, thereby extending its trading area

into River Heights and other residenEial districts to the south of the

Assiniboine River. A survey similar to thís, undertakeniin a few yearst time

would probably reflect a re-orienÈation from traditional downtown shopping

I*Information provided by John Johns (Head, lularkeË Research, T. Eaton & Co.
Winnípeg) in conversation, July , 1966



loyalties, and would serve to indicate that the content of any shopping

centre is instrumental in determininE the nature and extent of its

trading area.

The major weight of this chapter has been placed upon the statis-

tics and patterns which have emerged from the computer. The relationships

betr¿een this information, and accessibility) comrnercial competition and

sociological factors, have also been examined. The reason for this

emphasis on questionnaire data is not only owing to the fact that Ëhe

information gained from the questionnaire is the most comprehensive, but

also because it is the most reliable index of Ëhe trade area. and other

characteristícs, of Polo Park"

As mentioned, supplementary research into shopping patterrrs r¡ras

rnade by plotting addresses obtained by means of an automobile lÍcence

plate survey, and through access to a 1 in 20 sample of credit account

records. Diagrams G and H shor,^¡ the Polo Park trade area as indicated by

these research methods. A comparative glance at Diagram A will focus

atËention on the much more ubiquitous spread coÍrmon to licence plate and

credit account distributions" For example, Diagram G, which reveals the

distribution of customers by automobíle licence plate address, shows a

pattern which, although more wídespread than Diagram A (especially in the

East Kildonan area), has its main features akin to the map of total dis-

tributÍon of respondents. The main discrepancies between the distribution

of Diagrams G and A is, in fact, the absence of major licence plate foci

from downtown Winnipeg, and from the immediate locale of Polo Park.

74

Indeed, one of the chief criticisms of employing car licence plate

surveys to determine retail trade areas, is the question of whether or not

the home address of the automobile or\7ner is, in fact, the actual place of
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origin for Ëhe visiE to the Shopping Centre at the time of the survey"

WiËh this research method of mapping a shopping centre threshold, it is

taken for granted that everyone begins theír shopping trip at home. This

assumption is far removed from reality, especially during the lunch-time

and evening rush hour shopping periods, when 'rsecondaryrr shopping and

work-to-home-going traffic is highly important. There can be no doubË

that rnany automobiles shoppers at Polo Park have an origin of trip down-

Ëor,^¡n, and not thaË suggested by the addresses of the licence plate of

theír cars.

It is also to be noted that the licence plate survey takes account

of only the major category of people who patronize the shopping centre--

that is, those who travel by automobile (66%). Those shoppers r^iho come

by foot, or journey by public transport (and rroËher" means), are unaccounted

for" The Polo Park questionnaire data would índicate that to rely only

upo_n the licence plate survey would exclude a large percentage (34%) of

those shopping at Polo Park who travel to the shopping centre by alterna-

tive means of transport

In Diagram H, (showing the distribution of department store credit

account customers) a major concentration is found in the city of Transcona

(census tracts 54,55, and 56), and other notable clusters also exist to

the east of the Red River. One of these clusters is embraced bv census

tracts 15, 15r 68, and 69; another is in the west-central portion of tracË

BB. Others are found in census tracts 50 to 53, and 83 to 84. Diagram H

also emphasizes that many people living in the rrNorth End" of Winnipeg

(i.e., north of the C.P.R. tracks), also possess department sËore credít

accounES.

These discrepancies of emphasis apparent between Diagrams A and H

underline the fact Ëhat the disadvantages of using the credit account
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sampling technique are serious. Firstly, ít is a valid contentíon that a

sample of the credit accounts of a good number of the stores is a pre-

requisite to obtain a distribuËion representaËive of the entire shopping

centre, and not only from one major department store.

Conclusions based soley on the credit samples taken in this study

have only limited application, therefore" Nor is it likely that the

management of these stores would be unanimous in agreeing to give the

research worker access to confídentíal records. It r^ras not possible to

gain access to sufficient credit information for a ful1y comprehensive

cross-section at. Polo Park.

Secondly, often the policy of the credit deparLment is resËrictive

r'¡hen the risks associated with lower income groups are involved - Ín the

past a more favourable climate prevailed to attract middle and high

income credit card users. Although a loosening of these credit restric-

tions is now encouraging lower income accounts, it is still open to ques-

tion v¡hether a completely representative income-group cross-section is

provided by credit sampling.

promotional drive in parts of the trade area where the sales of its store

are lagging, or where it is vital to break the monopoly of a rival chain.

A case in point is the city of Transcona, where Ëhere has been a drive to

further encourage patronage by facilítating the use of crediË cards.

Thirdly, it is ofËen the case that management will initiate a

Fourthly, it is probably that a percenËage of credit account users

shop by mail ord.er, or by telephone, or never bother utLLLzLng their

aceount except on rare occasions. In Diagram 10, many of the out-of-town

credit accounts would probably fall into this category"

Lastly, even if these objections are discounted, the fact that an
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address has a credit account does not guarantee necessarily that a member

of that household. does ín fact shop at Ëhe store in question. It might

be that an account lies dormant for up to a year.

Generally, however, the credit account sample and the car licence

plate survey tend to confirm the overall pattern of distribution which

has been established by plotting addresses from intervíews. tr{ith the

exceptions outlined, Diagram H has a r,iestern emphasis which parallels

Diagram A, and credit accounts belonging to the flower-shop at Polo Park

(which is owned by a family living ín western Winnipeg, and is wel:l known

and patronized by St. James residents) elaborate on this western.orienta-

tion (see Diagram I). If Diagram G is compared wíth Diagram E showing

the distribution of automobile travellers as derived. from the interview

sample, the only outstanding anomalies evident are those of the downtown

and Polo Park origin foci - whích a car licence plate survey would never

bring to light, owing to the inherent disadvantage of this method, stated

previous 1y.

The comprehensiveness of the personal interview survey, as a basis

for mapping and assessing franchise trading areas of established shopping

centres (or stores), outlines this technique as the most reliable single

method of establishing meaningful statistical characteristics, and accur-

ate cartographic representation, of retail hinterlands.

Bach of the methods should be used in conjunction with each other,

but even major divergencies from patterns established by questionnaire

schedule can most often be explained by the biases which are íntroduced

when credit account and automobile licence plate samples are used. Only

in the event of large scale dissimilarities will ; r l¡o aåvnnrâûêous to

examine critically the sample methods, or the execution, of the question-

naire interviews. For the other tecl-rnique should always be regarded as



supplementary, and not alternative.

As outlined in Chapter I, historically i{innipeg contains the most

complex cultural matrix of any city in Canada, with the possible exception

of Edmonton, Alberta. From analysis and. comparison of demographic data

contained. in the Government of Canada censuses of 1951 and Lg6L, a stud.y

of residential segregation in the Metropolitan trriinnipeg area reveals the

persistence of the major ethníc group identity outlined. in Appendix E.

rË becomes apparent, however, that the premise that resid.ential

segregation is a significant variable in the development of the urban

retail structure, and the subsequent patterns and characteristics of

shopping habits, has only superficial validity. The acculturation, rather

than the assimilation, of trnlinnipegts ethnic minorities wíthin the dominant

"White Anglo-Saxon Prostetant'r culture has proceeded sufficiently to allow

the conclusion Ëhat the components of the modern affluent society Dossess

conlrnon characteristics in satisfying shopping requírements.

There might be some local preferences, and. perhaps pa1roni.zing of

particular local food stores (for example, in the Jewish an¿ Ukrainian

districts), buË dris is negligÍble in the context of the urban area as

a r¿hole" The thesis Ëhat ethnic group residential segregation is of

formative influence in shaping the retail patterns pertinent Ëo polo park

(as well as Ëo other shopping centres in winnipeg), can be dismissed as

incapable of bearing detailed examination. It is hardly of importance

when compared with the relevance of such factors as income and sEatus

groups, time-cost distances, the inequalities of Ëhe mass -transit system,

the "pull'r of alternative retail outlets, and the vagaries of choice

implicit in the human element. Analysis of such variables, rather than

of ethnic group consideratíons, would probably yield more positive

BO



81

indicators of the operation of mass-market orientatíon, even if a socio-

logical sËudy is necessary to arrive at this negative conclusion.

The final chapter will draw conclusions from the data and the

diagrams which have resulted from field research at polo park, and which

ín this chapter have been explained in terms of their relationships with
Èi 

-^ 
l-'Elme-dlstance, economic and socioloeical factors.

Here it is appropriate to mention that each of these three variables

shourd be viewed not only through the quantitative, but also from the

historical standpoint; in terms of alignments imposed by the river-lines;

in the coming of the railroads and the subsequent railyard developments;

the Hudson Bay reserves; and the directions manifested by internal imigrant

movements.

Much of the information derived from the personal interview survey

has only been processed in terms of total percentages, and. one or two of

the more detailed inter-relaËionships between them. The computer can be

asked to ans\.^rer many more detailed questions; and it is intended thac

further programming and location ploËting will yield a more sophisticated.

means of determining "franchiserrand. "twilight zoneil trading areas. This

involves detailed analysis of data from question 5 on the schedulerl urrd

finding distributions of customers according to the percentage by which

they have changed their commodity shopping, since polo park was opened. rt
is hoped to conduct further research in this direction.

The attempt has been rnade to quantify the function and characteris-

tics of Polo Park shopping centre as accuraËely as possible, and also to

I ŝee page JÕ
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map the dÍstribution of the shoppers who frequent the centre. Even if in

many instances human choice and preference are nebulous, and allowances

must be made for strictly statistical evaluation, it ís hoped that the

conclusions which have been arrived at in the chapter which follows, prove

meaningful and useful.



grated regional shopping centre.

In a few years Polo Park will have reached maturiËy as an inËe-

discouraging sales figures and architectural modifications have been over-

come, and the present stage in its development is characterízed by a

shrewd and successful management and a minor rrboomil of profits. This has

CHAPTER V

CONCLUSION

encouraged a second major department store to

these new premises will assume the position of

element in the shoppíng centre.

One can debate the complex reasons behind the belated decision of

T" Eaton Company to prise open the closing suburban retail market, by

establishing a firm foothold at Polo Park; however, they appear to be

summed up concisely by H" R. Imus, r,,rho in his article, "Projecting Sales

Potentials for DeparËment Stores,"l states:

The initial teethins troubles of

"In many cÍties department store managers postpone branches, at least
temporarily. This is especially the philosophy of the stronger stores,
rn/hose branches are usually their downtown parent storesr strongest
competition. Frequently the initiator of rapid branch expansion is a
non-dominant store, possibly the second or third store in terms of
rank based on sales volume. Such a store might attempt to improve its
position at the expense of the dominant store. The latter in turn
might permit such competitive action without retaliation, until such
time as the competitor rs branch units make substantial inroads into
its sales volumes " Then a major branch facility might be undertaken
by the dominant store for defensive purposes. Dominant management
strategy in such cases emphasizes the fact that continued loss of po-
sition to competitors is worse than transfer of sales volumes from Ëhe
parent (downtown) store to the branch (suburban) store.rl

This quotation could. well apply to the situation existing in

locate at Polo Park, and

being the most dominant

1 R. Imus, Economic Geography, Vol. 37, No. 1, January, L96L"

B3
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a clear case of ttwhen

caused some to sPeculate that Simpson-Sears, the rival establishment at

The advent of a second major department store at polo park has

the south end of the Mall, will experience a sharp, and perhaps permanenE,

decline ín sales volumes.

suburban branch of Eatons, at Polo park centre, is

the tide changes, the beacon must be moved.",,l

However, the authorities on marketing geography are unanimous in

their opinion that such a developmenË, far from being a disruptive

influence, generates increased trade throughout the shopping centre. For

example, Baker and Funaro open their account of "shopping Centres - Design
ô

and operation,tr- with the sentence: "Two stores, side by side, have always

under a free enterprise system, done more than twice the business of a

single sLore.I' Further, R. L. Nelson introduces the idea of "retaÍl

compatibilÍtyrrr or the interchange of customers between two stores to

create greater business volume in both

departrneni s tores

a/,

"...are complementary and feed each other. The }lal1 type should never
be used unless there are Ë\^zo very strong generators. The I.{a11 shape
makes it easy for a shopper to park near a department store, enËer iË,
and leave it to return to his car wÍËhout havíng been exposed to Ëhe
other stores. This situation emphasizes the importance of putting a
second department store at the opposite end of the Mall to the first.
rn this manner there is created the greatest foot traffic past the
smaller stores - cumulative attraction is at its peak, and impulse
shopping is greaËe" a. "/*

tr. *.
Civic

2^.öaKer ù ¡unaro,
Publishing Co.,

DeBoer , 'rShopping Dis tricts
Association, L937 "

?
He s:tates" categorically that tr^ro

3*. L. Nelson, "The
New York. (f958).

L rne oeneracs or a
conversations, in
Campbell) of the

ilshopping Centres - Design and_ Operation," Reinhold
New York. (1951).

Selection of Retail Location

," trnlashington, American Planning and

second department store
November L965, between

Simpson- Sears Department

," F. I^I. Dodge Corporation,

at Polo Park
the author and

Store.

were confirmed in
the manager (lfr "



Polo Park has not yeË reached its apogee. For besides promising increased

patronage of the shopping centre by virtue of offering that ful1y compre-

hensive range of goods characteristic of downtown but not yet of Polo Park,

the projected major department store should also encourage the upgrading of

the general image of Polo Park shoppíng centre.

There can be no doubt that the upward climb of retail sales at

This is a consideration of no minor importance, for compared with

other shopping centres of its type and size (for example, the Chinook

centre, Calgary, or Yorkdale, Toronto), Polo Park in its present forrn sti11

leaves much to be desired in íts appearance, in its general shopping con-

veniences, and in its low-middle income bias of contentl and quality.2 The

reasoning behind this statement is as follows:

It may be said that all retail Ëransactions are the result of

individual reactions to the factors of attraction and resistance. whieh can

be grouped under four topics of discussion:

B5

Firs tly - Availability of merchandise; the type, size and variety

of stores; the breadth of selection; credít and service

facilities "

Secondly - Price factors; competitive prices, special sales and

promotional activities.

Thirdly

*See Appendix J. Nearly 33% of. those interviewed sËated that the content
of the stores in Polo Park lacked quality compared to those downËown.

2-See Appendix J. 0f those interviel^red L9% stated that the quality of down-
toin/n stores r^ras al¡sent at Polo Park, generally.

- Physical comforËs; air conditioning and general environ-

ment, ease of inter-store circulation and collateral

amenities.



I'nl lr t h 'l r¡

In the first insËance, at Polo Park the necessity of introdueing

more specialty stores (for example, a high quality shoe storel and rtbet-

teril textile and garment stores) should be regarded as a strong recommend.-

ation of this survey, if Polo Park is to upgrade its image.

"The most successful centres have quality sËores along with lower-

priced stores - the centre should have both, and the owner must realize

that he certainly has to sacrifice something to get the quality store into

his centre.'r- Indeed, as part of the Department store scheme, a number

of specialty sËores are to be established.,3 though Ëhe type and content of

these has not yet been determined.

Convenience, tLmefcost dístances and mass transit

frequency.

Credit faciliËies at Polo Park have improved considerably since

L963 ,- but the same cannot be attributed to service cond.itions. A eeneral

complaint of shopping at the Department. store \,/as Ëhat the delivery and

exchange facilities r,,üere noor,5 buÈ such inconveniences should be remedied

when the incenti.ve of major competition is evident at the other end of the

Mal1"

B6

1-See Appendix J. The fact that nearLy 4 IIZ% of those interviewed stated
that the single item of poor footwear selection and merchandising at Polo
Park as a disadvantage, is indicative of this.

a
-C " l"tragnin, 'rUrban Land, I' Septemb er , L962 

"

-In conversation, J. Johns, head of the Market Research Division, T. Eaton
Company, Winnipeg.

4'For example, easing of restrictions on granting Department
accounEs to lower income families. (In conversation, l4r.
manager, Simpson-Sears Co. Ltd.)

5'See Appendix J. Of those interviewed, over 5% stated this

store credit
Stregger, credit

disadvantage "
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Secondly, the level of prices at Polo Park can be compared favour-

ably with those found in downto\¡rn stores, as indicated by Ehe survey

opinions concerning this. Otrly 5% of those interviewed aired the tradi-

tional complaint of the shopper - that of high prices (see disadvantages,

page 71). The presence of Toppts discount store close-at-hand to the Polo

Park centre allows any low-príce void within Polo Park to be brídged by a

walk across the parking lot"

The management commÍttee of the shopping centre certainly does not

lack imagination as regards running promotional activities and special

sales. During the period OcËober L965 to September L966 thexe r¡/ere at
1

least a half dozen major promotional drivesr- including rnarket-stal1 days,

a book sale attraction, an automobile pri-ze week, youth r¡reek, and a DuËch

week, the latter beÍng a very elaborate affair. In addition to these,

there were the usual sales drives before Christmas and Easter - and the

numerous price reduction periods of the individual stores in the centre,

most of i¿hich were advertised extensively in the press, and on local

televísion and radio stations.

Perhaps much of the effort of these activities would have been

better direcËed towards attracting customers by improving the amenÍties,

physical comforts and general environment of Polo Park centre. This can

be illustrated by a few points r¡hich come to light from examining the

responses Lo the last question of the interview schedule.

Litter, along the Mall and in the fountain, often gave the early

evening shoppers the impression of lack of cleanliness. In some instances,
a

female shoppers complained of the uneveness of the l{all flooring.' However,

1^An exampre

2--.Hrgn neers
from poor

of one of these

^^.,^Lç 
.i^ n-n^1.caugilL In cracKs

l4all paving.

can be seen from the

, and bruised knees

photographs, Appendix I.

of children, often resulË
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both these complaints could be taken care of if an effort is made to clean

the }lal1 during the late afternoon; when the new flooring) costing $1.50

per square foot is completedrl th" present interior drabness of the Mall

should vanish" Yet it is doubtful whether facílities to leave children,2

coats, and parcels for safe keeping will be initiated with the forthcoming

extensions to Polo Park. If so, this is a short-síghted policy.

Nor is there a clock in any prominent position, or a shopping guide

at the main entrances to indicate the layout and location of Ëhe stores.

There was little provision for public conveniences. Other complaints

included the absence of a dograil, a pram rail, or of pedestrian avenues in

the carparks; and a lack of a pleasant coffee shop where the shoppers can

,3relax.- It ís to be hoped that the rrecessary measures are Ëaken to

improve these amenities and the general environment as part of the new $6

million investment progranme. i¡Ihen similar shopping centres in Calgary,

lulinneapolis, or in Toronto are compared with Polo Park, it becomes obvious

that great strídes should be made towards improving both its general envir-

onment and its amenities.

Convenience of parking is a major advantage possessed by the subur-

ban shopping centre over downtown, and this is no less applicable to Polo

4Park.- Yet there are índications that parking saturation might become as

llrrfor*ution obtained from the ivfanagement, T. Eaton Co., inlinnipeg.
a
'Or for a childrents playground.

JA small minority (2.5% of those ínterviewed, p.7L) also complaíned of the
lack of a "good" restaurant. It would appear that the restaurant situated
in the Department Store tends to escape the noËice of some shoppers.

-See Appendix J. Ease of parking l{as the major advantage of shopping
at Polo Park cenËre, as expressed by about 44% of those people inter-
víewed. Over 22% aLso stated that free parking was another major
advantage.
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much a problem to Polo Park as it ís to downtown Winnipeg. The sure

signs of parking congestion - motorists weaving along the carpark aisles

ready to sr,{oop on emPty spaces; a long walk to the Mall from cars parked

in the far corners of the 1oË; and traffic jams at the entrances and exits -

are evídent, at Polo Park, even at the present time, during late evening

opening dates, saturday mornings, and at other peak shopping periods

(especially pre-Christmas shopping) .

As part of extension plans anoËher 600 parking spaces are planned,

in that area north from the new department store"l However, Ëhere must be

grave doubt that the expected increase in traffic can be accommodated.

Certainly, ful1 parking lots will deter intending shoppers at peak hours.

Investment in und.erground or multi-layer parking facilitie s,2 to absorb

twice the present 600spaces target, would be a more realisËic longterm aim.

Despite the disadvantages 1isted,3 polo park shopping cenËre has

made considerable inroads into certain large sections of the market area

of tr^linnipeg l^7est of the Red River, which was formerly dominated by d.or¡ntown

for I'shopping" goods, and by loca1 stores in relation Lo 'tconveniencerr

goods. For from computation of question five of the interview survey, it

it was found that of that 22% interviewed who now shop for half or more of

1-It should be noted that sport and entertainmenË at the stadium and Arena
sometimes clash with peak shopping hours. On such occasions some method
of eliminating "parasite" parking should be devised; for it is precÍsely
this northern section of the carpark which wíl1 be vítal for customers of
the new department store, during evening shopping.

,-This would solve the problem of the psychological ímpact upon cusËomers
faced by vast, half empty carparks during normal shopping hours.

a*rt might be noted that most of these are also common to do\.vntor,ün
shopping.
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their clothes ("shopping" goods) at polo Park, 44.5% had gone to downtown

stores to buy half or more of their clothes before Polo Park was opened.

The corresponding figures for the other commodities listed are seen on page

6I, Section A. tr{hen local stores are considered, the major shift to Polo

Park is found to be in convenience (food) shopping, as would be expected -

thus over 29% of tne 20% of those interviewed. now shopping at Polo Park for

half or more of their food at Polo Park, formerly used their local corner

store or suþermarket.

Of the 742 peopLe interviewed at the Shopping Centre, the facr that

almost four times as many people sti1l buy food locally rather Ëhan at

Polo Park (i.e.,77"5% of. those interviei¿ed sti11 shop at the loca1 corner

store or supermarket for half or more of their food purchases, whilst the

corresponding figure for Polo Park is less than 2O%), reflects the predomi-

nant 'rconveniencerr function of the neighbourhood store" By the same token,

suburban encroachment upon the once traditional downtown commodities

(furniture, clothes, shoes, applíances) indicates the c.B.D" is holding its

own in the more specialized spheres (i"e", furniture sales - see Section C,

page 62); but it would appear that inroads have been made by Polo Park

sales of other commodiLies, on certain downtown stores" Thus, the decision

of the T. Eaton Co. Ëo promote branches in the suburbs, and speculation

that the Hudson Bay Company will do likewise.

Shopping Centre (A) had only limited effect on rrconvenience" grocery store

supermarket trade, except in the immediate locality; and (B) it presented.

the first major alternative to downtor,¡n shopping. Though the exact percen-

tage rnlas not recorded, dozens of those interviewed, in answering question

five (part 2), stated that before Polo Park rÂ/as opened they did rnost or all

Certainly it can be substantiated that the advent of Polo Park



of their shoppíng downtown, because they had no alternative shopping

centre "

Of those interviewed, 13% stated that it was habit of downtor,+n

shopping which caused them to shop at Polo ?ark less than might be expected."

The pu1l of past dominance still exerted by d.owntown is 1Íkely to r.nreaken,

however" For as ?o1o Park attains standing as a vital and. integral part

of the city, and comes to be regarded as more than merely an innovation,

so will it gain also the patronage of new generations of i.{innipeg shoppers,

less directed by tradition.

In the works of J. E" Vance, Jr., "Half the excÍtement of downtown

comes from the appraisal of our parents, and or our predecessor ¡s thoughts

and aspirations" contrast this i.,rith Ëhe neutral comfort of shopping

centres. The forms man creates to house his activities have changed.,,l

In the future, Polo Park, and other shopping centres in the suburbs

of i,nlinnipeg, are sure to gain an increasing share of the retail dollar.

This is seen by r*,r"12 who states: ,,rt is probable that in cities in whÍch

downtown department stores are aggressively defending their position against

specialty and chainstores, there will be an increase in the department

stores' share of the total market. rn this manner the i.,ray may be opened

for additional branch expansion and the development of stÍ11 more reqional

shopping centres. I'

9T

This encroachment upon dovmLownrs formerly exclusive position in

Winnipeg does not imply an absolute decrease in d.owntown sales fieures.

lr_J- E. Vance, Jr., rFactors shaping the downËor¡/ïì core," an add.ress given at
a course on city centre development called tFocus on Downtor^rnr" presented.
by-the Community Planning Association of Canada in Winnipeg, January 26th
and January 27th, 7966"

-H" R. Imus, "Projecting Sales Potentials for Department Stores in Regional
Centres ,'f Economíc Geogra_ph-y , 37 , (f 961) .
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But it does suggest that the stores in trrlinnipegrs C.BoDo are eq)eriencing

a comparative decline when considering the overall increase ín purchasing

PoÏ^7er of the population of the metropolitan area, and of leaping suburban

centre profits.

The future success of polo park, and of the projected. regional

shopping centre at st. vital, is almost inevitable. The impact of such

developments will be furËher assured if the disadvantages associated üiith

downtown - difficult parking, traffic congestion, and crowd.ed impersonal

shopping conditions in widely separated d.epartment stores - d.o not become

characteristic of the suburban shoppíng centre. For there can be no dount

that such shopping centres as Polo Park offer a ne\^t concept in shopping,

as summed by J. trri. Rouse:

'rone of the great opportunities of a shopping centre deríves from thefact that it fits into the way of life of its shoppers in a manner
that do\^rntorffi and the old suburban centres can seld.om, if ever,
accomplish. The íntegrated plan, the convenience, the easy casual,
relaxed atmosphere of the shopping centre...and special evenrs, are
designed to establish, and continually strengthen, the shopping
^^-+-^^ I *^cencres' position as a real community centre. il,

I

Even though it is unlikely that in the forseeable future the

population of the metropolitan area of Greater trriinnipeg will increase to

such an extent as to support more than two regional shopping centres, in

the face of great expansion of sales floor area in these and other suburban

shopping centres, do\.{ntov/n retailers must pursue the policy of ilpositive

-From Gruen, v., & smith, L., "shopping Towns u"soAo" New york: Reinhold
Publishing Corporation, L960 "



retrenchmentrt as outlined bv Sternlieb.t

The situatíon in the late síxties is summed up by Ëhe sËatement:

rtDecentraLizaELon in trnlinnipeg, as in most other metropoliËan areas,
is inevitable" IË is most probable that retailing r,vill continue to
expand in outlying areas, wíth a peculiar consistency of sales

lhe new çi l-rz canr- ra n1 rn go€s some \tay towards implementation of

these principles. Clearly, the historÍca1 process of accentuated growËh

westward along the Assiniboine River from the original focus of settlemenË

has been the pre-condition for the location of a major suburban shopping

cenËre in this area of trnlinnipeg. Inlhen the population to the south of the

Assiniboine \^ras linked with those people living on the northern bank, Ëhen

the commercial viabilÍty of such an enËerprise as Polo Park was hardly in

doubt.

downtown. rr,

arranged in three major sectors - on both banks of the Red River north of

its juncËion wiËh the Assiniboine; on both banks of Ehe Red River to the

south of the "forks;rrand westward along both the southern and northern

banks of the Assiniboine. In between these arms of development, with the

exception of the industrial (suburban) city of Transcona, there are voids

of residentÍal development, although gradually Ëhese are being trfilled in.

In the mid 1960ts the population of metropolitan trriinnipeg is

93

(J. E, Vance, Jr")

*The principles of posiËive retrenchmenË as put forward by SËernlieb are
as follows:
(A) C.B.Do planners must cut back marginal reËailing operations in order

to strengthen the viable and specialLzed establishmenËs.
(B) A concenËratíon doi¡nEown of retailing and other functions to make

them physically suitable for Ëhe pedestrian.
(C) C"BoD. appeals; compact design, attractíve environment, good service

and ease of parking.

'Permission to quote from conversation, University of Manitoba, January,
1966.



In the second

and St. Vital

found in the
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half of this decade, the growing population in Fort Garry

, in the southern section, is fast approachíng that situation

western portion during the late 1950 ts, with one important

exceptí-on, There is not yet any bridging of the Red River to ioin the

east and west banks in the southern section.

To reach St. Vital from Fort Garry one must decide whether it is

towards downtown and across the Osborne bridge. Plans for the consrruc-

tion of the inner Perimeter highway, though not yet finished in detaíI.

promise to reorientate the traditional N.-S. and downtown-suburban outlook

towards a more convenient E.-I^I. and intersuburban movement.

In the event of completion of the proposed inner PerimeËer bridge

link to the south, it is realistic to consider investment in a second

regional shopping centre. This is the stated inËention of the T. Eaton
''i

L;Ompanv.

In the lerrharn oô^Fi'^ñ a similar situation exists. It would noL

be amiss to suggest that another large retailing complex might possibly

develop at this other bridging point, if this had not been precluded by

the promotion of rrad hoctt neighbourhood centres and retail trribbontr on

hi ohr^r¡r¡ c i J. ac i n ^^l L^¡..^^- D^^ !.'. I,\Ìest Kíldonan, and between East Kildonan and Transcona

(see }4ap L).

Perhaps the retail requírement of the post-r,^/ar increase in the popu-

lation of metropolítan Itiinnipeg, accompanied by massive technological

progress ' \^7ere not anticipated. The store facilities of the downtown

centre became as inadequate as its road space for accommodating parked. or

7r-, ,WrnnÍpeg Free Press, and Tribune, May 20th,
with Market Research Division, T. Eaton & Go

L966. And in conversation
Qan¡amr''ar 1 o66.
ve¡/Lvrrlevr t r/'



moving automobí-les. Polo Park \.^7as proposed as the first important altern-

atíve Ín the suburbs. But Wínnipegrs dov¡ntown is still inadequate. The

inconvenience of travel and of congestion, will probably be in the same

proportion for residents of southern Winnipeg in the late sixties, as

that for r'restern i^Iinnipeg in the late fifties. When the St. Vital bridge

links Fort Garry Lo St. Vital, it will provide a trade area r.üarranting

another major suburban shopping "entre.l
It appears that almost exact parallel to the \^restern I,riinnipeg

situation l^rill result from construction of the inner Perimeter highway"

And similar developments could well occur in northern trrlÍnnipeg. Doi^inlor,in

Winnipeg wilI never regain its former complete dominance, and in fact

suburban shopping has tended to act as a safety valve against a complete

downtown st.andstill of congestion.

But with the threat of three major alternative centres, those

concerned t^¡ith the fuËure integrity of Portage downtown should act

swiftly along lines similar to those suggested by the Twenty Year Develop-

ment Plan put forward by the Metropolitan Corporation of Greater
n

trniinnipeg.- 0n1y by positive retrenchment will trrlinnipegrs downtown retain

that importance which is appropriate to its position as the regional

retail centre of the metropolitan area and surrounding region. Ihe

alternative is a considerable increase in the stature of inËeerated subur-

ban shopping centres; satellite business districts which seriously rival

the cenËral pul1 of downtown Portage and l4ain.

95

It seems certaÍn that geographically the retail market of metropol-

itan Winnipeg has one major regional centre - in the wider sense of the

ISee Diagram L2

2_..
wr_nnr-peg .H ree

^^-^^l-'-- ^, f,PPCrruIÃ \J.

Press, July 15th, L966.
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1

T¡rord 'tregíonal'r* - this is downtown. From Diagrams 5 and 10, it is

apParent that Polo Park attracts the loyalty of only a minute proportíon

of the population in the rural region surrounding, and is dependent upon,

the retail facilities of ltinnipeg.

tr^Iithin the large market area which constitutes Metropolitan

Winnipeg, the city region is capable of sub-division intotrmajor suburban

shopping centres" (i.e., Polo Park, and perhaps the new st. vital centre),

and then into rrsuburban centres,rr and lastly, into trminor suburban

centres.rr This sophisticated hierarchy is not yet completely definable

in Inlinnipeg, and only an increase in population and in freeway and bridge-

building wí11 make it possible.

It is certain, however, that although it qualifies to be described

as a "regionalttshopping centre, in terms of most accepted definitions,

Polo Parh does not have by any means a fully comprehensive market tdral^I'

area) in the context of rrregionalrr meaning, the large homogeneous rural

area surrounding 't{innipeg. Even if one considers the concept of the

region as embracing the urbanized area) Polo Park presently possesses a

large degree of attractíon only to sections of the population living west

of the Red River. In real, practical terms of the word "regional", Ëhere-

fore, Polo Park can be desígnated as a major shopping centre in the \,^/estern

suburbs of l^Iinnipeg. In fact, it could be termed, iustif iabLy , a "major

1çR"gionrl Centre)

Downtown

Major Suburban
Centres

Polo Park
St. Vital ?

Suburban Centres

Southgate
Highway 59
Silver Heights
(etc. )

lti-nor Suburban
Centres

Including cor-
ner cluster and
ribbon retail
deve lopment
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suburban shopping centre. r'*

This present sub-regional influence of Polo Park could well be

greatly extended following the opening of the new department store and.

satellÍËe shops by L970, though any estimate of the increase in its scope

regionally can only be guesswork until the amount of capital investment,

and the quality of retailing, have been decided upon by the developers "

The great upsurge in shopping centre building in tr{innipeg, lüas

marked initially in L959-I960, by the construction of polo park. This

shopping centre has now reached maturity as a successful enterprise, and

looks forward to consolidating its position in Ëhe urban retail hierarchy,

with the plans put forward by the T. Eaton company" rn the process of

execution of these plans it is to be hoped firstly, that it will result in

activity on the parË of downËown merchants and planning bodies towards

remedying all of the inadequacies of congestion and environment associated.

with C"B.Do retailing. For, in Ëhe case of downtown tr{innipeg, inaction

will lead eventually to greater relative, if not absolute, decline in

sales volumes" Finally, it ís to be hoped that a Polo Park, complementary

to Portage downtown, will not itself fall foul of the disadvantages of

congestion and shopping environmenË which would result from underestimates

of future parking facilities, or unwillingness to upgrade its low-middle

income image. Longterm success can only be achieved by experimentation

wíth specialty shops in conjunction with the new department store, thus

encouraging the patronage of the higher middle income groups which it

presently lacks.
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()r, as J. E" Vance, ft", states "an
In conversation, tr{innipeg, January,

integrated suburban shopping centre. rt

L966 "
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LOCATTON

QUESTÏONNA]RE - COMPTIIERI.ZF,D DATA

A 19 "54B 20 "6Ic 12 "93D 11"85
c 35" 04

APPENDïx c. (u^' U*øL-"i' ,LJ

FREQUENCY OF VTSTT

Once per week
2 times per week
3 times per week
Once a fortniqht
Once a month

6 months

ORTGTN OF TRTP

SEX OF RESPONDEIflTS

I{a1e
Female
Together ì

Accompanying Children
:

MODE OF TRAVEL

Home
Down-town
Work-place
Other

(TOTATS 742')

32"88
3-4 "95
B"B9

16 "57
18"05
I "62

Bus
Walk
Car
Other

75 "06
IO "64
LO "24

4 "04

9 "97
64 "42
25 "60
36 "6

ADDRESSES OF RESPONDEIITTTS

24.79
B"B9

6F.03
o "26

Non- specific
Specific
Out of town
ïn town

L5 "49
84" 51

6 "73
93 "26
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poT,o PARK - PERCENTAGE TNCREASE (oncnEasg)

OF TOTAI SALES FTG-.]RES ANNUAÌ,LY* (1961-65)

APPEi\DÏX F.

F INANC ÏA],
YEAR

196L-62

l-962-63

L963-64

L964-65

PERCENTAGE
INCREASE

(DECREASE)

+4%

10/

+ L5%

+ 13%

* Figures provided by the Manaqement of Polo

Park Enterprises Limited.



PARTIAL LIST Otr MAJOR OFFTCES, PLANTS AND V,/AREI]OUSES

Manitoba Telephone Sys'tem

Macl-eod's Limited

Marshal-1 -Wells Co. Ltd"

Gutta Percha & Rubber, Ltd.

Goodrich B F Rubber Co. of
f 

^nã^ã 
t.fd

Fcrd Motor Company of
Canada Ltd.

MacDonald Bros" Aircraft Ltd.

Motor Coach Industries Ltd"

Kraft Foods Limited

iviaster Textiles Limited

Trans-Canada Air Lines

Winnipeg Supply & Fuel Co.

G" A" MacEachern Floor Co. Ltd"

Motor Vehicles Branch

Recordak of Canada Limited

unanneJ- /'I'elevrst_on

APPEND]X G.

WITHIN } MTLE OF POLO PARK

Canadran Westing:house Co. Ltd"

Natronal Carbon Company

RCA Victor Company, Ltd.

Goodyear Tire & Rubber Co. of
Canada Ltd"

Htld solr R;rrz Co . Whole sale
I¡[arehouse

Ray -O-Vac (Canada) l,imited

Frrestone Lrmited

Canadian General Electríc Co" Ltd.

Fairfield & Sons Limited

Hilton Brothers Limited

Manitoba Mectical Service

Wiley l{ercury Automobile Ltd"
Eìr¡^ø^-^ T -h^^urrry!ç-Þ !alrgÞ

Stonewall Motors

Bl-ackwood Beverages
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An old store reconstructed
at Polo Park
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DATA FOR INCOME GROUPTNG OF DEPARTMENT STORE

Under 2,000

2,OOO - 2,500

2,5OO 3, 000

3,000 3,500

3, 500 4, OOO

4,000 - 4,500

4,5OO 5, 000

5,000 5, 500

5,500 6,000

6,000 - 6,500

6, 500 7,000

7,000 7,500

7,500 8,000

8,000 10, 000

10,000 12,000

CREDIT ACCOUNT CUSTO1\4ERS (1965) *

Income

APPENDTX K"

Numbe:: of
Account s

5V¿

1 46L

L,3L2

? 1)4

4, 620

4, 268

L N??

4 9,ît¿"

1,516

2, 620

524

I, 5BB

384

1,368

403

7" 'L'O '1'OtaI

.95

4 6/

4.L4

^ 
11

L4 .60

L3 .48

L2-74

I5.18

4"79

I"66

I.22

4?)

L.27

Statistics provided

Pol-o Park Centre

1tI I hl f

by the Management, Simpson-Sears,

roo.oo%
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ÏNCREASE IN THE NruMBER OF HOUSEHOLDS

I nrrrêã qê I n

WTNNIPEG CENSUS AREA 1961 L965*

r\v ô v!

Households
19 61- 65

lI,

2.

3

A

5

6

l
B

9

i0

11

L2

13

t4

t5

16

L]

APPENDIX t (i) 
"

400

22

20

35

75

5B

5l

L6

3l
n

ô

52

2B

26

75

65

24

ar^h ^rì ^VçIIJUÐ

Tract s

I

Tñ^-,^a ^^ ì *JIIU! çqÞE ITI

No. of
Households

L96I-65

1B

tq

zv

,)'ì
ZL

22

¿J

.A

z)

z6

27

2A

29

30

5¿

33

34

0

I5

11

I
?

L23

22

I5

2

L72

¿t

4

75

11

L24

/a ^ñ ^ r r ^VçITÞ UJ
m / - ^l- ^r!AULù

T^^-^^^^ -; *f t¡u! çÕÐç all

No. of
Households

L96I-65

35

36

3B

5Y

40

4T

42

/t ')

44

^t

46

47

4B

AA

50

51

I

I

I

I

I

246

133

BO

43L

39

64

53

557

l-79

664

?

2

4

¿YJ

166

598

I

Fti rrtrraq ni r¡an -f-rrz

Corporation of
the Planning Division,

Greater Winnipeg
Metropolitan
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Tract s

Tn^v^- ^^ ; 
-

No. of
Households

19 61- 65

52

53

J=

55

56

57

5B

59

60

61

I^ ,/

63

r (1)"
APPENDTX CONTINUED

A'

B

277

3oo

426

-

I38

10

18 15

72

I07

L32

ar^ñ^,,^UçIIÞ UÐ

Tract s

I ?'ìõrâ^ qâ f n

No" of
Households

196r-65

64

65

66

67

6B

69

70

7L

72

1'7

74

75

65

259

56

370

r9

92

23

5B

330

56

60

35

11 ^^ ^," ^vgltÐuù

Tracts

T¡^ø^-^^ ..i -^

No" of
llouseholds

L96L-65

TI2

10

74

I6

I48

653

20

30

L9

393

2I2

7

993

76

77

7A

79

BO

BI

B2

B3

B4

B5

86

B7

BB



METHODOLOGY OF CONSTRUCTION FOR MAPS OF DTSTRÏBUTION OF

PURCHASING POWER IN METROPOLTTAN WTNNIPEG 1961 & l-965

DII\GIìAI{S 'I'] & Ü"

(For 1961)

Let one dot represent a constant -0"05% of total (ffi536,624,598)

number of dots 2000"

Therefore the value of each dot will be $268,3L2"3"

APPENDTX I{ É)"

(ror 1965 ) *

n^^.i ^ 1 ^+nvqrrr rçL vrrç dot represent O"O5% of total ($659,959,267)

number of dots to remain constant (2000) 
"

Therefore the value of each dot will be ç329,979"6"

(BB CENSUS TRACTS)

In order to arrive at the number of dots representative of

the income of a particular census tract (i"e" the index of

purchasing power), divide the income of the tract by the

constant (O "05% of total) "

DATA FOR MAPS OF CHANGING RELATI\,TE

Census
Tract

1"

2"

?

DTSTRTBUTION OF PURCHASING POWER

19 61
fndex of

ÞrrroJr=qinn
Power

27

1B

2B

¿- Th r¡ it i ,:'rt ¡-r. a for TCì6E ì:ê.,.c,

Census
Tract

l-965

1

2"

T

Index of
Purchasing

Power

30

I6

25

¿¡-¡¡l¿ir'6ì i':: -,'t ;i:- CenSUS ur }yof.



Census
Tract

A

6

6"

7"

a

9

'1 n

11

L2"

1î
-LJ.

14

15"

16"

L7"

tx

1q

20"

¿L"

¿¿"

2A

25"

/6

L96L

Jrt_rlL

Ã Þ DÊìT\TTìT]¿

fndex of
Purchasing

Þ n¡^za r

11

24

35

^a/6

I2

I6

T6

5

I2

L9

13

1B

22

20

5

16

T7

33

T4

6

L7

49

22

CONTTNUED

fì^h 
^,, ^vçItÞuÐ

Tract

4"

5"

6"

7"

B"

q

10"

ll

L2"

1?

L4"

16"

L7"

IB"
'lq

¿u"

2I"

¿+"

25"

26"

L965
Index of

Purchasing
Power

IO

22

1ô
J¿

.A¿+

11

15

L4

A

1t

1B

L2

L1

20

1B

3

L4

15

29

13

5

15

4

L4



Census
Tract

27"

29"

?n

?'l

32"

ll

<L

35"

36"

?'7

<x

39"

AA

4I"

42"

AA

AA

AË'

AA

A"l

¿p.,

/1 a

1961

L (ri)
APPENDTX

Index of
Purchasing

Power

49

15

L9

2T

IB

36

29

22

46

6

29

3t

29

33

35

¿5

40

35

25

24

25

55

1s

CONTINUED

Census
Tract

27"

28"

)9

30"

?1

?5

<x

?o

4n

A1

42"

A')

AA

À-

46"

A'7

48"

AA

1965
Tndex of

Purchasing
Power

44

I4

2T

10

L6

î^J¿

25

2L

44

7

27

35

27

31

5Z

30

L(\

42

22

2I

22

fa

L6



Census
J!AUL

FA

52"

53"

tr,4

qq

\6

58"

60"

61"

64

65"

66"

67"

68"

^q
'7o'

a1

72"

19 61

- f ..

-1.' \ j l-

APPENDIX

Index of
Purchasing

Power

2a

23

¿5

19

36

J

I7

I

7

1A

I4

11

10

11

2A

30

18

55

2L

2B

32

19

20

CONTTNUED

Census
¡T¡ø-af
I!AUL

50"

51"

5?

fÀ

ã6

56"

ÃR

Ão

ou"

6r"

62"

63 "

64"

65"

66"

67"

68"

69"

70"

7L"

72"

1965
fndex of

Þrrrnlrr q i na
Power

?A

2L

2L

L7

35

4

22

IAr

B

13

73

t1

11

11J.Z

25

-^JZ

1B

55

19

27

¿o

zo

25



Census
Tract

73"

74"

71

76"

77 "

78"

80"

Bl_ "

82"

83"

84"

R5

86"

87"

RR

l. f 1-l ,\ÞF

APPENDTX

196L
Index of

Purchasing
Power

42

I7
1

5

6

33

I2

35

74

LY

19

22

I7

?4

7

6

CONT ]NUED

Census
Tract

73"

74"

75"

76"

77"

'7o.

RN

81"

x)

R?

84"

aq

86"

87"

BB"

L965
Index of

Purchasing
Power
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6

5

31

11
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I7
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APPENDIX ÏE.

T]ME/DATE SCHEDULE OF CAR SAMPLE SURVEY L965

2"00'to 5"00 p"m.

2.00 to 5.00 p.m.

2.OO to 5 " 00 p.m"

2 " O0 to 5.00 p"m"

6"00 to 9.00 p.rn.

'l'h11 rqd:rz O¡'!n]rar¿¡¡u! ÐsqJ vu Lvvç!

Tlr a crl:rz ñr-rrzamlrav¿ svÐvay $v v çrlrvç!

F-r i Á:rz NTnrzamh^-! ! rqqJ !\v v çlltvçI

Monday November

H r ì ñ ã\7 l\l ^\rôñ her

Monday November

2Bth

2r¡d

5th

Bth

l-2rh

I5th 12.30 a.m" to 1"30 p.m.
and 7 "OO to 8.00 p.m"
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7. Res¡nnrurrnr

The seventh category, by tar the largest both in area and daytime poptllation, is residentia!.

About 55 percent of tñe áaytime population is found within it. The basis of subdividing the resi'

dential arèa of the city into classes was "desirability for residence." Tt was decided that seven

criteria were involved in this defrnition. By weighting these criteria and applying them to city
blocks, the pattern shown on the map emerged. The critería used with their weighted indices are

listed in the Appendix, page 81.

The residential pattern conforms most closely to the Burgess concentric land-use zone theory.a

Adjacent to the city centre is a zone of obsolescent housing (Class Ð) which on the north side is

rntérmixed with light industrial and wholesaÏe uses. This is the poorer ,class roorning-house area

with some tenement dwellings anci old apartrnent buildirigs ante-dating Worlrl War I" This zorre

is heing rapidly invaded on tÃe south by lne C.ts.D. br.rt remains fairly static or¡ the irorth and west

sides. 
-Dáytirne population is very high, frorn 100 to 5û0 per acre" Arl extension of class D housing

follows a wide bloch of iand both west and east of Main Street adjacent to the C'P.R. yards. To

the north o[ the yards is the "North End" district characterized by a considerable diversity o[
ethnic groups. South of the yards is an area rnarked for urban renewal. Similar housing flows

into Foint Dotlglas.

Next in orde.r is the zone of n'fair" desirability (class C). That part. lying betweeri Broadway

and the Assiniboine R.iver was built hetweer¡ 1890 and X900 with large, expensive homes. Today

these are rnostiy multiple dweliings. It is ¡iow being invaded by better class apartment dwellings.

Its counter¡rurt. !i.. ucro.. the river from it. To ttre west of the C.ts.D. is an extensive segment of

older dwellings huilt before the First World Waro now alrnost entirely n'lultiple units" A very con-

siderable areã of similan housing is located in the North End. Densities are moderately high,

fror¡r 25 to 50 per acre.

peripheral to cÍass C residential is a zone of "good" residential desirability (class B). Some

are largei dwellings built just prior to the first World lMar as in Eirnwood, Crescentwood and Nor-

wood. Some a.* burigató*s built in the twenties and early thirties (see map of urban growth,

etot" SZi. Most of the largen older units have hee¡l o'duplexed," but residences dating from the

þost-wan pcriod ar-e mainly single dwellings. An extension of this class of housing into the more

recently liuilt-sp frinrges "i tt't. "lty 
(\trest Kildonan, East Kildonan, the West Ðnd, St. Vital and

parts <if l..ort Garr.y; îas occurred since the Second Wonld Wan. T'hese are mainly [our- and five-

roomed bungalows.

TLre class .& distnict, rated the most desirable (appendix), lies in blocks rnostly in the outer

zor¡e. Some areas as in "old [tiver Heights" were built up duning the late twenties and thirties;

others as seen i¡r St. .larneso Fort Garry, West Kildonan and o'new River F{eights" are mostly post-war.

The fringes of the.buiît-up ârea are expanding rapidfly, espec.ially-on the west of the city wÌene

speedy transóortation'is affoided along Fortage Avenue, and niver lots are an attraction" T'o a

!àser-extemt .rrrorüt Maim stneet and Pembina F{ighway }rave drawn resüdents to the edges ol the

ütv pro¿u.ing the farnitriar star-shaped pattern. fn recent years the eastersr margin, restricted by

thé éxpansiop of flreavy industry, has seen a rapid growth in residentian use.
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