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Office activities, that 1S actlvmes concerned with the productlon drstrlbutlon and exchange

of mformatlon concentrate in the Central Buslness Dlstrlct (CBD) of" most cities. ltis«

Abstract ‘

hypothesnzed that the major reason for the central agglomeratnon of offices IS the need
for rapid accessto; and communlcatuon with other offlce actlvmes ‘with services and
institutions Iocated in the CBD. .in addmon the spatnal clusternng of offices within the CBD

partly reflects these busmess contacts .
. ThlS the5|s examlnes the intra~ metropolltan locatlon of offices |n the Clty of
‘ Edmonton Alberta The spatlal clusterlng of offlces wnthnn Edmonton s CBD was A’
: determlned with. the aid of standard distance and r‘hean centre statistical measurements
There was lrttle evzdence of offlce clustermg Only two maJor clusters were vnsnble these
‘mcluded offlces belonglng to the flnanclal and Iegal groups of actlvmes It can however,
be argued that the small size of Edmonton s CBD renders spatlal clustering unnecessary
Data'concernnng the offlce locatlon decision and intra— metropolltan movement of
offnces were collected by means of. aself= admnnlstered questlonnalre The questuonnalre
was completed by 238 offlce flrrns located wuthln the CBD and in non— CBD areas.’ It was
.:found that the. major factor causlng offnces to remaln inthe CBD was the lmportance
‘attached to contact wrth other offlce flrms government mstltutlons -and customer and ‘
cllents A f\aar of losing these contacts if the offlce moved away from the CBD acted asa - ‘A
vmaJor locatlonal constraunt ) ' ) . o ' -‘ : ’
Office decentrallzatlon appears to be taking place onavery llmlted scale There ls
some movement of Small Iocal market orlented offlces away from the- CBD but these
have ‘tended to move relatively short dlstances The. majorlty of nonHCED offlce growth
1S malnly attrlbutable to the /n- .s'/tu growth of lndlgeneous offlce enterprlses rather than
,by the’ movement of offuces from the CBD. There is some. ewdence to suggest that the
disutilities of the CBD such as madequate parking facnlmes traffic congestnon and hlgh
} _ offlce rents may enc0urage offlces to decentrallze in the future However at present the
: advantages of a CBD locatlon are too strong for the mngratnpn of offlces from the CBD to
~ be anythlng more than minor. lt is concluded that desplte the: smprovements in ' '
telecommumcatlon Systems the lmportance of bus:ness contacts appears to’ be a major

; N

factor causmg offlces to. remaln wrthm the CBD

iv
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1. Intr;oduction '

The nineteenth century city was heavily dependent upon factory employment‘as.the
cornerstone of its economy, but ¢u-ing the twentieth century this role has been replaoed ’
by services in the form of office employment:” Office activities, often referred/'io asﬂ
those engaged in quaternary or transactional employment. are defined as those jobs
mnvolved in dealing with mformanon; ideas or knowledge, such as information search,
s;orage, retrieval and the ekchange and generation of ideas (Goddard, 1975 p.7). Dur'ing
the nineteenth and early twentieth centuries the total number of personnel involved in
transactional work was small. Information available to these specialized workers was
limited and processed at only a few major nodes of traffic which were well served in
terms of information flows. Since 19'50 the characteristics of transactional work have
changed, especially in their volume. Advances in transport and telecommunications
technology and the geographical expansion of the economically developed world ha\;e led
to increases in the number of decisions to be made, the variety of factors at play in
decision—making and the intensity of ?nformation flows in all fields. In order to carry out
this work, the personngl required to manipulate the data. make decisions and perform the
transactions expanded at a similar pace.

In unison with the growth of the trgnsactional economy, there has been a
revolutionary change in the'/etructore of the labour force in the developed nations.

Current census dats .. = thatbver one;third o the labour force in North America and

. Western Europe is now en:sloyed in ﬂoffice based occupations, co ipared with only 15
per centin 1951.! ~utnmat: ‘0 (and the improved methods of produ‘ Hen, lncreased :
efficiency and higher .-~ otuvnty that result from it), has rapidly reduced the proportion
of.labour-engaged in prlmary and manufacturmg actlvmes At the same. tlkqs it has placed
new claims upon man's managerial, organizational a“nd transactional abilities. Gottmann ‘
(1961, 1968) described this growing importance of o_ffi_ce employment as the white collar.
revolution. ‘ ‘

Offices. are nof only Io'f:a-lized within the metr_opolitan centre, but within one part of
that centre: the central vbus»ines"s distfict (CBD). The CBD office function has developed

with the growth of the transac;tiona! society . Prior to the turn of the century there was

4

Year Book of Labour Statistics, 1981 Internatlonal Labou:‘ Office, Geneva



little need and less possnblllty of detachlng an office from its Iocatlon within a factory.
With the development of the telephone however came the pos5|b|I|ty of moving -
management from the site of product|on The snze of |ndustr|al flrms thelr need for
national and lnternatlonal connections, and need to communlcate with other busnnesses
made |t desurable to locate head offices away from. factorles and close to other offlces

- The CBD ofﬁCe function was further expanded by such lnnovatlons as the typewrlter
telegraph and teleprinter which increased the rate at WhICh letters could be produced and A
ata lower unit cost, thus greatly mcreasnng the volume of paper flows Thls resulted ina
greater demand for bookkeepers ﬁlmg clerks and secretarles By the turh of the century
the office functlon became well establlshed as a detached entlty of productlon The
preferred locatlon for a head offlce was the CBD, where lt could be?:lose to other .
offices'and services. It was aIso easner to recrunt workers for office JObS in the CBD )
since it offered a varlety of facilities and was the focus, of mass tranSportatlon The CBD o,
still remains a prlme locatlon for offuce actlvmes in fact offlces are consldered to be the
sungle most important centrlpetal force mn urban development today when centrlfugal
movement of mdustry retallmg and populatlon |s characterlstlc of most metropohtan areas
(Daniels, 1975}, Offlces now domlnate the CBD in both a physucal and an economrc sense ‘
. Although'the growth of offices in the CBD isin some lnstances seen as a means of
revitalizing the core (lVlanners 1974) it may also exacerbate the problems of congestlon
pollution, ‘and overcrowdlng in thls area Together with'the suburbamzatuon of populatlon
central office development can be a maJor contrlbutor to the mcreasrng number of "
commuters converglng on the CBD from the suburbs ‘

Desplte the offlce sector s prime lmportance to the structure of the city, l't has -

" - ‘recelved relatlvely llttle analytlcal lnvestlgatlon Cowan (1969) and. Armstrong (1972) werei

"'the pioneers of detalled offlce location studies ln Brltam and the USA respectlvely PFIOI’
. to the publlcatlon of Cowan S work on office Iocatlon in London and Armstrong s Iate,
'monograph on the offlce mdustry of New York there were few studles solely devc- d to
‘the offlce sector desplte the fact that as early as. 1927 Robert Haug pomted out the

K

lmportance of offlces and thelr employment to the urban economy Systematlc research

based on emplrlcal analy5|s began in the late 1960's'and early 1970 5. The majorlty of thls o

: researdh was undertaken in Britain and:‘Sweder. To date there has been llttle academlc

'(l



interest in office location in Car~ian cities. The few studies undertaken ha\_/e_ beern at the

doctorate and master s level, see for example Gad (1876), Takahashi (1972} and Zieber’

)

(1971).

- The paucity of research in part refiects the dearth of quantitative information on

I

office employment and floorspace in the voluminous statistics available from the

'

government agencies. Employment reporting by business establishments follows an
industrial system of classification along major product lines, whereas office work is
performed by a cross section of white collar occupations in every industry grOup andis .
organized into firms, divisions or departments but rarely detached establlshments For

- the researcher who requires an accurate assessment of office employment locally, or for °

the nation as a whole, the data defucuenmes are numerous, and when available as estimates

are rarely'consistent in measurement or definition between geographical areas.

\

1.1 Purpose of study and research objectlyes

N -

The maln purpose of ‘this thesis was to determlne the |mportance of the contact .
\

factor on the intra- metropohtan locatlon of offices.in Edmonton The initial proposal was
- to determnne actual :mportance of contacts through dlary kept by office executives
provudlng deta|ls on the charactertstucs and frequency of persona! contacts However
* due to problems encountered w:th this form of’ data collectnon (outhned in Chapter 4) the
emphas:s of the thesns changed The mtra metropohtan offlce location decision became '
'the focus of the study, whrch mdlrectly prowdes anvindication of the :mportance of the
" contact factor It has been hypothesrzed by many geographers? that CBD office - k
' -.agglomeratnon oceurs prlmarlly as aresult of the need for rapld access to, and |

" communication with other offtce act:vmes to central services and institutions, that IS the
external economle\s of the CBD Whlle spatial clustering of offlces in the CBD has been X
~ shown to’ partly reflect these contact patterns’, it is by no- means clear that spat:a1 : |

’ proximity is'a necessary condmon for .the malntenance of these contacts ts the contact

f_ac, a suff:cnent reason for the maintenahce of a CBD location, or are there other

v

' lmportant factors at work encouraglng central|zat|on7 Alexander (1979 P 25) believes

)

.__._.,_________...__..__

2See for example. Thorngren, 1970 Tornqwst 1970 Goddard 1973 .
3Dav1es 1965 Rannels 1856, Goddard 1873. . ' ' R

e



+and m‘anage‘rs Goddar:d's work in'London (1973) and Gad's in Toronto (1976) have shown
that the- maJorlty of contacts between offices are not transacted on a facé-to- face baS|s

and those that are lnvolve only a mlnorlty of office personnel Why then do the majorlty

i
\

of offlces still choose a CBD Jocation? ,
This thesis éxamines the partlcular case of lntra metropolltan office locatlon \‘\\
w;thln the cxty of Edmonton, a rnedlum snzed clty that has experlenced rapid: CBD offlce l\
growth Wlthun the last decade The first part of the study examlnes the spatlal pattern of \ '
office Iocatlon w:thln the CBD N order to determlne the degree of offlce clustering. The \\\‘

second part examlnes the intra— metropolltan offlce Iocatuon decnsmn The major \

. objectlves of thls study are summarlzed in the followmg research questlons -

l Is there any- spatlal clusterlng of specrflc types of offlce activities wnthln the 8D
Wthh suggests contact patterns 'of Office activities? .

2. \Nhat are the locational factors that confine 75 percent of all Edmonton's office

~

. space to CBD location? - \ ‘
- a How essentlal is it for these offices. to be iocated in the CBD? .
b_" Does the lmportance of contact Wlth other offlce actlvmes and services .
located in.the CBD suggest locatlonal oonstramts7 '.
‘ 3 - AAre there any- sugnlflcant trends towards the dlspersal of offlce actlvmes to - -
non- CBD locatlons in-Edmonton?. . | R ' 3 o \ ‘
a What types of 'offlces are leavlng or have left the CBDV7 What kind of office
actlvmes elect anon-— CBD locatlon over the CBD? - To what klnds of areas are
they movnng to or establlshmg in? .
b _What are the maJor factors causnng flrms to relocate from the CBD or to
: choose a non- CBD locatnon" » . ’
— c : _ .What are the dlsadvantages of a non-— CBD locatlon7
d 'Are non-— CBD Iocatlons satlsfactory for offlce actlvmes7
4. s contact wrth other office actlvmes ‘and business servuces more or less lmportant
to offlces Iocated in non— CBD Iocatlons7 R ' . Lo
) There is a need for more research into office locatlon partlcularly in Canadlan

CIIIES and smaller 1ntermed|ate snzed centres to lend support to! the concepts and 1deas )

derlved malnlyfrom research in the large metropollses of Western Europe and the USA



.,

N .
it |s\hoped‘that the results of this study will confirm or modlfy these flndrngs lh addition
the results of the study will add to a small but growmg body of information on/offlce
Iocatlon and thus provide further ev:dence on which to bunld a theory of offic’e focation.
"Applled ona Iocal scale the results will prowde |mportant lnformatlon for planners and

; ~developers concernung the locatlonal needs of office actuvmes _

C12 The‘jStudy Area
The cuty of Edmonton provnncnal capital of Alberta Canada is the area of study
(Figure. 1.1).. Edmonton isa medlum sized city with a populatlon of approxnmately
.600.000in 1981 Located in the Pralrles itis an lmportant servnce centre for the northern
"agrnculthral reglons and due to. its DFOlelty to orl fields it has developed as an lmportant
0|l centre. Edmonton s origins date from 1808 when'the Hudson Bay Compahy and the
'. North West eompany of lVlontreal bunlt forts wuthln the Ilmlts of the present cnty In 182 1
the. two forts were merged and the Hudson S Bay Company s name, Fort Edmonton was
retalned ln 1905 ‘Alberta became a provunce and Edmonton was chosen as capltal With -
the rapld settlement of central Alberta during the perlod 1905 to 1930 and the . ‘ \<§
consequent development of a mlxed farmmg economy Edmonton galned lmportance as a
servrce centre. - lt s hlnterland was’ further expanded by the settlement of the Peace River .
-~ district 200 miles north- west of the city. Due to its geographlcal situation, Edmonton
became increasingly lmportant as a hub for the movement of supplles to the north lts " R
proxlmlty to the large ol and gas fxelds in the reglon and 1o oil actlwty inits hmterland sunce .
.' - 1947 has resulted.m the c:ty becommg a ma;or oil centre The growth of‘EdmontOn

‘ durmg the years that followed the discovery of oul at Leduc in 1947 'was dramatlc The

'energy crisis of the early 1970 s prov:ded a further propellent to the growth of

L

Edmonton s economy

1.2.1 The gromh of office employment

Offlce activity is prowdlng a major contrlbutlon to the growth of employment

throughout Canada arld towards the contmuung concentratlon of populatlon .and economic
-activity.in its major cities. Edmonton lS no exceptlon it has experlenced sngmflcant

*  increases in the growth of offlce employment over the last three’ decades
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. Labour Force Trends ‘. L ”f . o
; Slnce specn‘lc labour statlstlcs are unavallable for Edmor\tton provlncral stafistics
are used as an lndlcatuon of the occupatlonal and’ busmess trends l” the city. Table .
shows the percentage of the total labour force employed in offlce type' oc0upatlons )
: _'(managerlal professnonal and technical, and clerlcall for Canada as a whole and for Alberta B
- from 1931 to. 1982 There was a dramatic mcrease in offlce type pccupatlons during
~this perlod mcreasmg from 15 to 42 per centin Alberta and from 19 to 40 ‘per cent in the
natlon as.a whole The largest tncrease in office employment for Alberta has occurred
| wrthln the last decade when the percentage of offlce employment increased by almost 107,
per cent This |ncrease colncudes with the world energy Crisis,in 1973 Wthh led to rapld

. ec0nom|c development in Alberta parlcularly in the two ma)or cmes Edmonton and.

, Calgary

1.2. 2 Edmonton s Offlce Space Market
. 'The CED Market- _' | _ | o
| " The growth of Edmonton since the dlscovery of oil in 1947 has been reflected in
.the expansmn of its CBD area. Floorspace within the CBD eXpanded by 45 per cent from
1846 to 1966 The maJor force behlnd this expans:on was the lncreased demand for .?"7
space from the offlce and service lndustrles Durlng thls perlod for example the amount
of flcorspace devoted to off)ces mcreased by more than l‘lO per cent (Bannon 1967)

: At the same tnme the amount of. space devoted to resldentlal and retall uses decllned By

. v1966 o1..ces had' replaced retall outlets as the maJor user of space W|th|n the CBD 55 per -

-cent of the ~3D. floorspace was devoted to offlces compared wrth only 36 per cent.
i'n-194€ (Banr 7). ‘ l
. _Thase CBD and offlce space expanSIon have contlnued atan accelerated
pace throughout . 1270 Durrng the st decade in parallel with the growth of offlce
. emp_loymen_t, the, :nat st of CBD office constructnon Between 1970 and
1’98“2 a tctal AN 'ol ; “sOOO ft1) of office space has been added to the CBD
- area. Thls addltlonal _"fez.space e/ceeds RE otal of all central offlce space built prlor

to 1970 “In 1982 s'one, 1z e suppl\ of orﬁce space lncreased by almost 93 000 m?

‘Ctty of Edmonton Busrness Deve,opment epartment 1981 . Office S_pace Report..
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Table'! 1 Office Employm'ent as a Percentage of Total Labour Force. Canada and Alberta

- 1931-1982
T
% EmploYed in office activity
YEAR . CANAPA ~ ALBERTA N
'A'Nf1931 : 18.83 . 14,86
1941 120.05 , '16.271 )
“ 1951 . 26.21 23136--‘
. 1961 L 13000 29.34
1971 . 3518 133;034
1982 __‘.‘ 4042 : 42.08 .

Sourcc:‘ 1931-1971 - Statistics Canada:
- ' Historical trends

Cat. 94-716"

> ’ - \ . o -
' 1982 - - ‘Statistics Canada: o
‘ ' Occupations.: Cat. 7I-001



(1,000,000 ft?). Currently 17,000 m’ of office space is under construction and is » | P
expected to be ‘completed towards the end of 1983 orin early 1984 In addmon 1M ’
major developments are in varying stages.of plannlng or approval or are awaiting
. lncreased demand‘ The locatlon of office space in the CBD exlstlng under constructlon
. and proposed is shown.in Flgure 1. 2 The downtown area currently contains 75 per cent
of the total offlce space in Edmonton ¢ | '
Supply and demand data for offlce space are available only from 1974 onwards
* However, effects of the new economlc boom in Alberta in the 1970's dld not become
' evident in the offlce space supply market until 1976/77 ’Before this tlme supply and.
demand had always been evenly matched. Annual absorptlon of office space in the '
_ d}owntown area was hl_gh (84 per cent) and vacancies were low (<5 per cent). Developers
did not antlcipate the ”ener',gy.crlsis"‘ leading-t‘o the dramatic increase in,;dem.and for office
o space to.'ac:'commodate the influx of office _activitles into Edmonton thus an acute
shortage of space developed The contlnued growth in demand for offlce space led to an’
flncrease n offlce bUIldlng constructlon but much- of it was not avallable for leasing untll
' 1977. By this tlme although demand had lncreased it was not sufﬁcuent to absorb all the
new space. As aresult vacancy rates lncreased and construction in 1978 was reduced
allowrng much of the .exces;s space to be absorbed, Although the sppply and demand of
office space~in the dowmown area has tended to foll'ow a cyclical pattern, often
out— of phase there has been a general increase in the annual supply and demand for
: offlce space ovér the last decade. - ‘

. During 1982 there was a .dramatic change from a landlord stoa tenant s market in
Edmonton s office market. The vacancy rate in Edmonton s CBD lncreased from 4.8 per
cent in 1981 to 8 per cent at the end of 1982 There are two major factors that have
contributed to this market deterloratlon Flrst the severlty of the 1982 recession and the -
failure of the provmcral and federal governments to reach an orl prlcmg agreement which: *

led to the cancellatlon of the development of the Cold Lake tar sands proyect and

ultlmately to a slow down in the economlc growth of Edmonton A second more

5C|ty of Edmonton, Busmess Development Department 1983. Ofﬁce Space Report
¢City of Edmonton, Planning Department 1980." Downtown Area Redevelopment Plan -
Draft Background Information Report. .

’Ken McDonald Assomated Appralsers 1981 "The Office Space Market in Downtown
Edmonton”. . : S
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b sugnlf;cant factor was the completuon of an unprecedented amount of new offlce space in -’
1982~ 83! However optlmlstlc market experts" believe that Edmonton wnl! continue to .
attract companles to estabhsh offnces in the city, thereby assurlng its status as a strong -
'commercnal real estate vnvestment A partlcularly posltuve feature of Edmonton compared
'-wuth other Canadnan c:tles is the low land costs and offlce Ieasrng rates. Currently the
drfferentsal in respect to rental rates is as high as 25 per cent T
Non-CBD Market . Lo R
The exnstvng office space, beyond the CBD comprlses onIy 25° per cent of the total o
. fonce space Non CBD, office space is dlspersed throughout the cuty alth0ugh ma;or T
office developments have occurred to the south along the Calgary Trail and to the north
_wrthnn the v1cun|ty of the munlcnpal alrport (anure 1.3). There has been an uncreasrng
'amount of offnce construction occurrmg in hon— CBD areas n recent years. Durxng the
‘period 1971 to 1976, approxnmately 42,700'm (460 000 ft’l that is, 13 | per cent of. total
| . office space development was built in non-= CBD areas. Thns percentage mcreased to 33
per cent in the late 1970510 and reached 43 per cent’ in, 1982 However the proportnon of
ofﬁce space under constructlon in: outlymg areas in the ftrst part of 1983 fell to 36 per
cent’in favour of increased constructuon in the CBD (81 OOO m? (900 OOO ft’) is proposed
.~fornoh- central areas compared w1th 144, OOO m? (1 6 mlrlron ft’) in the CBD) u Desplte the
4 "contmued lncrease in non-CBD offlce space vacancy rates in these outlymg bulldlngs
. remams hlgh Vacancy rates of 40 per cent are common and some bunldvngs are currently -
‘ 'sufferlng from vacancy rates of lup to 65 per cent ) ' , '. ) ;
AE. LePage market experts have predlcted that mlgratnon to non—-CBD offlce

.space will contlnue as those offlces not dependent on a central locatnon mugrate to the

less expenswe space wrth hrgher parklng allotments However the rent differential

.

" - between the CBD and non CBD rates is small )(32 $8 per ft’) and may prove msuffrcuent to

make thrs mlgratnon anythlng more than minhor.:

IAE. LePage Market Survey 1983

*ibid
"Edmonton General Municipal Plan, 1981 "Policy Report No. 6. Issue 2.1

- MAE LePage Market Survey 1983 - : . R VI(
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B 123 Offi‘ce Planning Poli'cy' in Edmonton

‘ A key component of the 1981 General Mumcnpal Plan for Edmonton is a pOlle

. "strategy to control the deVelopment of offlce space in the CBD and to encourage greater
‘ 'decentrallzatlon of future offlce development The major pollcy lnstrument controlllng
'offuce development in the CBD o ea‘is the Area Redevelopment Plan whlch addresses the
-pollcy of offuce decentrallzatnon through its trénsportatnon pOlle It s major .concern isto.

,. mauntaln abalance between office development and other land uses such as resndentlal and
retalllng facmtles , f S - o ' . t

- The planmng department hOpes to encourage between lO and l5 per cent of aIl

future’ offucé; development to deS|gnated town centres (Flgure l 5). The town centre
c0ncept comprlses reglonal order commercnal fadllltles in close pJ"Olelty to hlgh densnty a |
houslng and a ma;or transit. facnllty ln addmon tfo. promotlng town centres the thy alms to
encourage the development of lntenswe mixed use employment nodes at nght Rail Transxt
(LRT) statlons and other des:rable Ioacatlons outsuje the CBD lFlgure 1. 5) Although there )
is no means of evaluatmg the success of these polncnes yet, there has been a sllght

';lncrease in non—CBD offlce development ThIS trend however does‘not necessarﬂy mean .

_that offlce duspersal has lncreased snnce (as mentioned earller) hlgh vacancy rates are :.

prevalent in non-— CBD offuce bunldungs S o,
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2. Evolution of the Office Function and Planning Policy

2tintroduction .

The grthh of the office fun'ctionas ‘we know it today'is closely intertwined with
changlng patterns of urban llfe with maJor economic and social developments especnally
the industrial revolutlon and. wnth a sernes of rnventlons and lnnovatlons m the field of
communlcatlons These changes have altered the role of. the cnty in'society and are .

contlnumg to affect urban development
2.2 The evolution of the office function

2 2. 1 Pre lndustnal revolutlon ) 3 ,

“n the pre—lndustrual world the orlglns of a cnty belonged to the classm trllogy the
castle (i.e. the admmlstratlve functlonl the market (l e. the commerclal functlonl and the - ‘
temple (i.e. the religious functnOnl lGottmann 1966) n such a context the role of the
office was very small The affalrs of the state and mllltary requnred little admlnlstratlon .
and elaborate machlnery was unnecessary The affalrs of the church could be |
administered from the' chapter house whule the market place itself and the surroundlng
coffee houses, countlng houses’ and res:dences of merchants contauned all the ofﬁce
fu_nctlons |.e.,'transact|ons necessary for. trade‘. In some larger c:tnes, certaln profes_smnal
office districts, especially in connection-with the l'aw_,. e\/olved foc'u;sin_‘g.on‘a spe‘ciﬁc;‘ :
place, such as the courts of justice. But the commiercial office:'function as su'ch',"was_ A L
generally fou_nd within other structural eleme'n'ts of: the city_ (CoWan etal, 1969) ;o
2.2.2 Industrial Revolution N

Durlng the late elghteenth and early nmeteenth -centuries, the role of the cuty in
Europe and North America changed out of all recognltlon The city’ became the centre of
the manufacturlng mdustry The. growth of mdustry in the cltles acted asa magnet for the

populatlon mlgratlng from rural areas in search of rlcher rewards and to escape the

growmg unemployment in the agrlcultural Sector

&
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Slmultaneous changer were also taklng place in the organlzat|0nal scale of lndustry
whlch stemmed from the various technologlcal devolopments of the perlod Small
V. manufacturlng estabiishments employlng a few persons began to be replaced by unlts
employlng hundreds of labourers Such a concentrat(on of labour lneVItably led to an\ '
|ncreasmg demand for the management of and communlcatlon between grOng and
‘complex organlzatlns (Damels 1975l. ) e .‘ o L

Organlzatnons became so large and complex through the process of vertlcal
lntegratlon that it became necessary for- the managers to attempt to control markets as

- well as productnon The compleXIty of busuness problems lntensn‘led as mnurng

: 'technologlcal advances were made, creatlng numerous. spec1allzed off|ce occupatlons for
i example organlzatlon and management experts fmancual analysts advertlsmg specnallsts
'. cost accountants and englneers Corporate managements were. establlshed Wthh

' dlvorced ownershlp from control and’ preempted lnfluence ln busmess dec»sron maklng

, lArmstrong 1972 This array of speCnallsts had to be. supported by a team of ;Unlor '

personnel such as typlsts stenographers clerks and draughtsmen '

"2 2: 3 Offlce machlnery and technology

_The growth of the offlce lndustry was made possuble both dlrectly and |nd|rect|y
'by a'series of separate lnventlons There were three specrflc mventrons that shaped the
: ‘. offlce functlon and each was related to communlcatlon They are the telegraph the
‘ telephone and the typewrlter Wlth the typewrlter facnlltatmg greater’ spnnd in the '
~record|ng and productlon of mformatlon and the telegraph permlttlng € Nz nge of
'mformatlon over greater dlstances at lower costs the last two decades of the nlneteenth
century saw. a rapld lncrease in the separatlon of offlce actlwtes from productlon plants, -
usmg typewrittén letters and telegraph to hink headquarter offlces wuth scattered branches
"and factorles i

. Commumcatlons had emerged as one of the key factors in the emerglng office

.functlon ‘and the communlcatlon role was made complete by the telephone The telephone .
expanded the typist's function because it permitted oral contact to be made thhout
~ face- to face meetlngs This was especually useful for routme miatters. The speed with

.

whlch these processes could be undertaken led to an lncrease in the volume of offlce



work |n parallel wvth the lndustrlal and economic expansnon of the late nlneteenth century
Another developmentmtroduced in 1861 with |mpllcat|ons for offlce work was

stencnl dupllcatlng lts main asset was that it allowed the wide dlstrlbutlon of letters,

- memoranda and other documents wrthln and between organlzatlons Dupllcatlng also

encouraged the reproductlon of publlcrty and advert:sung leaflets for promotional sales
purposes and this extended the range of the office functlon

The lmprovements n communxcatlons and methods of exchangnng informatian .

: more rapldly and accurately The mtroductlon of data processnng equnpment operated

with punched cards durlng the early years of the twentreth century also gave rise to new

| ‘'office occupatuons l\/lost of the new jobs created were routlne 5uch as key punch

operators or sorters, but the result was an lncreased demand for offlce workers ’

. - The most recent automated or electronlc data processnng systems are computers

R whlch have been mcreasmgly used in commerctal and government offlces during the last
flfteen years The sngnnflcance of the computer is that it has encouraged further

. systemlzatnon of offlce work flows and data processmg Much of the stralght forward
processung work dealmg with large numbers of company customers for example could
‘be completed ina fractlon of the tlme taken by earller electromc devnces and back up
cler:cal staff As systems have developed computer software has also. become a very
effucuent space savmg method of storlng data and |nformat|on All thls is achieved with a
hlgh level of accuracy and a reductlon in the clerical lnputs lGluhano 1982) The changlng
nature of office work |s reflected in the shlft of jobs within the clerical category for.
‘example there has been a reductlon in number of telephone operators whnle the number of

secretarles and computer operators have lncreased over the last decade (Flgure 2. l)
. 2.2.4 The office building . -
Before offices emerged wrth a separate functlonal ldentlty the need for specnahst

space and buildings did hot arise. But once organizations became more complex and the
- volume-of transactlonal actlvrty began to increase; the demand for purpose built offlce

.

space mcreased dramatlcally Mumford (1938) ln his work The Culture of Q_’g_es decribed -

-

the offlce bunldnng as



‘Cofnputer & Peripheral

' Equipment, Operators

Key-punch Operators E

Sec¢retaries

. Stenographér's @ )

‘f,yposts

Telebhon’e dp_erdtOrs

T

r

-50

(Source: Giuliano,

Al

L
T A e T

o 50 100,

1972 - 80. -

1981)

~;

" 150 .

- ~percentage change = .

Figure 2.1 The Changing Nature of vOffice,Work in'the U.S/A.

— %
v .1 /0



........ a sort of human filing case, whose occupants spend their days in the
cnrcumspect care of paper (1938, p.228).-

. As the number of separate office bUildings increased and the telephone typewriter and
telegraph permitted functional separation of offices from factories clustering began to- .
, occur and this resulted in distinct 'Office quarters Such agglomeration tendenmeswere V
already established mn the 1850's in Central Lon‘don and in the years \following'l'880 in -
Lower l\/lanhattan New York (Cowanet a/, 1969). . -

| Clustering of office buildings implies close spatial assocuation within a limited area.
. But most of the early office buuldings did not exceed four, storeys in height because of the ,
V ‘tedium-‘of movmg between floors. In consequence the number of office workers in the
expanding clusters were limited by the amount of foice space available The advent of -
"~ the steel framed office buulding the skyscraper with |ts vertical mass transportation
system the elevator, reduced the problem by making maximum use of the scarce
résource, land; WIthin the most acessiblé areas of the city, 'the CBD SkyScraper off—icé
bUiIdings have given rise to, and intensmed agglomeration economies msnde the CBD: They‘v
have also given the centres of.major cities anew and distinctive CIty scape’, particularly in
_North America The change in the cvty sl<yl|ne IS a reflection of the new kind of urban life
l‘arismg from’ what Gottmann ( 1966 calls the transactional soc:ety

The functional evolution of offices and the development of a distinct physncal form:
‘to accomodate their activmes has left a well established mark on the internal structure and
character of the modern city. The office and the skyscraper have now replaced the |
industrial plant and factory chimmney as the symbol of urban centrality o ‘ g
- 2.3 Growth of office employment and its impact on ‘the CBD '
The growth of the office industry since the industrial revolution has reflected the |

impact of wars and busnness cycles However, the most sngnificant phase of office
growth dld not occur until the mid 1950’'s when industry began to. assmilate hew -
’ technology. Manpower Was then ~re|eased for tertiary activities.- The fifties period Was'
also marked by an injection of capttal investment |nto the office industry in the fo/m of
-_versatile business machines. Theimpact of increased capitalization on the office industry

(contrary to the manutfacturing sector, where manpower reqUirements ‘decreased due to
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the Substltutlon of capital for Iabour) has expanded its manpower requwements
‘dramatlcally Office type actlvmes increased from 20 to almost 40 pér cent 6f all jobs in
the USA between 1950 and 1970 (l\/lanner‘s 1974) Table 2.7 shows the growth of office
occupatlons in seven |ndustr|allzed countries from 1960 to 1980 Offlce occupations
accounted for 20 to 32 per cent of the labour force ln 1960 and the proportlon
‘increased to over 40 per cent in 1980 for most of the countrles listed: Clerical jobs are
by far the most numerous, accounttlng for aImost half of the office jobs in the majority of
mdustrlallzed countr:es The grovyth of the clerlcal sector has however, decllned in the ‘
. last decade due to the increasing effects of automatlon and the mtroductlon of :
computers and telecommunlcatlon lnnovatlons |nto the offuce industry. _

The effect of lncreased capltallzatlon an- lncreaslng number of whlte collar
workers-and the’ rncreased concentratlon of offlce actlvmes ln offrce buuldlngslls _
reflected in the accelerated pace of new offlce bunldlng constructlon Most of the offlce
construction has taken place in the CBD's of ma;or cutles Between 1960 and 1972 for
example ‘gross office floor space in Manhattan alone lncreased by 9,360_.000 m? (104
mllllon ft?) to a total of 21 .960, OOO m? (244 million ft’l a 74 per cent increase In central -
Chlcago net office expansion during the same perlod ‘was over %O per cent Offlce space
in the CBD's of Atlanta, Boston, Cleveland and Dallas also’increased b_y between 60 and 90
per cent, "while Houston, San Fr:ancisco and Minne.apolis experienced gains .of over 100
per. cent during the same period (Manners, 1974) Slmllar dramatic changes in the CBD's"
of Cahadlan cities are also clearly vnsnble Accordlng to'the AE. LePage offlce space

urveys net offlce space in central Toronto lncreased from 756 OOO m (8. 4 mllllon feet?)
in 1953 to 2 5 mllllon m? (28.6. mllllon ft?) in 1971 In the CBD 3 of Vancouver and Calgary .
offlce space doubledbetween 1957 and 1971, By far the largest part of. the new ' ‘
floorspace has been added since the mid 1960 s. Edmonton’s CBD offlce boom occurred
in the early to mid 1970 s, when offlce space mcreased from 754,500m? in 1974 to 1. 64
mrlllon m?in. 1980“ Other urban centrés in Canada partlcularly Montreal Halifax, Ottawa

London and Wlnnlpeg have also wrtnessed offlce booms at’ various tlmes between 1950

!

and 1970."

e o Graeme Young & Assocuates 1980 Offrce Space Survey of the Clty of Edmonton s
CBD. : . .



20

aMe? LGrowQ?ofbﬁﬁceEnnﬂownem}nSeVéwhdummm&edhmﬂons,1961%1981

Officevfypc_jobs as a percentage
.of total labour force.
- 1961- - 1971 - 1981

‘Canada S T3 3202 houk

USA S o 3.7 - 384 43.3°

France . _ | 20.2 - 25.6 | 32
, swéqen. N S 23..5 35‘6 oo ’
UK. - L2k jp;7 S35 .
'Aqsc}aria  B ; -32.2'Vﬁ uzfo'. -<  o
neQ‘zeépand  .-_ a9 301 33.5%
1976J

. Source! 'Internéfipnal Labour prce, Sratisﬁiéél
Yearbook. Geneva 1981. '



22

i

. The concentratuon of offlces in the EBD underlines the tradi ional economic
"‘strength of the CBD Offlce activities located here can take advantage of the surroundlng
, metropolltan Iabour force explomng its srze and range of specialized skllls They can also
mlnlmlze the range and maximize the convenlence ‘of their llnkages both W|th their markets
and with related activitiés also located in the CBD. They can readily explon the generatuon
~of »deas mformatlon and array of commercial and lnstntutlonal serwces in the CBD, taking
. advantage of busnness consultants and trade assomaﬂons flnanC|a! lnstltutlons advertising
agencies, specnalrst Iawyers and amenities such as restaurants and hotels. Gottman {18701}
referred to this network: of Ilnkages as the' nnterweavmg of quaternary activities’, Wthh he
argues is the main force behind urban centralnty today However, there are several .
problems assomated with large and/or grownng ofﬁce aggIomeratlons of an economic,
‘ socual asethtic and physical nature. Continued office concentration in.the cBD can cause
problems at three levels:- .
1 The CBD itself:
a Causes congestlon of traffic'and other facmtles at peak times.
b Reduces th\e dlversny of Iand uses Wlthlﬂ the the CBD with a subsequent :
s ‘uneven use of pubhc transport ‘ ‘
| ‘ c - Reduces the dlversuty of- the bulldlng stock in terms of age with subsequent
‘ 'ldlffscultles for small busnnesses to mamtam or find premises at suitable cost.
d Destroys old buﬂdmgs or whole quarters of general hlstorncal or architectural
value. ‘
e ,,"Cre'a'tes"wind t-unnel'.effects and reduces Sunlight.
| f ’ Increases pollut;on due to the mcreased volume of trafflc
20 . ‘ "Adjacent re5|dent|al areas: “ _
a Removal of housmg both 'dlrectly through demolltlon and mdnrectly through the
' encroachment of parking areas. - '
) b. .fncreased traffuc and alr pollutuon
3 Metropolltan and reglonal level. - R L R
Increases commutmg distances and decreases’ chances for other parts of the
cnty metropolltan area or region to attract mvestment to work places.
‘b. - Exacerbates the,mequallty of economic development on aregional scale.

-
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2.4 Policy responses to office concentrati’on '
. Due to the problems prevrously drscussed office Iocatlon has become an
mcreasrngly |mportant concern of publlc policy in recent years especrally in western
Europe The foIIowrng sectlon discusses the main plannlng poIncres adopted to control

offlce development in several European countrres the Unrted States and Canada

2.4.1 Uhitéd Kingdo‘m and Europe.
| Trlggered by a deep publlc concern with the problems that unrestralned offrce

development created in Central London the British government created the Locatlon of
Officés Bureau (LOB) in 1963, whose main JOb was to encourage the movement ‘of offrce
actnvrtles out of central London A year later the government placed a ban on further
offrce devlopment in Central London Office bulldlngs over 240 m? (2 500 ft’) could be
- built only if an offlce deveIOpment permrt (ODP) was granted There was a definite -
acceleratlon of offlce JOb dlspersal from London after the ODP system was mtrodUced
Between 1966 and 197l offlce employment in the central area mcreased marglnally by
0.1 per ctent, whlle in the outer areas of Greater London office employment lncreased by’ .
10 7 per ‘cent. One ma;or drawback assocnated with the ODP system was that lt lncreased
the rate of rent lnflatlon in the centre due to an artificial shortage of offlce . ‘
accommodatlon On a regronal level, in 1973 the government lntroduced special .'
rncentlves to encourage office firms to move to the aSS|sted areas.’. The new mcentlves
which rncreased substantlally in 1976 lncluded cash grants to companres for each
‘ employee moved with the firm and a selectlve grant to cover rental costs from 3 5 years
Other incentives included loans for oapltal acqunsxtlons nnterest relief grants and removal
grants Since the rntroductlon of . these grants there has been a sllght lncrease in the
number of office firms movnng to the asslted areas. ' ' _ |

Although the offlce Iocatlon polrcnes adopted in the UK are the most rrgorous to be
adopted in any country wrth a free market economy other. Euopean countries have also\
been attemptlng to control offlce agglomeratlons ' 4

In France reglonal policy has been almed at controllmg the growth of Paris.- In
1867 subsidies were introduced. for the relocatlon of research, admlmstratrve and

13 An assited area is an area desngnated by the government for specral government
assitance due to its depressed economic srtuatlon . .
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banklng activities from Paris to provuncual centres lBeaUJeau Garnler 1974) A system of
office development permlts snmllar to the ODP system in Britain, was lntroduced in 1969
~in Paris for all bu:ldlngs over. lOOO m: In addltlon a constructuon tax Wthh lncreased
towards the centre of Parls was lntroduced The growth of Paris began to slow down in

,‘ the late 1860's although there is some controversy as to whether this slow down can be

',attrlbuted to plannlng policy,or not R o

v
'

The main pollcy adopted m Sweden to encourage the' redlstrnbutlon of office
'actuvnty was a programme based on the recommendatlons of.4 1969 Royal Commnssnoh
g whnch suggested the relocatlon of a sngnlflcant number of civil servnce jobs from
, ‘Stockholm to northern parts of the country. A programr‘ne of relocatioh of government
' 'offlce employees has also been adopted in the Netherlands "The obJectlve is to direct

growth away from the western Randstad conurbatlon area to the Iess developed eastern

parts of the cduntry lHaIl 1966 Grltt and Korteweg 1976)

2.4.2 USA ’ A '

Whlle European cities have tried to push offlces out of the CBD, many cities in the
., ’USA have fought hard to retaln offices, in order to rev1taI|ze the declining CBD areas and
_provrde a source of revenue n the tax structure The reason for this trend is that offlce
decentrallzatlon has been much more rapld in Amerlcan cities than ll'l Europe ln addmon -‘
N the government authorities have mdlrectly encouraged the trend towards lncreaslng offlce
decent:;llzatlon by developlng extensive freeway systems renderlng many suburban

. locations accessible to-the CBD The dramatic rtse in car ownershlp and tha consequent

: mcreased mobility of the work force: has also encouraged ofﬁce decentralrzatlon

2. 4 3 Canada . _ '
Planmng reports of the 1950 s and 1960s from -a varlety of Canadlan cmes also.
gave the i lmpresslon that central area offlce growth was destrable Most of the ma;or
cmes adopted pol|C|es to encourage centrallzatlon bellevmg that centrallzatlon was the
most efficient form of economic growth (Gad, 1976) However by the late 1960 s the
climate had changed dramatlcally cmzen groups began to oppose new, offlce constructnon ‘

in the CBD's of Halifax, Montreal, Ottawa, Toronto and Vancouver. ln some cities steps ‘

¢
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. Were taken to modify office projec:'ts ‘to stall them or to.offer alternative locations for

expansnon For example ‘the” vaEew by—law passed in Ottawa involved extensive helght
restrlctlons in the CBD mainty to protect views from and to Parliament Hill, and the :
temporary helght by—-law’ appllcable to parts of central Toronto passed in 1973 decreed a
virtual halt to office development in those areas (Gad 1876). During the late 1870's
“office pollcy adopted in Central Toronto was almed at restralnlng office development and
'redlrectlng it to other parts of the metropolltan reglon Although Toronto planners are
prlmarlly lnterested in restrlctlng offlce employment in the CBD the eX|sthg plannlng
leglslatlon makes.no provusmn for regulating employment and the.planners have thus to
resort to the conventlonal Iand use and burldmg lntensny controls as tools of
’lmplementatlon (Gad 1979) . _ .
The major pollcy operatlng |n Vancouver to promote office decentrallzatlon |s the
) Reglonal Town Centres prograrnme ThlS programme alms to concentrate future office
’ ‘and other types:of employment along wlth shopping, cultural and’ educatlonal facnlmes ina
few desngnated centres outsude the CBD (Greater Vancouver Reglonal District, 1976).
' The Albertan cmes of Calgary and Edmonton untll recently have followed a

centrallzatlon pOlle encouraglng offices’ to locate w:thln the CBD. The 1981 general
. ‘munlmpal plan for Edmonton howeer reflects the change in plannlng policy from a pollcy o

‘of centrallzatlon to one of- llmlted decentrallzatlon "The' planners are Aow trying to
‘ encourage offlces to locate in centras outsude the CBD, at shopping malls and LRT nodes
' The maJor tools of lmplementatlon are, as in Toronto conventlonal land use control;
. Calgary while acknowledglng the problems of centrallzatron is less commltted to offlce

decentrallzatlon The maJor pollcy for 1mprovmg the CBD is dlversrflcatlon of Iand use . .

(Clty of Calgary Planning Department 1976)



3. Office Location Theory and Research Methods

:

3.1 Introduction

v

R Development of offlce unllke lndustrlal Iocatlon theory has. only been taking place -
durlng the Iast ten to fifteen years Industrlal locatlon has advanced some way to maturlty
but office location theory lS stlll ll’T its lnfancy However attempts have been made to

‘draw analogles between lndustrlal location and office locatlon theory.: The data collected

on offlce Iocatlon ln New York durlng the 19505 led Hoover anAdg Vernon l1959) to

4

suggest that - ‘
"Common locatlonal forces have been operatlng to create the dlstrlbutlon of
(office). jobs and that most of these forces are aIready encouhtered in our -
analysns of manufacturlng (1959 p 78). - o a '
Ih the case of offlce location the. prlncnples of lnputs and outputs often consvst of
information flows whlch are an lmportant cost item ln the locatlon equatlon particularly -
when these flows demand personal contact: Thls cah be seen as equnvalent to costs of
' transportlng goods in the industrial locatlon model Generallzed mdustrlal models provude :
a useful framework for ldentlfylng some aspects of offlce locatlon in urban areas But
» they canqzvowde only partlal answers because outsnde the CBD offlces tend to seek

hich resemble ona smaller scale the characterlstlcs of the CBD; lndustrlal ~

locations

N

focation does not foliow thls pattern of locatlon lt is also apparent that although offices
| occupy a much Iarger proportlon of the total floor space or the land area.of a metroplltan
: CBD the opposlte occurs.in the suburbs whlch satlsfles the space requlrements of -
mdustry retalllng and resndentlal uses rather than offlces lDanlels 1975 p:117).

The. followung sectlon outlines the development of offlce locatlon theory e d
.dlscusses the major emplrlcal work. that has led to the formulatlon of several theorles and '
hypotheses explalnlng offlce locatlon behawour ST ‘l ' _- | "

- . . -

3.2 The. Agglomeratlon of Offlce Actlvmes . i
. Robert Haig's ploneerlng work M_a_LQ_E_c_cL_QmJ_Q aQtQ s_m_l\/letrgpghta gs Qw

and Arrangement in 1827 was the earliest attempt to postulate a location theory for urban

activities. Halg hypothesuzed that the arrangement of actuvxty in cities was basncally

determlned by their ablllty to pay for the accessibilty advantages of a central site. He uses

26
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“ ..

" the term aCCESSIblmy in the sense of the ease or difficulty of contact which it permits

between activmes .this contact IS prowded by transport which overcomes the 'friction of

distance’ necessary for contact to be made. The centre of the city is where the transport

3

costs for-an activity serving the City and/or region can be reduced to a minimum.~ Thus’

there is more competitive bidding for central sites which results in higher land values, and

. subsequently higher rents. The increasing cost of transport_away from the centre is

reflected in diminishing land values and subsequent lower rent levels. This concept of a
trade—off between accessibility and transport costs later became known as the bid- rent
fucntion in the models of urban land use developed by Alonso (1964) and Wingo (196 1).

Haig cites offices as an exampie of an activity that will pay a high price for a locationin _

order to minimize the coests of friction, which are, according to Haig, the transport of
intelligence yia face- to face contact. The office district should be arranged so as to give

the greatest possible ease of contact among men whose presence is desired in arrivmg at

-

decnsnons (Haig, 1827 p.427).

. The financial centre of Manhattan was used by Haig to exempilify functional and
Iocationai interdependenCies FinanCialyoffices deal aimost exclusively with information
which'is exchanged via paper transactions, telecommunication channels gnd face—to—face -

meetings. The need for close linkages between*ihanciai offices means that they are

-

prepared to out bid all other activmes for the site they require This theory assumes that
~the scale of transactions undertaken and the speed necessary for making decmons
/
' outweighs the disadvantage of iess accessnble Iocations at lower cost. Haig introduced

the concept of what later became known to be activity clusters. He suggested that.~
"Certain advantages also flow from a cohesion of functions in a given district,
and the result is a number of specialized centres with definite unities of
interest rathér than a single diversified centre. The efficiency of the financial

district would be materially Iessened if it were mixed up with & shopping
~-. centre” (p.418). . . .

-Haig's refererlc_es .to,office activities were briéf and succinct and laid the '
fodndations: for the later New ‘' rk study carried out in the 1950's and summarized by -
- ,. Hoover and Vernon in "Anatomy of a Metropolis” (1959) and by Robbins and Terledkyi in
’Money Metropolis” (1960) Haig s emphasus on the location of. finanC|al offices” was
continued by Robbins and Terleckyj who developed the.concept of the money market in

more detail They saw four major centralizmg forces:~-



17 -'Thefneed' for knowledge in a hurry via ta-ce—to—tace contact

2: External economles due to speclallzatlon of ac'tlwty services and joint faculmes

37 The dual role of management in malntalnlng central area links on the one hand and
- supervlsnhg clerlcal-staff on the. other

‘4.~ Movement of paper between offlces

~ It was conceded howaver that the latter force was declmlng due to the mcreased

- . -

efﬁcnencyofcommunlcatlons IR N

o

A wnder approach to offlce Iocatlon was adOpted by Llchtenberg l1960) who
studled not, only fmancnal offlces but non-financial offlce actlv.tles which mcluded central

~adm|nlstrat|ve offlces of large corporatlons supportlng serwces such as advertlsmg

employment agencies, englneerlng and public relation flrms goverqment offuées and
‘ busmess.assoc:atlons The reasons put torward by Robblns and TerleckyJ and by

Lichtenberg. for the-location-of office activities in Manhattan are similar to those proposed

by HaTg thirty years earlier. -The mairrpolntemerging from Llchtenberg’s and Robbins and’
Terleckyl s work is the role of the. money market asa factor in intra— urban office locatlon

~ This was alluded to by Hang but.not stressed-in his argument Llchtenberg (1960)
R

) -concluded that flnancual and non fmancual offlces spec:flcally headquarter offices,

contam the decusnon makmg ellte producmg the solutlons to problems Wthh need large.

) volumeeof Up-to-date’ lnformatlon and adVlce of the experts surroundlng them The

need for speed,\;n the deamon maklng process makes face ~to-face contact amain

location determlnant Ty s

:‘J

Hoover and Vernon's study in 1959 covered much of the same ground as R

Llchtenbergs (lSBOl They refer. to the common centrahzlng force of the money market

on fimancial offlces PR

“The strongest centrallzmg force, the thing that ‘attracts. most of the pieces

- ofthe New York financial community toward one another is.a.common

- preoccupatlon with operations of the nation’s- money market” (p.89).
Hoover and Vernon malntaln\that external economles are not restrlcted to flnancnal
: actlvmee Central offlces of corporattons frequently require spemalnzed advice. The
aggregate volume of business by the whole offlce agglomeration jUStlfleS the existence
of ~uiside specialists, who draw in turn on other service firms. Face~to~f-ace contacts

“ are viewed as the only adeouate means of communication for executive workers and as an
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ndispensable prerequisite for communlcatlon among specialized servuces They also -
emphasized that head office «hies have the ultlmate authorlty in a corporat|on They can @
freely decide where to locate and are often :nsensmve to the’ cost conSIderatrons lnvo!ved
in location.. As Iong as the general conviction e><|sts that the CBD is the only place to
locate, any egonomic fact to the contrary is likely.to be slow in making itself felt (p 102)
Hoover and Vernon put forward a hyperbole\of factors that could account’ for the central
agglomeratlon of offlces prestlge and exposure Work assembly and amenmes for female

workers are a few of the factors discussed. - ) : o

Some of the forces Consudered lmportant by Haig and Hoover and Vernon have = °

received further attention from geographers The concept of eg ernal ec_Q_n_leg_s was
further developed by Thorngren 1970) in his model of. reg;onal external economies.
Thorngren-uses the term external economies to refer to the advantages th-t accrueto a
firm of a given mdustry from the number and functrons of firms of the industry that are
present in a particular area. Thc concept of external .econmies as used by Thorngren also
encompasses the economies accrulng to a furm from a certaln level of overall economlc

actnvrty within a specuflc region. In the mode! Thorngren discussed in some detall the

significance of different types of information for the development of organlzatlons and

= regions (Flgure 3.1). Herelated thls to the procedure by which organizations achleve

external economies by locating offnces and productive units in different regrons He
argues that as well as monetary gains achieved by contract:ng out busmess servnces fe.g.

accounting} rather than providing them W|thm the organlzatlon the most important external

'econom:es galned from a central location are those associated with chance vnformatlon

wh:ch in the long run can be essential to the survwal of the organlzatlon The hkellhood of
mformat;on belng obtarned in this way is much greater in an agglomeratlon where
complexes of mter—lunked aCthltleS can be found ‘Such complexes of offuce activities.
[cluster of circles in Figure 3.1) are analogous-to mdustrlal complexes where productive

activities are linked by material flows (cluster of squares in Figure 3.1). In the office

complex, information produced by one office establishment may therefore be the input of

L)

another The concept of external economies affords valuable msnghts lnto the behavuour .

of offlces ina spatlal context “and conflrms the many advantages to be derlved from the

geographlcal clustering of office activities lt is however, much more useful in
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(SOURCE —VTHORNGREN,!S?O)-_ _ '
B Unit of administration .

D Unit of production ;

I Internal flows o
== Ex'fernai unconfrollc-lbl‘e :flows,
o External confrollabl‘é flows’

-— __—Boiunvdary of organization :

~-—-= Resource frqnsacﬁon.wifh units of
production outside organization

Payments between organization and
- units of other organizations .

Figure 3.1-Flows of Infbrmation and External Economies
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understandlng and Interpreting ‘the mter metropolitan location of offxces than in clanfylng

_intra— metropolltan office locatlon HVlanners 1974)

The concept of functi an Ld s_p_a_ui cl ;;s ers, mtroduced by Halg was elaborated
upon by Rannells (1957) and then applled to o_fflce activities by Goddard. "Using
Philadelphia as a case study, Rannells {1956) attempts to explaih urban land use change
through the underlying systems of activities, their efiects, as the:y develop, on the urban
resources that are embodred in the Iand buildings and services. He postulates that every
establlshment Is engaged in several systems of activity and | is connected with other
establishments in each of these systems. The entire complex of urban activities may thus
be described by tracing these manifold connectlons or Ilnkages among estabhshments
both: schematlcally as relatlonshnps among dlfferent kinds of actlvmes and emplrlcally as
transactions between palrs of establishments. Rannels deflned a Imkage as:-

"a relatlonshlp between establishments characterized by recurrent

" interactions which require movement of persons or of gdods or the

exchange of information."(p.19) " - . .

'He argues that the net balance of pulls exerted on each establlshment by its Ilhkages with
others is a ma;or factor in ‘the spatial arrangement of land uses, so that each new
establishment tends to locate where the forces of its expected linkages are in equmblrum
However Rannels recognizes that thls conceptlon of the urban land use pattern, while - .
glvnng a reasonably accurate picture of the changlng functlonal relationships, can not fully |
explain the locational arrangement of estabhshments The physmal pattern of land uses in
an urban area are strongly shaped by lts prior development change wil] take place around

the flxed locations of the dominant activities. Rannels also notes that the free adjustment

of land use patterns are further restricted by factors other than lunkages such as;

avarlabrhty and cost or rent, of office space, zoning, and imperfect knowledge or the,

hY

locational stabrhty of key institutions.
' a simitar way Goddard argued that the relationship or linkages between different
'offlces demand that the linked firms be located in close proxumuty to the city centre. He

¢

hypotheSIzed that the linkages between. ofﬁces constitute a city centre activity system

which contains a number of inter—related sub—'systems (Goddard, 1868). But like Rannels

he acknowledges that the location of offices in the city may only partly reflect linkages.

~
!
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- 3.2.1 Empirical évidence' A Spatial Approach
| A number of studles using spatlal analysrs have been undertaken on office locatlon
patterns within large metropolltan centres Morgan in London {1961), Rannels in
'Phlladelphla l956) Davies in Capetown l1965) Shachar in Tel Aviv (1967) and Alexander
in Melbourne ll972l have all demonstrated how' certaln klnds of offlce establlshments
tended to be grouped n partlcular parts of the city. The nature of these grouplngs has
been demonstrated by direct mapplng concentratlon indices, delimitation of clusters on
the ground" and geo statlstlcal technlques Wlth the exception of Alexander s survey,
each of the approaches was essentla[ly univariate, descrlblng the characteristics of each |
| activity in turn, Comparnsons among unlvarlate measures were made by lnspectlon or,‘as
. attempted by Davies, by overlapplng clusters defined for different actlv:tles .
l\/lore detalled ‘work on the functlonal grouping of offlce actlvmes was undertaken
by Goddard in the city of London l968l ln common W|th Davnes and Morgan, the
| importance of communication. llnks between and within functlonal groups is mferred from A
their Iocatuonal assoclatlon but the conclusmns are arrived at by applylng more rlgorous
multlvarlate technlques to a classnflcatlon of elghty types of office actlwty
Goddard thh the use of factor analysis and logarlthmlcally transformed data
' revealed flve maln factors underlylng the spatial varlatlon of employment, four of .which
show a 'Spatlal clustering of the representatlve »factor s_cores {trading, financial ring,
a3 fmancual core and publishing and. professuonal services). Goddard differentiates a fmacnal
core area, which includes such offnces as. banks and insurance companies, clustered ’
around the Bank of Englandylthln a financial ring (stockbrokers accountants, investment
trusts etc.) formlng a‘crescent to the north west of the stock exchange and the Fleet
Street area where publ:shlng and professional OfflCGS are located Goddard's conclusuons
concermng actlwty clusters suggest that clearly recognizable complexes of offlces are
restricted’to the Clty of London and that outsnde the city the spatlal arrangement of office " -
activities is far less structured (Goddard 1973 p.152). A _
A more recent study. using sumllar techniques was undertaken by Gad in Central v
Toronto (1976). The outs’tandmg spatlal cluster in' Toronto was the fmanc:al dlstrlct

located to the the south of Queen street Although employment in most flnancual actlvmes

- is concent(ted here, Gad found that .other types of office employment unrelated to the
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'fmancnal sector werealso concentrated in this dlSTrlCt Other offlces belonglng to the
business serwce mdustry whlch are dlstrlbuted throughout the central corrldor were also
represented to varying degrees In the so~- called financial dlstrlct The absence of
specialized office clusterslnn central Toronto led Gad to suggest that |t does not matter
where in the central area a certain offlce Iocates as long as the ofﬁce is somewhere wrthln .
the central area L | . N

" Takahashi's l1972),dﬁalvmsyof floorsp"ace data differen-tiated by ind.ustries for.the
CBO of Vancouver did not reveal signs of strong clusterlng of actlvmes Wlth the use of
factor analysis. however Takahashi dld ldentlfy groups of offlces Wthh appeared to have |
some functional basis, but their spat:al dlstrlbutlon mdncated that offnce areas were not
well deflned within Vancouver s CBD (p.89) . Investlgatlons of office employment in the

smaller city of Nuremberg (500,000) also revealed'little s_patial‘cluste‘ring (.Gad,l 968).-1

3.3‘Communications and Off.ice Location
Offlce activity lnvolves the collectlon storage recordlng and transmtssnon of
mformatnon These are essentlally secondary offlce tasks Wthh support the prlmary
actlvmes of the generatlon development and lmplementatnon of |deas Offlce locat:on is
 thus more a product of lnformatlon flows than of the movement of goods Thus studles
concerned thh the understandmg of the way in which flows of mformatlon betwnen
offuces are generated and accommodated by communlcatlons systems have been%
~|mportant in developlng office locatlon theory Commumcatlon between offlces is
achleved along elther physucal or non- physlcal channels Le., telecommunlcatnons At hngher
_Ievels of offlce actlwty person\to person communlcatlon is very amportant because many .
of the contacts lnvolve problem solvmg reco‘nnalssance or negotlatlon Personal
lnvolvement and effort 1s lmportant and at present can only be achleved by UtlllZlng
physlcal communlcatlon channels Non phy51cal communlcatlon may eventually permlt
such contacts to be made WIthout the partlcnpants leavmg thelr off;ces but developments
in th|s area are still in thelr infancy. ' o L ' ‘
.The spllt between physlcal and- non~physncal communlcatlon used by OfflCES varies

for dlfferent actlvmes As a general rule the hlgher the proportlon of personal contact

’requrred the more central w1ll the Iocatlon of an ofﬁce need to be lf costs are to be



34

mlnlleEd (Danlels 197"’\ pl 34) The most lmportant cost factor is the value of executive

tlme The more. tlme spent travelllng to meetlngs the hlgher the cost of malntalnlng
personal contacts Executlve efﬁcuency is achleved by maxlmlzmg the tlme spent in
meetlngs and mmnmtznng time’ devoted to travel Th|s contrlbutes to the central locatlon
tendency of offices (partlcularly head offlcesl a.feature'which mlght only change when
‘the substltutlon of telecommunlcatuons for transportatlon becomes an effective .

alternatlve '
i has been proven that executives spend most of thuer time engaged in contacts
Burns (1957 found that-on average managers spend betWeen 42 per cent. and 80 per cent
- of thelr total workmg tlme in lnternal and external contacts Stewart ln 1967 found that _
mlddle management On average spent 57 per cent of thelr tlme on lnternal personal
contacts 11 per cent on external and 6 per cent on telephone contacts |
These flndlngs whlle ponntlng out the lmpqtance of contacts say nothlng abouI
‘ :the kind of communlcatlon that leads to the selectlon of elther the telephone or
face-‘to -face channels Hesselmg (1968 suggested a four ponnt communucatlons ‘
‘class+f|catlon namely orders, advnce |nformat|on and assessment or- Judgement Graves |
l1970l added a bargaunlng category in which lndlvnduals seek to advuse each other.- Such °

o)

lndlvnduals rate the same contact

-In vnew of these problems Reid suggested a classnflcatlon based on the

characterlstlcs of the lndlwduals and the relatlonshlp between them (Reid, 1970) He

hypothesnzed that the need for hlgh fldellty communication channels would decrease Wlth -

the dlfferentlals of authorlty dlfferentlals of knowledge and degree of famlllarlty and

T

would increase with mean level of authorlty (related to the importance’ of the subJect

matter), knowledge (related to the complexlty of the subJect matter dlscussedl and- degree

Poa

of COﬂﬂICt

This argument was strengthened by Thorngren (1 970) who found that in the case
of intra— organlsatlon contacts the mdtwduals are in establlshed posmons of authorlty
knowledge and famlllarrty whereas external contacts are frequently between unfamtllar

part|c1pants of sumllar status

: classlfucatlons are subjectnve and both studies revealed conslderable asymmetrles on- how
N ‘ .

‘



éimon (1960),made an important distinction between 'programmed and
‘nom-— programmed dec13|on processes which give rise to regular contacts between
famlllar part|c1pants about speC|f|c subJect matter, whlch often takes the form of orders
given or received. At the other extreme, non-— programmed decnsnons are novel complex
and unstructured They glve rise to contact\s between unfamlllar pelrtuc:pants often in -
large meetlngs which take the form of wide rangmg dlscusslons about a number of .
subjects. Programmed contacts are most suited to telecommumdatlons unprogrammed
contacts generally requure a large amount of feedback and the_relhfore are associated with
‘face-to;face'meetings ‘ L '
Thorngren (l970l |dent|fred an- lntermedlate group between these two extremes
which he has called plannlng processes He referred to non- programmed contacts as
orlenta,tlon processes. Acdordung to Thorngren orientation processes often suggest new .
alternatlves WhICh are developed and realized through plamning processes Programmed
processes on the other hand are concerned only WIth the utlllzatlon of exlstlng resources
These three levels of decusnon processes glve rise to dlfferent levels of contact between
a flrm and its envnronment whereas orlentatlon processes lnvolve W|de ranglng and "’ | \
diversified patterns of contact programmed processes are narrower and more restrlcted
in scope ' ‘ | ‘ B
'. ThlS classtflcatlon has proved very useful for the analysis of contact patterns (see
A below) and itis usually assumed that programmed patterns are least affected by increased
dlstance from the CBD The lmplucatlon of the wdrk on offlce communlcatlone is that

'

those flrms with weak linkages such as the head offrces of manufacturlng companles

could leave the centre of London New York or Toronto with mlmmum dlfflculty white

o those W|th strong and frequent lmkages should stay and expand lGad 1976). Invarlably this
is an overslmpllflcatlon since Rhodes and Kan ( 1971 P 60) noted that some compames :
were reluctant to move ina. sxtuatnon where thelr operatmg Ccosts, even if not as low as

they could be are small relatlve to those of the company as a whole

T



13.3.1 Cont-act Studies
‘ By collectrng lnformanon on characterlstlcs of personal communications within and -
between offlces it becomes possible to assess the lmportance of communlcataon links as
a locatlonal restraint and the implications of telecommun|cat|ons for present and future
|nformauon flows ie., whether Or not a proportlon of personal contacts could be
transferred to future telecommunlcatlons systems without any detnmental consequences
for- offlce operations.  The earliest examples of.this type of approach to communication
.and office location have come from Sweden where lnterest has Iargely centred on the
sngnlflcance of busnness contacts for reglonal development usnng mformatlon collected
- from busmessmen about destlnatfon purpose duratlon and the types of contact used to
-arrange and partucrpate in meetmgs Tornqvnst (1970) studled the contact modes and
patterns of fourteen separate Stockholm based organlzatnons over a week long period,
usmg dlarles of contact' completed by each mdnvndual employee Thorngren also collected.
records of over 1,600 contacts made by 3 000 busmessmen This work stlmulated
research in thls area especnally in Britain. - .' "& ) ' S 2 '

Although the lmportance of tace to- face contact as a locatlonal determlnant has
been repeatedly emphasized in studles of ofﬁce location decisions, only a few surveys
have been made of the actual pattern of contacts Two methods of surveylng
- communications Kave been used The flrst lnvolves respondents estimating the amount
and type of communlcatlon and recordung thls lnformatlon ona questlonnanre In the

second method respondents record detalls of each contact as and when lt occurs in a

dlary

3.3.1.1 Questionnaire Method™ ° .
Fernie. (1977) SUmmarlzed the re$u|ts of three studies undertaken in the UK
'tusmg the questlonnasre method of evaluatlng contact systems Based -on his own.
A work in Edinburgh, that of Bannon in Dublm (1973) and Crofts in Leeds {(1968),
.Fernie shows that-the average relative frequency wuth Wthh offlce firms contact
various types of act:vmes on a face- to—face basns lS similarin’ all three cities, Iti is
also snmllar to the pattern found by Davey (1973) in Welllngton Although the
survey data are not dlrectly comparable contact with customer/cllents banklng

finance and. legal firms rank highly, government contacts rank mlddle order and
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services as low order .

Flgure 3.2 shows the dally pattern of face~ to face contacts among
offices in central Dublin (Bannon 1873 p. ! 19) The strongest link s ocecur between
the legal and financial sectors which are also closely Imked rnternally Th|s pattern
is Slmllar to that in Leeds and Wellrngton (Crofts, 1969; Davey 1973). The flnancual
and Iegal sectors generally drsplay a greater frequency of personal contact than
other office actrvmes A, partrcularly high level of face~ to face contact is ewdent
" between the same sectors in the cuty of London Dunnlng and Morgan (197‘1
p.143,161-9) found that large central area mstrtutnons such as the stock exchange,
.government banks and.commodity markets ar€ alsa. nmportant in contact patterns.
'Thls result shows that many of the lnferences drawn upon the basus of earlier

descrlbed spatlal clusters do have validity.

y

3.3.1.'2 Contact Diaries .
Only two maJor studies usung thls method have been underta slde
\

Sweden, namely the: Iarge scale: study undertaken by Goddard in central London
'and a second by Gad |n central Toronto. Goddard collected mformatron on
telephone and meetlng characteristics.of 705 busnnessmen worklng in Cen\tral
\ London, who recorded detalls of B, 266 telephone calls and 1,954 meetrngs over a
three day perrod The dlstrlbut1on of con}tact diaries to mdrvndu’als in 72 flrrns was
. -concentrated on non-— clerlcal staff due 10 thair hrgh contact propensrty Th\e main :
fmdrngs of Goddards study are;— SRR - ll
1. The patterns o] telephone and face 'to face meetlngs suggest that the spatlal
groups of office actlvrty are based on functlonal connectrons The most
nmportant groupings of actrwty to emerge are banking and flnance official
. agencnes; commodnty tradlng publlshlng and business services, fuel and ol

. l
B manufacture and crwl englneerlng There are. strong Irnks wnthrn and between

i

each of these groups ‘ '
4 2. A hlgh proportron of alf contacts transacted from central London offlces 1\5

dlrected to other central establishments. Most of the recorded face-to- f‘ace
meetlngs took place within the centre and the majority involved travelling

times of less than half-an—hour; 33 per cent of the meetings were reached on
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3. Despite geographical intensity only a émall prcportion of all contacts involved
face-to—face meetings. This correlates closely With earlier findings in
Stockholm by Thorngren (1970). The majority of contacts in both surveys
have been classified as 'prog:amﬁed' contacts. These are shonrt, routine in
catune and are generally ucaf'ranged A smaller proportion is classified as

~‘orientation’ contacts. Here face~to-face contacts are always used. The
balance of the contacts are ‘planning contacts, directed maihly towards
research and development activity.

4. Only a small percentage of orientation contacts occur on a daily basis, with 43
per cent being regar\ded by respondents as occasional only. Thus the network
of daily face—to—~face meetings is not necessarily a vital part of the contact
network.

These results run counter to the suggestions of the authors cited earlier who

claimed, on the basis of location observations alone, that office activities necded

to be in proximity for purpose of frequent face—to-face contact. Goddard
concluded that over 80 per cent of all contacts in central London are of a type that
could—readily be catried on outside the centre (1873 p.212). These are the routine
programmed contacts that are predominantly carried out by. telephone and hence
need not be affected by location. He further notes that up to 20 per cent of the
orientation contacts could be replaced by telephone contacts without difficulty.
Further research by Goddard and Morris (1976) indicates that observed
decentralization of offices is quite rational in terms of communication
characteristics. ' Comparisons of Central London offices with decentralized
offices and between offices which considered moving out of Central London and
either move‘d or stayed, show interesting differences in communication behaviour.
central London. offices in general and 'stayers’ show nigher frequencies of
face—to-face contacts than decentralized offices or ‘'movers’. Also Central
London offices and stayers have Iarge’?’ pi'oportioné of orientation meetings than

decentralized offices or movers.
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The dif ferences between communication behaviour seem to be mainly due
to the functions or departments decentralized rather than the replacement of
face-to-face meetings with telecommunication contacts. There is a fair amount
of agreement by many geographers_that orientation contacts mostly involving
several persons and the exchange of documents will not likely t;e replaced by

telecommunications.

3.4 The Impact of Telecommunications

.~ Therehas been considerable speculation about the ability of telecémmunications to
substitute for travel ever since Meier (1962) queried the necessity for office buildings to
be clustered in city centres if mdlvnduals could communicate adéquately witholt leaving
their desks. Advances in telecommunications technology have been many and varied and
the communications study group in . .1don has devoted much energy and time to
assessing the advantages and disadvantages of the teleconference, the video telephone
and various inférmation and data transmls3|on devices such as telex and viewdata, as well
as the psychologlcal side-effects of using devnces of this kind instead of the telephone or
face—to- face meeting (Pred, 1973; Christie and Elton, 1975). '

Cook (1975) has shown that 34 per cent of existing meetings consist of activities

whose outcomes would not be 5|gn|f|cantly affected if audio teleconference devices and

. graphic displays were used. The major constralnt in using these and other lnnovatlons is

the cost of maintaining contact in this way. Pye (1877) devised a mode! in which he
attempted to compare the 1874~-75 value of financial benefits from changing/loc\a‘tion
with the costs of maintaining contact. On; of the most interesting points to emerge is that
the average frequency of contact for which travel costs are equal to the financial savings
of locating in a number of towns decreases as rapidly as distance from London increases,
so that the increased economic benefits Wthh are in general obtalnable from longer
dlstance moves (lower rents, lower taxes and land costs, lower staff costs) do not offset
the greater costs of communication (Pye, 1977 p. 154) If the trade off between
communlcatlon costs and accommodation staff costs is critical in offlce location decnsmns
then this would appear to conflict with the observations by Goddard and Morris (1976)

that offices should move further fromLondon in the interests of escaping the shadow

-~
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ceffect. The reasons fot these contradlctory flndlngs are mainly related _to the fact that
| Pye s model is exClus:vely cost dependent while Goddard and Morris exclude this factor
from their analysis (Daniels, 1979 p. 14). Pye (p. 165} also concludes that the lmpact of
telecommunlcatlons alone on the exlstlng balance between communlcatlon costs and other
beneflts is small. He further adds that
"Not only are the Assisted Areas unattractive to relocating offices but also

the development of new office employment.....will be discouraged because
of the lack of external economles {p.167).

- 3.5 Office Location Factors and Decision Making

Hoover and Vernon stressed that of fice managers are peculiarly insensitive to cost
considerations inol\red in office location. Manners l1_974) makes a similar point and
explains the wide range of possible Iocation decisions with the argument that there

" appears to be no significant and consistent geographical variations in the entrepreneurial
cost of most office activities within American met‘ropolises

‘. Several studles have concent on the decision making aspects that have led to the
patterns of offlce locatlon and agglomeratvons in the CBD. Surveys of frrm management ,
in several cities have ‘been undertaken to\lhvestlgate the locational behaviour of office
activities. "7 surveys are no infalliable guide, since there is a tendency to rationalize
location atter the event both by leaning towards expected answers and by discounting
factors that might be regarded as irrational. However, itis possnble at least to indicate
those factors that welgh most heavily in the location decision and a comparison of
. selected survey results is glven in Table 3.1.

The access or cdrnmunrcatnon’factor emerged as an important location influence
for central area offices in all the surveys_ It emerged in several forms: contact with
external organizations {London), prc;ximity to services (Dublin), proxjmi:cy to customers and
clients (Sydney, Dublin), access to contacts (London and Wellington) Thus at least in the
minds of decision makers the CBD affords an lmportant advantage in the terms of
faculltatlng contact and access 6 vnformatlon - ' »

\Stafflng tradition and prest:ge factors also emerge as important mfluencesaln most
of the surveys. The staffing factor is understandable since the CBD is able to draw from

the ent:re reglon Tradition and prestige factors suggest that many flrms are only lacated



Table 31 Factors Affecting Office Location ,

-

LONDON (1964) SYDNEY (1972)

DUBLtN (1973)

1.7 Contact with external 1. Availability of premists .
Torganisations .
2. Tradition - 2. Customer/client T 2.
: accessibility
3.~ Communications with 3. Proximity to public 3.
> rest of U.K, transport
L. Prestige 4. Rent . 4.
5. Internal communications Prestige 5.
6. Contact with ‘government 6. Option to renew lease 6.

and institutions

7: . Contqct with parents . 7. Possibility for expansion

and associates
Staff availability

8. Central location 8.
Ease of ‘executive

Supply of staff

_Suitable environment

Proximity to services
Proximity to customers

Adequate floor arca
Low rentat

Adequate car parking

parking
9. Central to operating area 9. Access to associated N
businesses
WELLINGTON (1972)

5 TORONTO (1975) v

I. Concentration of Access to contacts

decision-makers

2. Prestige, visibilitf 2. -AVailabiIity of parking

3. Amenities 3..r§Faffing

4. Access to public transport L. Aécess to customers/clients_

5. Staff availability 5. Convenience .

6. Availability of services 6. Prestigej’;isibili:y.
tradition

7. Proximity to special 7. Contact with governmcnﬁ '

institutions and ¢
government ’

-
8. Access to special services

9. Economic factors

London: Economist Intelligence Unit, 1964, Table CI 4.

Sydney: Plant Location (laternational) Pty Ltd and W.D. Scott and Co.
Dublin: Bannon, 1973, Table 5.1, .

Toronto: Peat, Marwick and Partners and [BI Group, 1975, pp. 14-20.
Wellington:- Davey, 1972, Tables 22 and 24. DN

' dn

Sourcé: Alexander, 1979. Pg. 19. —

(1972), Table 20.



43

in the CBD because they have always been there They see it as important to their business
image to remain in the centre or they are unwilling to break away from an established or
accepted location. The original access advantages may now he available in other locations,
but locational inertia will keep them in a central location. ‘

Cowan's study of central London in 1_969 led him to conclude that many firms pay
far less attention to iocational requirements than might have been e*pected.' In many
instances , among the firms surveyed. there was a tendency simply to move into office
. Space where it was most readily available without any rigorous examination of alternatives:_
Some firms particularly those in the insuranoe and banking sectors have invested heavily in
_.central of fice buildings which gives the firms a financial_stake IN maintaining a central
location which must affect their Iocational behaviour." The pro'minent part played b)r
developers in shaping office Iocation patterns Ied Cowan et a/. (1969) to base a
vpredlctnve model of office activity Iocatlons on the bunldlng pattern (ne ofﬁce supply)
rather than on demand factors.

The influence of development companies on the location of office space is also‘
‘linked with the source ot finance upon whtch a great deal of specuiative office _
development depends. Merchant banks, insuran'ce eompanies pens;on funds and'other-
fmancnal lnstctutlons many of which themselves require substantial quantmes of offlce .
space contnbute to as well as beneflt from offlce development. Many construct thenr
own building and provide space beyond their reqtnrements and then sublet to other clients.
Thus office location is not simply a product of easily accessible’opportunities for
’ in.forrnation gathering and exchange, .but it is also determined’by complhex financial and
other vested mterests which are on both the demand)and supply side of the office market

Taylor (1963) descrlbes the CBD as a seedbed for small business activities whictk
operate from office premises. He argues that an entrepreneur requxring office space is
not Just attracted to the CBD by the advantages of access to clients and professnonal
expertlse but also by the ready availability of low- cost office space around the fringes as
: well as within the central area. Once established such offlces will move on, often over

short distances and at frequent intervals, usually into more spacious and more expensive

premises.
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Zieber {1972) found the availability of office space to be the most important
factor in the concentration of oil administrative offices in the CBD of Edmonton, but this
was not the case in Calgary's CBD where similar offices were located due to the need for
contact with other oil offices. These findings show the difficulty and dangers of

generalizing about office location behaviour.

3.6 Office Decentralization

Decentralization of office activ'ity has emerged as a trend in many cities. This tre\nd
has largely been induced by policies designed to overcome probiems of congestion and ‘
commuting that office concéntration exacerbate (London, Sydney, Amsterdam). In other
cities, particularly in the U.S.A., decentralization of office activities has occurred througn R "

the operation of market forces.

r ,

Office acti\)ities in American cities have a greater tenc‘iency to decentralize than
elsewhere. The growth of American cities has often been accompanied by acc_géilerating
suburbanization, making them the most subyrbanized cities in the woril‘d, Suburbanization.
has been facilitated by the rapid growth of pubiic transit and extensive freeway systems
coupled with the Amencan ‘suburban dream’.” Manufacturing, retailing and local services

have already mushroomed in the suburbs. According to Webber (1963 p.44) in the early

"1960's offices were joining the long list of economic activites that were able to survive in

_anon—central location. Many company head offices had followed their production plants

ofﬁces in Amerlcan cmes has not however been matched in other office actnvnty sectors.

to suburban locations. This was seen to reflect a ‘new degree of locational freedom’ for

_offices (Alexander, 1979 p.31).

Relocation of manufacturlng head office activities accelerated during the 1960's
and early 1970's. Thns relatively high degree of mobility among manufacturlng head
~zad offices in the flnanCIaI financial sector still remain highly centralized, which reflects a
cT2ater nee”’ - central external economies than is evident in the manufacturing sector. -
However ¢. been some decentralization of financial activity within urban areas.
The sectv. o = -<ing and insurance firms that are heavily involved with data processing
and clerical actiyi: tend to decentralize (Robblns and Terleckji, 1960; Foley, 1856). This

trend was also found to be true in London Vancouver and Sydney. This reﬂects the lower

-
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contact intensity of such activites in contrast with the high~leve!l managerial functions
Arm'gtrong (1872 p 85) also reported that regional offices of i insurance companies have
shown tendencies towards decentralization in New York. )

Despite the degree of office dispersal in American cities, office employment has
in general continued to increasé'in centrat areas Thus while decentraiization has proceeded
rapidly it has not prevented office activity from expanding in central city areas. Manners
(1874) found that detatched office space was predominantly centralized in most of the
Iarge ‘metropolitan cities. In recent years there has been a small counter-current to the
mainstream of office decentralization in American cities (Corey. 1982) Some companies
have returned to the CBD after several years in a suburban tocation. The Helena
- Rubenstein Company, for example, returned to Manhattan after four years in the suburbs
(Hertzberg, 1979). The reasons include the man—hours wasted by executives travelling
between the CBD and the suburbs, and the lack of a stimulating business environment,
Similar trends have also been observed in Chicago (Pollina, 19'79) and Vvashington D.C
(Gamarkian, 1979). ' : _ |

The rate of decentralization in the U.S.A has not been matched elsewhere. There
has however been some office decentralization in London and Sydney, but much of this
~ has occurred as a result of specific policies directed at moving the focus of office
’ development away from the central area. Qffice jobs‘ in the United Kingdom and Australia
are still more centralized than other types of employme_nt. Office decentralization.‘has
~ occurred mainly through the relocation of attached office activity and the growth oit\l'ocal
services rather than through the relocation of head office activity. Facey and Smith (1968)
' reported a limited amount of relocation of office activities from the central to the inner
and outer suburban areas in Leeds. However according to Fernie (1977, p.86) the rr:ajority
of firms prefer a central location, and are reluctant to relocate outside the central area

In Canadian cities the most notable cases of decentralization for large offices have
been achieved in some cities by government agencies. Ottawa is a good example of a city
in which government institutions only indirectly tied to the oay—to—day affairs of state
have moved out of the CBD (Hardwick, 197_4). -

Hardwick (1874) noted three decentralization trends that are evident in Vancouver.

Firstly, for many head offices there has been a decentralization of those services which
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are not central in the mangement process. Research and development for exampie, can
be located outside the core. Second, a number of office actlvmes once Iocated in the
CBD are movmg out to suburban locations along wsth their plants. This is especsaHy
noticeable in cases where the plants are large. and for purposes of production efficiency,
desire to have the managerin! function close to the production location. The Crown
Zellerbach Canada Ltd. paperboard plant of Vancouver is an example Third, Hardwick
recognlzes the separation between what he refers to as the major western head/branch
office function and the more local office function withir such enterprises as insurance
companies and other financial and business serviee companies. The more extensive
service in this case, will be maintained in the CBD, ;wHiIe the locally oriented sales force or
service division will be located outside the core’ along West Broadway in Vancouver, or in
one of the suburban nodes. When transportatibh facilities are good such as the Yonge
Street subway in Toronto, several places along the eystem can become major growth

centres. In Toronto, Bloor Street and Eglinton Avenue share many functions with the CBD

(Gad, 1976).

The rate of office decentral;zatlon varies between cities, but it appears that certain
offlce activities are more hkely to decentralize than others. Apart from the growth of
local market office activities (in association with increased suburbanization of popuiation)

there has been a trend towards decentralization for office activity attached to

suburbanizing manufacturing and wholesaling activities. While the decentralization.of

detatched head office activity has been less prevalent manufa:tiring and distribution firms

- have been more mobile than other forms of office activits especiall. -financial offices.

This reflects the high degree of attachment to the central z-ea cont- >t network evident

among these activities as previously discussed.’

3.7 Summary

From this review it is clear that offices have a tendency to concentrate in city

centres. Many of the studies reviewed have suggested that office COhcentratésn is-

primarily due to their.need for quick access to, and communication with other activities, to

central.services and institutibns, that is, the external economies of the the CBD. The

" results of spatial and non-spatial approaches to office concentration both suggest that the
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importance of contacts as a locational constraint has been exaggerated. The majority of
contacts between offices are not transacted on a face—to-face basis, and those that are
involve a minority of office personnel. While these contacts may be regérded by
managements as a sufficient reason for maintaining a central location, there are many other
factors encouraging centralization. such as the recruitment of staff and the availability of
office épace. On a more subjective and personal level prestige. and tradition are also
important. In addition, the central office contact network does not involve all office
activities to the same extent. THe following chapter discusses the research methods used
to determine the importance of the contact factor on intra~metropolitan office location in

Edmonton.



4. Definition of Terms and Research Methods.

4.1 Definition of an office
The term office was introduced and briefly discussed in chapter one, but further
clarification-is feit necessary at this stage, in order to provide a clearer understanding of

the office function. Offices can be defined with reference to the functlons which they

perform, or in terms of the space or type of building they occupy

* 4.1.1 Functional concepts
The minimum function of an office according to Mills (1953, p.90), is to direct and
‘co~ ordlnate the activities of an enterprise. Usnng this deflnmon asa basis, Mills

hd

proceeded to divide office functions into categories:—
1."-  Receiving information )
Recording inforrr_\atio}l
Arranging information

Giving information

o ok woN

Safeguarding assets.
Mill's statutory definition of the office function can be transformed into an occupational
framework. Usiné the above five point functionat division office occupations are
considered to include administration and clerical work, the handling of money the
operatlon of telephones and other communication facnmes and the use of computers.
Gottmann (1968 also includes professlonal and flnancnal experts who provide
non—physical services to the publlc at large and specifically to the business c,ommuni.ty.
Table 4.1 lists white collar occupations that are considered office occupations in this
study. . | . . h

All offlce jobs are regarded as white collar or non— manual jobs. However it can
also be seen from Table 4.1 that there are several white collar jobs that are not cons:dered
office jObS by the census. The terms whlte collar and office worker cannot therefore be:
used interchangebly. A difficulty with the definition in Table 4l is that occupatio_nal'
statistics are not always readily available in this form,_xparticularly over time and for small
areas. For this reason the term office~type job is sometimes used. It refers to all

(o]
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OCCUPATION
GROUP

Table 4 1 Definttion of Otfice Occupations

OCCUPATION TYPE
REGARDED "AS OFFICE JOBS

Professional
and
Technical
Administrative
Executive and
Managerial

Clerical
Sales

Communications

Architects, engineers, surveyors, legal
professionals, draughtsmen and technicians

Government administrative and executives®, private
sector administrative and executive, directors and .
managers.

Bookkeepers and cashiers, stenographers, typists,
office machine operators etc.

insurance, real estate, salesmen, aucticneers,
valuers, manufacturer's agents. '

Telephone, telegraph and related operators.

WHITE COLLAR JOBS NOT kEGARDED AS OFFICE JOBS

Professional

Sales .

L i
Scientists, medical practioners, dentists, nurses,
other'prpfessional medical, teachers and clergy.

W

. Proprietors and shopkeepers, retail and wholesale

trade salesmen, sfop assistants.

‘

Government jobs are omitted in this study '

Source: Alexander, 1979.

° .



professional, technical, clerical, administrative and managerial jobs.

Qffice activity refers to a ‘formal grouping of different office occupatlons eg., a pr:vate
firm, a government department.

foige Q¢cupations refer to groups of office activites handling similar types of

information in a similar way.

4.1.2 Physical concept

Rausch (1964 believed it was™a mistake to regard an office as a specific place.

This view may have been applicable before the physical separation of production and

administrative units of an organization became appareritf Today the large numbers of free
standing, ’d‘etached office buildings in‘t,he majorithy of industrialized cities testifies to the
marked physical separetion of offices from other urban land uses. Thus, the type of
building that an office occupies can be used as an sasy method of defining offices.

| An office building, in this study, is defined as a workplace whose principal-use is
_for office activities. - Both functlonal and physncal aspects of the offlce were used in

defining an office in this study.

4.2 Classification of office activities

The 28 two digit SIC codes listed in table 4.2 were initially used as a basis for
classifiying offnces into functlonally parate categories.  With the aid of the Edmonton
Yellow Pages directory and the Business Directory for Edmonton these groups were
collapsed into four l:najor categories: finance, insurance and real estate (FIRE);
professnonal business services; and general offices. Each of these groups were further

subdivided, forming 32 types in all (Table 4.3). The focus of this study is the private office

" sector so government offices are excluded from the classification. The final

classification of offices listed.in Table 4.3 corresponds closely to that used by Goddard in -

London {1973), Alexander in Sydney (1876) and Gad in Toronto (1976).



Table 4.2 SIC Codes for Office Activities

"S.1.C. CODES TYPE OF COMPANY

10 Metal Mining

12 Coal Mining

I3 .Oil agd Gas

14 Mining -and Quarrying

ylS Building Contractors

25 Furniture Fixtures

s

29 Petroleumn

Lo éailroad Transportation

4 Local Transit

4g Transportation by Air

L6 Petroleum Pipeline

L7 Transportation Serﬁices
48 Communication ' i -
49 Electric, Gas and Saﬁitary Services
50 Auto Dealers

60 ‘Banks

61 Credit Agencies

63 Security Services

64 Insurance Companies

65' Real Estate and Developers

67v Holdings and Other Investment

73 Business. Services "
78 Motion Pictures B

31 Legal SerQices

Source: Contact: Influential Directory 1982.

wm
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Table 4 3 Classification of Offices

4

\

Financial, Insurance and Rdal Estate (FIRE)

Banks ’

Credit Unions/Trust Companies
Finance Companies )

Real Estate/Developers/Appraisers
Stockbrokers/Custom Brokers
Investment/Holdings/Securities
Morgage Companies
"Insurance/Assurance Companies
Other

Professional

Barristers/Lawyers/Solicitors (legal)
Accountants »
Architects/Designers/Surveyors
Engineering Consultants

Planning Consultants
Management, and ‘Business Consultants
Other . :

Business Services

Employment Agencies
Advertising/Public Relations Agencies
Leasing Agencies

Property Management Services

Data Processing/Computer Services

Off i€e Suppliers

Other

General

Manufacturing Agencies
Wholesalers ’
Natural Resources
Chemical/Electronic
Clgbs and Associations
Travel Agents _
Transport/Communications

Other  &-

&
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4.3 Delimitation of the CBD

The geographical area ofl the CBD in this study is bounded by 97th Street to the
east. 104th Avenue to the north, the CP rail tracks (108 Street) to the west and 99th
Avenue to the south (Figure 4,1). This is essentially the area defined as the CBD by the

Edmonton plannlng department However, since thts study focuses on the private oﬁf/ce
pmve

7 ) f

4.4.1 Sources of information

One of the basic sources of information for this study was the Contact Ihfluential
directory for Edmonton, 1882 This directory provides a listing of firms both
alphabetically and by SIC code. The following information about each firm was available

from the directory:—

1 Name of tirm

2 Address and telephone number

3. Administrative status (headquarter, branch, local) .
4 Number of employees |

5 Contact name, eg. president, vice president or general manager.

Henderson's Edmonton city directory 1981, provided a listing of the occupants of
each office building arrariged by streets, listed in numerical order.

Further sources of information inciuded field survey of the office buildings
located in the CBD, the Edmonton Business Directory 1982, the Yellow Pages directory
for Edmonton, Statistics Canada, Alberta Statistics, and various publicetions by the City of
Edmonton Planning and Business Development departments, and several merket surveys by

’

realtors and land appraisers.. . -

(2]
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4.4.2 Contact Diary

The initial aim of this study was to analyze in detail the contact patterns generated
between office activities in Edmonton and to establish which types of business contacts
most needed face— to face meetings This objective was to be achieved th:ough the use )
of a contact diary, completed by employees of office firms who had a high incidence of
face~to- face meetings. A copy of the diary is included in Appendix A, As a pre—test the
diary was was sent to fifteen executi\ies employed in six different firms. This involved a
lengthy personal conversation to explain the purpose of the study and to persuade the
executives to cooperate. However, several major problems became.evident durinyg the |
pre-test period. These problems proved to be insurmountable and after approximately 3
months this part of the study was abandoned, despite the useful information concerning
contacts it would have provnded -

One of the major problems was the unwillingness of office employees.to
partucupate Initially thirty firms were approachéd for the pre—test of the contact diary.
Of this number only six agreed to participate. The second major problem, related to the
lack of participation, was that the willingness to cooperate was biased towards types of
firms that were interested in receiving the results ie, real estate firms and planning
consultants. 4 '

The third problem was the selection of individuals within firms to complete contact
diaries. As fittle was known about what characterisfics of individuals might be significant
discriminators as to the amount and type of contact, a rigorous sampling procedure was
impossible. The distribution of diaires was léft entirely to the msnsger of the firm. it was
hoped that several executives from any one firm would complete a diary to ensure’ that the
firm was well represented. However during the pre-test period, the maximum number -of
" employees from an individual firm that agreed to complete diaries was four After the
time period aliowed for completion had elapsed only one completed contact diary was
returned. Des”'teﬁfollow -up' phone caIIs no more were returned. A further problem of

less significance than those already discussed, b}lt nevertheless important, was the high

cost of producung the diary and postal cost of delivery and return.
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a

4.5 Questi‘Onnaire Survey
The frrst stage of data collectlon involved a questionnaire survey desngned to
examlne and compare the importance of the contact factor in the location decnsnon of CBD
and<non —-CBD office furms In addition the questionnaires provided information on the
importance of selected business contacts. The questlonnalre survey was initially designed
with the mtentxon of a follow-up contact d:ary Two separate questionnaires were
designed. The first.one was administered during July 1982 to office firms located within
the CBD: A second questionnaire was administered to offices Iocated'in selected
non=CBD locatrons in September 1982 Although the second questlonnarre was sum:lar to -
the flrst additional questnons regardrng locational satisfaction were included in order to
answerw research questions 3(c)and 3(d) (see page 4); It was also desugned to distinguish
between those flrms that had established offices in a non- CBD location and those that had.
relocated from the CBD. Copies of both questlonnares are presented in Appendrx B. |
: The chorce of business services listed in question 3 of each questionn‘aire requires

some qualification. These services Were chosen because of their‘general' use by the
maj‘oruty of. offices and their avallabllty in Edmonton Contact with chents suppliers and ‘

government mstltutlons were also lncluded because previous research has found them to

’ 'be otf'varymg |mportance on the locatlon of different types of offrces

The self administered mail survey method was chosen in preference toan

interview survey due to the recognized benefits of tlme efﬁcnency and lower cost (Babbie,
1973). The CBD questlonnalre was. delivered by hand wuth a request that the respondent
mail the completed’questlonnasre This method of’dehvery was adopted since it has been
found by Babbie(1 973) that contact with the reCIplent produces\a higher completion rate
than is normally true for mall surveys. However, the non-CBD questionnaires were mailed

‘due to the dlspersed Iocat:on of non-CBD ofﬁces

Each quest»onnaxre was pre-— testeg,on flve firms. Fortunately\no maJor problems
C/\F/w\ere encountered durmg the pre—test period. However uncertamty did arise concermng

\\he exact fimits of the CBD. Thus it was decided to enclose a map showrng the boundary

of the CBDas deﬁned for the purpose of the study.

“To ensure the questnonna:res were read by representatwes who were well

informed about Iocatronal decmons they were addressed to thebresndent or senior
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... therefore possibie that some types of offlces may not be represented in the sample.
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mangement representative of &ach firm, whose names were obtained from the Contact

Influential directory of Edmontan 1982

4.6 Sampling procedure . '

.

4361 CBD sample’ ) .
The totlal number of of‘fice firms lacated in the CBB was determined with the aid of

the Henderson's street directory f'or‘Edmonton and updated using information regarding

'occupants tfrom the bunldlng directories of the ne.v buildings not listed in the dlrectory

This listing prowded the sampling frame from which the CBD sample was taken.
-J#

. stratified sampling method_was used to ensure that each type of office actlvu‘,y was

proportionately represented. Table 4 4 lists +- . .umber of firms in each category in the

.sample, A total of 250 office firms was select. for surveymg This figure represents

.
. /

1

approxumately 30 per cent of all offlce firms lo¢ated within the CeD." A total of 140
completed questlonnanres was returned Mich epresents & 56 peryoent return rate, a .

more than adequate return for a njall survey (Babble 1873). ‘Four of the questlonnalres 7

St

were mcorrectly completed and had to be omitted, leavirig 136 for analysns '-73"&.0{ g,ﬁ

4 6.2 Non- CBD sample

No comprehenswe Ilstmgs for non-CBD office firms were avallable and unllke the

i

CBD area, not ‘al office jobs are performed in office buildings. Many offlce actlvmes are

attached to other activites such as factorles shops, warehouses,.and educatlonal & '

.

' SClehtlflC opb health establlshments Although the tendency for»companles to separate their

offlce actxvmes may: have lncreased in recent years, there stlll‘remalns a substantnal amount
of attached office: activity in non—-CBD areas. This factor made the compllatnon of alist

.of non- CBD office firms practlcally lmposslble Thus ‘a sample of 250 offlce actlwtes

4 was randomly selected from the Yellow Pages and Henderson street dlrectorles fti lS

Table 4.5 lists “he number of offuce flrms in the sample by location' and type Of the 250

questionnaires dellvered 40 were returned unopened because the f«rm was no longer at

t

that address.’ Of the remalnlng 2 10, 102 correctly completed questlonnalres were



Table 4 4 CBD Office Sample by Type of Firm
{
- NUMBER NUHRBIR
OFFICE ACTIVITY SAMPLED R TURN:
F.LLUR.E.
Banks - 9 2
R (;n A;J«.Ht unions B 3
o ;_: v:'F‘:“in‘a'ncu Cos. g |
L ) '.Bréluq;s : : 12 5
. : T e 2 ) 'Invcstmen( Cos.. = 20 19
- _'1". o . Y )
S Hortgage Cos. I w3
o Insurance . 30 22_
v : ‘Rea‘l Estate L 30 1
( e © PROFESSIONAL L “
u - . s . N
‘ Legal ) . 40 20°
Accountan(s ' 15. 10 .
Architects - 5 : 3
Engineers . 5 o
ConSultan/’ts ’ - ’ 10 5
81 55 SERVICES
v o . . "_ Emplo‘ymL:‘nt Agencies | 7 - ’ 3
/ Ad;rer'tisring. ' - . ‘10 . 4
Davta Processing , 12 ‘ 3
Pfoperf* Mgmt. s 4 . 2
GENERAL | Y ‘ |
h ‘ Har_\"uf.;act‘uring o S 5 2
Natural Resources 9 . 6
Travel. Age‘ncjies (44 | 3
»\{)k’." . ' ) ) '
@ _Transport/COnwnunicqtion S. % 2
wo o _ ' T‘(_?:f‘AL : 250? ) 135

Missing = |

>



Table 4 5 Non-CBD Of fice Sample by Type of Firm and:Locatioh

Location ‘ Total Fire Prof.
North-East 3 o ’ 2
North-West Y P 16 Co2 | 2
South-East 18 \\ 0 17 B - 0 -
South-West 3 0 -3 0 C 0 O
‘ : VAR
Commercial ‘Str;ip, 20 1 IS‘ 3 - o .
-‘Célga.ry Trail 15 ..3 , 8‘ : 3 1
Municipal vAi‘rpor.t 6 5 0 v e <0
Frarqé’ﬁof‘CBD‘ 3 0 3 o 0
Shopp?ng Centre 6 3 2 | \ 1 ,o " 09 |
Mi.ssing = 4
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returned This represents a 48.6 per cent return rate, and although not as high as the CBD
‘survey it s still considered an adequate return for a self—administered postal questionnaire

(Babbie, 1973,

4.7 Data manipulation and anlysis

The first step in creparing the data for anelysis was the constructiorrof a cbding
manual so thé} the data could be put in a qi3ntified format amenaﬁbAl_e to comuter 1
processing For the majority of duestions coding was a sirhple matter as fhe '
pre—determmed cateqory numbers or raw scores served as response codes The
statlstncal procedures used in the analysis of the data inciuded simple frequency
distributions, cross tabulation analysis (contmgency tables) and d|fferances of means tests
as set forth in the MIDAS statistical package (Fox and Guire, 1976). The 0.05ble\vf~eltof
significance was utilized to determine the statistical signrfrcance of association Eet‘Wee.n

_variables. -

.:.,‘*" ’

4.8 Geo-stafistical analysis =
The mean centre and standard distance measures wmsed to nllustrate the spatial
arrangement of‘offlces in.the CBD of Edmonton, as previously defined. It was decided to
use these techniques on the analysis of office patterns in the CBD only, since these
methods are best suitegto nodai distributions, that is, thoee having one core with a

périphery. Caculating the mean centres and standard distance for a dichotomic distribtion -

_{or more than two) is misleading. - s

4.8.1 Mean centre .
The mean centre of an areally distributed population is a balan.cing point or centre .‘
of gravity whicve corresponds to the arithmejcic mean of conventional linear statistics. For
its computatioc a 20 x 20 square grid of @as sdperimposed on the central area of
Edmonton. The location of’ each member of the population (mjhus case, ofﬁces) was
plotted and expressed in terms of the X and Y co-ordinates of the grid Where there was
" more than one member at one location , then the X and Y measurement was weighted by
the total number of members at the location. Previou-s studies using this 'rechnique‘ have 3.7-,:

g

’
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ei‘ther used employment figures or square focotage as a means of weighting (Goddard.
1973; Gad, 1876} In this study, attempts were made to dbtain from the City Assessment
Department the floor area of the offices located in the CBD but unfortunately this
information was not made available* Thus, the offices are dealt with in essentially an - -
unweighted sense with each office belng treated as a unit.

The sum of the terms for the entire map-area lelded by the map population gives
welghted mean positions along each of the axes The mean centre of the distribution may

1‘,‘:1 \;‘
be found at the intersection of: th‘ §'rrxmean §(s and Y's using the following formulae -

© A=X= ZiXiPI  andY=  Zivipi
Pi o B T

Where
/\ = mean centre
> = sumof :
Xi = X co-ordinate of the ith point in a series i.....
Yi =Y co-ordinate of the ith point in.a series i.... .
Pt =the populatlon weighting factor oFf the point |

4

4.8.2 Standard Distance.

Standard distance which is equivalent to the stdndard deviation in Imear statistics is
‘used to measure the dispersal of-the population about the mean Centre. It was refined by
Bachi (1863) who used it as a method to analyze changes in populatnon distributions within

countries. The standard dlstance is expressed by the following formula -

d= |/ (Pn(x| X)?) + L SRIlYI-Y
'l SPi : 3 P

‘Where: ) e
- d Standard distance

Xi,Yi= the co-ordinates of the ith member of the population from i...n

X, Yz the mean centre values of X and Y co-ordinates.

T

~ The advantages &/6 usmg mean centre and standard distance as aids in analyzing CBD office

1.7 By means of a s:mple symbol itis possible to represent cartographlcally the
location pattern ot large number of offices.

2. The symbol can be shown on amap in conjunctuon with the actual pount distributi~

)
of any type of office and so provude a quick, clear summary of the Iocatlon
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pattern.

3 The problem of comparing and contrasting distributions of different offices is -
simplified  Comparison can be made quickly and easily between different office
types. ‘

As these are only describtive stétistics caution s};ould be taken when interpreting the

results. The following chapter discusses the CBD office complex of Edmoﬁton using

these geostatistical methods.
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5. The CBD Office Complex

5.1 Introduction \
It is misieading to discuss offices as if they contained a homogeneous group of
activities. While office buildi'ngs do provide a specific type of accommodation they

house a hyperbole of different activities. These activities tend to have dlfferent locational

reqUIrements and llnkages to other activities and hence behav% in spatially dlstlnct patterns.

- The degree of resultlng spatial dlfferentlatlon appears 1o become stronger as a csty grows

and takes on more varied functions (Alexander, 1974). The ultimate situation appears in
the ‘world cities’ such as London and New York where office—type districts become a

dlstlnctly recognlzable feature of the central area structure.

A~ This chapter examu es the xocatlon attern of different office activities within
ol P ”, p

x«‘.\:“

s'ed upon the ldea that the funétional lnterdependenCIes or

'

contacts that exist among offices are reflected in the spatlal pattern of locatron What is

expected to emerge is a tendency for certain office activities to cluster or form distinct

V .groups. The standard distance and mean centre of gravity were found to be useful

B 'measures of spatlal distribution in conJunctlonWIth a visual interpretation of maps. These

statlstlcs,_whlle less-sophustlcated than the multivariate techniques applied by Goddard in

London (1968;1973), Gad in Toronto (1976) and Takahashi in Vancouver (1972) provide a

: qwck and relatlvely SImple method of summarnzrng the degree of office concentration

within the CBD.
o
5.2 The CBD office Complex , AR :
The enume)ration,of offices using the 1982 Henderson directory and
supplemented by field ‘work revealed a total of 853 office estabhshments located wrthln
_the CBD, Tabie 5.1 llsts the types of offices found in the CBD. The malor users of
Edmonton’s: offlce space are given in Table 5.2. From these tables it is apparent that
fmancral and professronal, especially legal and accountants are the predomlnant activities. |
Natural resource offices although few in number, occupy a large amount of ofﬁce space
(Table 5.2). The standard distance, centre of gravity and the relative index of

concentration were calculated for 23 office types and a ¢ given in Table 5.3. The -

63 . N



Table 5 1 Types of Offices Found in Edmonton s CBD

Office Category Number of firms % of Total

Fipg 359 . k1.8

Professional 233 27.1

‘Business Services 113 13.2

General 154 : ]7~9.
859 100

64



Office Cateqory

Name of firm

‘Table 5.2 Major Users of Edmonton's Of fice Space
: \

Office space (mZ)

FIRE

PROFESSIONAL

GENERAL

.

Mercantile Bank

Bank of Montreal
Canadian Commercial Bank
Continental Bank

Roya! Bank

Toronto Dominion Bank
Fidelity Management
Principal Group

Great West Life (Ins.)
Sun Life (Ins.)

Reed Stenhouse {(Ins.)
Oxford Development

A.E. LePage Real Estate

Bishop McKenzie (law)
Hilner and Steer (law)
Jamieson (]aw)

Field ¢ Field (1aw)
Cooper & Lybrand (CA)
Thorne Riddell (CA)

Peat Marwick & Co. (CA)

4

Nova (Natural Resource) .
Imperial .0il {Natural Resource)
Interprovincial Pipeline (Nat

CNR (Transport)

TOTAL PRIVATE OFFICE SPACE 923,000
g St

1932
LouL8
7728
1330
2173
. 3036
4876
5612
2676
3404
2024
3036
1932

43757 .

. 2570
1840
2392
2760
2760
2024
1242 « *

15594

11960
18400

7360
11132

48852
108,203

il

Source: Macaulay jicollsMait‘and . Co. Ltd. - Research Department .

65
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Table 5.3 The Standard Distance ar_1d Relative Index of Concentration of Offices in the CBD

Standard Relative Degree of

Office Activity Distance (Metres) Index Concentration”
1. FIRE . 362.61 0.946 " | D
Banks . 27414 0.716 HC
Credit Unions 302.85 0.730 HC
Finance Cos. 253.03 0.673 HC
Brokers 245.52 0.641 HC
Investment Cos. - 275.85 0.720 - HC
. Hortgage Cos. ' 326.79 0.35% < HC
L Real Estate 360.27 0.940 MD
Insurance 424 .35 1.108 _ “. HD
2. PROFESSIONAL 431.82 1.127 ) HD

£

Ltegal 310.50 ° 0.840 MC
Accountants ' , 416.07 1.086 HOD
Architects 503.01 1.313 HD
Engineers . 363.24 0:948 HD
Consultants ' ) 361.62 0.944 MD

. - )

3. BUSINESS SERVICES 398.97 . 1.041 HD
Employment Agencies 377.64 \ 0.935 HD
Advertising 433.80 1.132 HD )
Lease management 285.75 0.745 ° HC i
Property management 327.24 0.859 MC -
Data Processing ) - 473013 1.235 * HD
Office Supplies s 4rz.74° Tle7r HD

L. GENERAL ' ’ - 403.65 1.054 HD
Natural Resourgs™)." - 345.78 0.903 MD
Manufacturing ™ 459.09 o 1.198 HD
Clubs & Associations k47.39 1.168 © HD
Transport £ Communication 362.70 0.946 MO

* HC = Highly concentrated HD = Highly Dispersed MC = Moderately concentrated
"MD = Moderately Dispersed. . .

El
“n
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standard distance indicates the spread of a distribution along the north—south axis of the
study area. The Ioca‘tion of the mean centres is an indication for the orientation of a
distribution within that study area. The relative index of concentration, which is the
standard distance of the activity divided by. the standard distance of the total office
population is used as a comparative measure to identify four major distribution patterns:—
, Highly.Concentrated Relative Index <0.80

Moderately Concentrated Relative Index 0.81-0.90

Moderately Dispersed Relative index 0.91~1.0

Highly Dispersed ' Relative Index > 1.0 (Goddard, 1973).

In order to simplify the spatial structure of office agglomeration, a total of 6 maps were

then produced showing the location patteri’ »f t e different office

5.2.1 Financial, Insurance and Real Estate (FIRE)

Offices connected with the city’s financial function such as banks, stockbrokers,
»insurance companies, investment companies and real estate’firms show only a moderate
degree of dispersion. Wlth a standard distance of 362m and a relatlve index of 0.946
(Tabl 5.3) this group is the most COncentrated of the four. W;thm the group there is a
vyide range of location patterns Flve of the offlce activities within the group are
deacrlbed as highiy concentrated They include banks with a relative index of 0.7 16, credit

unions and trust compames (0.790), finance companies (0.673), stockbrokers (0.641) and

investment.companies (0.720). "These financial offices are mainly concentrated within the

* north—east area of the CBD to the west of the civic centre, and along Jasper Avenue

@

between 100 and 102 Street (Flgure 5.1, 5 2) In contrast to these hlghly concentrated:

~

office activities are insurance and assurance companies which are h_lghly dispersed with a

" relative index of greater than 1.0 and a standard distance of 424m (Table 5.3). Between

these two e;(tremes are morgage companies which are moderately concentrated, with a
relative index of 0.853 and real estate agents which are moderately dispersed with a
-relative index of 0.940. These results are in good agreement with other studies, for
example, Gad (1976) found banks trust companles and investment dealers to be highly
concentrated whule nnsurance and real est‘ate firms were d’spersed throughout the central

corridor of Toronto

- ;
g .
o
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In general, therefore, financial offices appear to be drawn to one anotherc.’
Although it is hazardous to attempt an explanation of a clus .rr . pattern from a spetial
analysis, research in London has shown that interlinkages oet ... 1 different tyoes'of
finacial offices in the form of inter-office contacts rich (Goddard 1973). Thus, the

.spatial distribution of financial of fices appears to reflect their need for contact with one

another.’ -
: _5.2.2 Profes?ionals N -
As’a group, professional activities are highty dispersed with a relatgve index greater
than 1 and a standard distance of 432m (Table 5.3). Within this group legal offices'_are the
only activity to show any degree of concentration. . With a relative index of 0.810 they are
described é's moderately concentrated The mean centre of legal activities is to the
north—east of the mean centre for the total office populatlon towards the civic centre
where the land txtles office and law courts are located (Flgure 5.4). Morgan {1961) found
the courts and land titles office to have an |mportant localizing influence on legal offices.
‘The tendency for legal firms to cluster in the vicinity of these institutions has been noted in
many cities {(Murphy, 1872).
In contrast to legal offices, accountants and architects with indices.o‘tc greater than
1 and standard distances of 4 16m-and 503m respectively, are highly dispersed, while

t

engineering and management consultants are moderately dispersed.

5.2.3 Business Services

This group of offlce activities is highly dispersed throughout the CBD (Fl re5.5).
Within the group there are two activities, leasing agents and property mangagemdnt .
services, that are highly concentrated and moderately concentrated respecuvely
However there are oniy a very small number of these activiti€§ and the degree of
concentration may be due to their presence in a limited number of cells, rather than the
need to be close to each other Business services are prlmartly enqaged in providing
services to other commercnal activities and therefore tend to be wndely dletrlbuted

throughout the CBD area. . o , s

-»




\

»Mean centre for total

office population x

Mean cenlre for o
Protesstanal

0"

. 1
3 LAND NTLES
Standard distance  431-82m - 9 OFFICE
No.o' tirms 4 16 w
N x|
- .
5 6 n
. 1
. o
3 N -
5 N
3 JASPER AVENUE 1 4
2 1T 4 13 I
. 1
R 1 '
1
1 1

Figure'v; 5.3 Location of Professional O'fvfices

' . ¥

. ~ - F'e
'uh w c J‘/J
- D :‘
+Mean centre for total * . D I :
B office population N _—
PR Mean centre {or . ’ B L AR
L Legal © T I %TlrLESQ'
: SnEe . LAN ,
: " Standard distance  310-50m ST = 3 OFFICE .
No.of firms - 4 13 ‘V“‘ l&.: 3 S )
: . . x . g
: Tz o o] ) :
- . S
- x —
— : -t
JASPER AVENUE 3 12 1] ¢
\ .
. 3 s 1
\ N .

- Figure 5.4 Location of Legal Offices -



Mean-centre for lotal

“ollice population . x
Mean cenlre for

Business Services o
Standard distance . 3198:97m
"No. o! tirms Y 4

O

101=STREET W

X

w

~gLAND'TITLES |
v, OFFICE: ™

4 2 . 2 3 .
JASPER AVENUE 3 3
- 2
s
1 s .
3
2 3
2. - )
. 24 1 23
< .

- Figure 5.5 Location of Business Sefvices”

RS

N
RNe—
?

: o .
Mean centcenior total - X
office pqbidlation Ol

Mean c.enlre' lor

a

~General» * 0 . : 1
. LAND TITLES -
Standord distanc L03:65m)’ 2 2 ;
., ehance m o OFFICE
No.o! firms’ ~ 4 w|.
* ) Cal
. . 1
e
’ 2 2
2 JASPER _AVENUE 2 1
4 12
. y 3
. 4o
¢ .
2 w1
. 3 s
2 . .
= A4
T - o !
Figure 5.6"Location of General Offices .

S

&




LY

A

5.2.4 General Offices
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)

As the name suggests, this category includes a wide varlety of offices (Table 4.3)’

' Thsg h&@e a stanr' 1rd distance of 404m and a high relatlve index’of 1.054, indicating that

!

y pé?rsed throﬁghout the CBD Most of the office activities within this group-

‘httle ter dency to concentrate ln partlcular areas (Flgure 5*6) The overall picture,

...,gtlerefore 1s of a fairly footloose Iocatlonal pattern The tendency of general offnces to
Az

tter wntHrn the core has also been nqted by Davres {1965} in Capetown and Alexander

¢ ) : : o *"JV

- (1974) in Perth.ﬁ"y e
g SRR
. t:{ . . 2t
5.3 Summary W - -
t

e

There are only two dustlnctlve offlce clus'qars i éﬁmonton s CBD:~

By, 0 N

1. - The flnanolal group Ny “)i(-;\b - c
A “ 2. The legal group - & e Foo

¥

.di h relatlve dlspersal index and are thus widely dlspersed throughout the CBD with

These clusters are explncable in termslof ihtra and mter grqup Ilnkages and tles to nearby

“»

i
locational -anchors such as the ?aw courts ‘and Iand titles offlce Such clusters have been

well documented elsewhere and se' ’gelatvvely stable element in the»CB[D struoture

- ;,although the extent and SIgnllelcapce Qi‘,ﬁhe linkages cannot be determlned from thus spati

.? P4 o

ore technically

~

segregatlon may mcrease as the' CBD and offlce functlorwe’xpands

'sophlstlcated technlques such as multlvarlate analysrs may show higher degrees of -

clusterlng tharfthe methods used here. A

X
Edmonton is not unlque as’ far as the Iack of c??rly ndentuﬂable spatial offlce
clusters are concerned Slmllar conclusnons wer_g reached by Gad s study in Central

Torohto (1976l and by Takahashl s study of Vancower §’CBD (1972) It gan be argued

I

that in. Canadlan Cities at least, clearly ndentlflable clusters of actlvntues may be the

exception rather than therule. 1 oo J,,g"_.'y ‘

A

The CBD of Edrnonton forms alarge agglomeratlon of offices, and dué to the hlg
. degree of accessublllty within thls relatively” small area icar argued that there is no
negessnty for spatlal clustering. Furthermore it can be reasoned that the offlce

agglomeratlon is du .act_q@no_t reflected in'the contact structure, The following
Coe e K . A o - Y
“r-‘l - F . . . - . -
1:" ° . ) L ‘ ) ' ’ :
. .

al

analysis. However Edmonton seBE%s relatlvely small and the degﬁf spatial- .

-

h -

T



chapter f_axamlneé the questions arising from this preliminary analysis:— o
. o ) . R . : ‘.»\7;” .
1. What are the presently existing contact patterns? E
2. - To what extent are these contacts hgid? That i1s. do offices need to be located in
the CBD? | -
3.

How important are these contacts compared with other factors:of location?

o
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6. The Office Location Decision ’

-

Introduction =~ :

i

This chapter analyses the results of two separate questionnaire surveys distributed

to offices located in both the CBD and spec;t!f'c non-— central locations in Edmonton The.

main ob;ectlves of the questionnaires were firstly, to deterrmine and compare the
'lmportance of selected factors, found to'be important in previous studies, on the.location
cof: offlces n the CBD of Edmonton’and outlying areas. Secondly the survey was designed

to provnde some lndlcatlon of the pattern and importance of selected busmess contacts. It

g must be noted however that the questlonnalres were designed with the intention of a' - -
c _'follow up contact studV&hus the questlons concermng busuness contacts were brlef amg”"’

as aresult a comprehen5| overvrew of c&@ct patterns.is not possrble However §2>me
-;L? e Y "

useful results with respect to the relatlve lmportance of business llnkage% for both CBD

&

and non- CED offlces emerged The flnal ob;ectlve was to prowde some. dlstlnctlon

o between the types of firms that are establishing in or relocatlng ‘from the CBD to

< non- cerfral locations’
’

'6.2 CBD office location =~ . =2

A total of 136 questlonnalres was returned from CBD offlces A comparrson
betw en the structure of response by offlce group and the structure of the survey
population (Table 6.1) shows that the sample is similar to the overall structure of
.£dmdnton’s CBD office complex FIRE: offlces which form over 40 per cent of the
,Ooffice populatlon are sllghtly overrepresented in the sample, whlle business services and
. general offlces are; underrepresented Thls Feflects an above average response rate from =
rnsurgnce and investment companles and a below average response from most o: the |

flrms‘m the busnness servlce and general office categorles c e
R ) . s e,
SRR

The admlnlstratlve status of each firm' obtalned from the Contact lnfluentlal N

directory is llsted in Table 6.2; 50 per cent of respondents are branch offlces and a. ‘ T
further 40 per cent are lndlgeneous sungle office firms. Only 13 flrms (10 per cent of

the respondents) are headquarter offlces Such a low mmber of headquarter officas is

indicative of Edmonton s, secondary role to Calgary as alocatio~ - ~ntre for such of ces:'-

74 L
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Table 6 1 CBD and Sample Of fice Structure
’w". !
Nffice Category | CBD (%) Sample (%)
FIRE i) .3 4811
' | '
; ) Professional - 27 .1 3.9
Business. Services 13.2 10. 4
General 17.9 9.6 ‘ -
a . v '. . n'(
‘?I': thind
.. 4 B )
O R :
1 ‘ ¢ '\‘f);':g
2 “‘ 4 I
\ .
Table 6.2 Administrativré Status. by Type of Firm - e
) ® . R K 3 '( '.
Gy - '
») .
. hd . v " . : .
CADMINISTRATAVE FIRE PROFESSIONAL BUS. SERV.  GENERAL °
STATUS N % N2 "N 3 TN N3
. [») R
HEADQU;_\‘RTER‘"‘ 3 1o 10 15.6 A 2.5 ‘o 0 2 18,2
N . ) .
“BBANCH - . 38 59.4 -9 -22.5 12 35.7 5 4575 /j '
. . LT \ ) 3 .
» LOCAL 16 25.0 30 15.0 2,7 1h.3- 0 b 3604 ""};_ g
) \ 8 N - 2
Missing = 6 Chiqu’a} = 35.29 Sig = 0.05 d.f. =6 . v / :
'»{M—D‘W"“ \,p,{ . ’_ % I _"'}_ o 5 pmey s - X,



*\ _ office space of more than 4,500 m? (50,000 fit2), ‘ ‘.
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More than eighty per cent of Alberta's headquarter offices are Iocated in Calgary many of

:

them related to the petroleum lndustry (Splzettl
There is a: wgrﬁj;lcant difference between office type and admlnlstratlve status ‘ .;,'w.
(Table 6.2). Ten of tple thirteen headquarter offlces fall into the FIRE cafe(}ory while local

offices predominate the professional group. ‘comprising 75 per cent of all profess;onal .
offices. Branch offices are the 'most common in the re_mailqlng: three groups forming%é .
per cent of all business services, 60 per cent_oef'FlRE, and,:15 per cent of the.general ' =
office group. .‘ S ' “‘\ :1 : . ' ; . ;_9:‘:", T%
. The ma;orlty of flrms in the sample were small in terms of em‘ployment flgures h60
per cent eggyloy ten or fewer work;rs and only 3 pér cent employ more than one ‘

Lhundred (Tabte 6 3. Thls dustr‘lbutlon‘ls slmllér to other offlce surveys carried out.in
_intermediate sized cntles lDavey 1973 Facey and Smlth 1969 Danlels 1982l

¢ o~

j employment Professlonal o‘flces in general tend to be smaller, -

'SIgnlflcantly m-ter
56 per cent of thlsgroup employ bet@%:o‘he ‘and five people Business services and
commerc;al offlces also tended to be small wuth more than 60 per cent employlng ten or
fewer workers FIRE offices are pi edomlnantly medium slzed with 4l per cent falling into
the eleven to twenty flve group EAR . "
A breakdown of the reSpondents by floorspace is given in Table édlaltogeth'er t?e
sample uses 68,450 m? (760,557 ft’) which is 6.5 per cent of the total downtown @ffice
space. If government offlce space is excluded the percentage increases. to 8 per ‘cbnt

( Ave;age offlce space is relatlvely small 580 m? (B, 445 ﬁt’) Only one firm recorded

° o d L
: 'd . : - o
R . , ) . M . » t
6.2‘,10ffice Mobikity / ‘ L o : ’ /
Y B Offlce moblllty which refers to the movement of an office firm from ane offlce

S

.“, Ato another both Wlthm the CBD an@e@veen the CBD and perlpheral areas was _
determlned by asking offlce management how long they had been located at their present
address and where they were prevnously located. The overall period of oceupancy was

short; 73per cent oj the respondents reported they had resided at their present address

for five years or less (Table 6.5). Only 10 per cent of-’flrms have been located at the same |

B
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- Table 6.3 Number of Employees by Type of Firm
‘ e ! ) o : Type ot Firm "
g NUMBER. Of ﬁ‘ SAMPLE FIRE, " PROFESSIONAL BUSINESS SERVICES  "GLNERAL
© EMPLOYEES N R N tr N~ R ] % N 2,
05 sy w223 36.5 6 h2.9 23 56.1 5 b5
. R 3’ ey \ -4 . . .
6 - 10 21 16,3 o 159 21T 5 12.2 30 27.3
B 58 PR
ER : .
1 - 25 19 30.2 - 26 W13 Loo29.6 7171 2 18.2
.26 - 50 6 4.7 (N I 0o 0. . 5 12.2 0 0
: - 3 A g s,
4,51 5100 z .6 o TR Y I R v o2k » 0 O
. -‘\-‘» } Lo ) ] N i .
e W ¢ éa o R 5o o .
: "3100 C A 3.1 30 k.3 0o o o 0 ! 9.1 ™
- ) N b - " ) ) N . N o ¥
S R ‘ ] ) o :
Missing = 7 Chi, sqyare ='24.236 ~sig. = 0.05 d.f. = 15% @ 3 .
. R : ; . ‘
‘ e ! - . o . .
; Ee T Mie L S e 2
.- : ', s A - i . . . c{_& r
. .1, | . - ' » -
“u e \ w 9 g
> i “‘q . » o
« . Y ’ o ) P o ’ "
.« Tlaple 64 Size of Offices by Square:Metres )
¥ . : R .- ’ Y ‘ N
/, & ) L L R »
_ .. 5
iy
Office Size % Number . .
(squarc metres) of firms % Total .
\ : : ,
<500 84 h.2- »
- BEERY N W
- 50t - 1:000 17 4.4
. : ! b
<, + - L

1001 - 2500
. ~ /\
© 2501 - 4500 “ 5

S qsoo. - o T 0.8

N =118 Missing = 18}

a



PR

\"n,'ﬁ" - ‘:J
L»‘i‘.‘(‘:‘:‘\'.
frh
o
R
R, Table 6.5 Mobility of Offices by Type of Firm
: ' Typc\;jf Firm
Length of SAMPLE FIRE PROF . 3US. SER. GENERAL
Stay n 2 n ke "'E"' e n b4 n pd
. . i ﬂ& .
< | year » 1 8.1 5 7.7 2 h.7 2 14.3 2 15.4
- b= 2 years. 38 28.1 1.9 29.2 15 34.9 2 4.3 2 15.4
3 -5 years 49363 26 0.0 13 302 7 SB.0 3 234
6 - 10 years .23 17.:) b . 16,9 3 18.6 ! 7.1 3 23.1
>10 years 14 ‘I'O."c, 4 6.2 5 .6 2 4.3 3 23.1
n.s

Q}J - * .
Table 6.6 Mobility of Offices by Number of Employees
’ o P
‘, o
_
Length o Number of Employees
of stay o0 L6710 . 11-25  26-50  50-100 100
_ C’\3 EEEREN 0 0 0
T -2 years  29.8 % y28.6  23.2 16079 50.0 0
3 -5 years . 36.8 . 42.9  35.9 33.3 50.0 0
r = . . .
6 - 10 years 7.0 1473 20.5 "33.3 0 - 100
% >10:years 140 4.8 103 16.7 - o 0
N=(57) (1) (39) (6) " (2) (4)
) - EIEREEE
Chi square = 30.358 sig. = 0.05 d.f. = 20
P

78
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' address for more than ten years. These long established firms were mainly legal and

- * a
insurance firms which comprised 29 per cent and 2 1 per cent of this group respectively.
| N Taprle 6.6 the differences be@/een the number of employees and length of stay

are glvenl More than 80 per cent of \he firms that have been located at their present

\

" address tor Iess than one year employ ten or fewer workers. Alternatively, alI four flrms

v ]

employing more than-a hundred people have been located at the same addn;g betweer six_

o

and ten years. This agrees well with the flndlngs of Cowan in London (1969, Bannod in
Dublin (1873). and Davey in Wellington (1973), that small firms are mgre likely to undergo
frequent move.s because as they grow their requirement for office,space increases
forcing them to relocate. ‘ _

More than two- thlrd\s of the sample (Table 6.7) were prev:ously located elsewhere
in the CBD; a further 20 per cent had not moved from their’ present, location in the CBD.
| Only 7 per cent have moved to the CBD from elsewher#& in Edmonton and a further 3 per
cent from Sutside Alberta Such a pattern reflects th&}lmportance of the cBD as a major
centre for office locatlon it also confirms Goddard s flndlngs in London (1967l that many
more of fice flrms were moving:within the centre than were movmg into the centre from
outlyrng areas. Cowan et a/ {1968 also found firms were inclined to make several moves |
-within a confined area as they outgrew their existing accommodation. Thus while of'fice
mobility is, hlgh it is more llkely to lead to a decision to remain within the centre than itis to
a decision to move out from the centre. . {

The reasons for office movement within the CBD are beyond the scope of this \ -
study. Prevnous research has found however, that intra—CBD movement is related toa
‘ comblnatlon of factors such a\s lnsufflment space for expansnon expurlng Ieases or >

+

) unsatlsfactory condltlons of premlses in terms of workmg envnronment for staffor

»oy

I )dequye facnmes "The desirg for a more prestigious bulld"ng is also often cited as an
7
‘mportant reason explalnrng intra~CBD moblllty especually for those firms concerned with

thor corporate image, such as a head office or a main regional office (e.g., banks.in

Edmonton).
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Table 6 7 Prevubﬁs Location of CBD offices |
Previous Location N Percentage
'Esta‘bﬁ ished at _ .
present location 27 . ; 20.0
Elsewhere in the -
c8D To9y 69.6 S
Elsewhere in .
Edmonton - 9 _ 6.7
Outside the ‘ , ' .
Province .5 - 3.7
. ; . - Y, . ;
N ="135 Missing = | /L
oo : : S “
PRV i .
B e . oll R
A ",;;“1;%_},“_-,"7’ S g nl v J
S o : -
TR o .
.7$' L ;‘\\" )
Table 6.8 Firms Intendi'ng to Leave the CBD
-
. . ~ ! '\%
‘ '&: '~:‘\, - .':7 . oy p
SAMPLE - FIRE PROFESSIONAL BUSINESS!SERVICES ' GENERAL <
. o : N B ' e .
YE;S 1.1 10.8 ~ - 7.0 . 114_.3 23.1
- . . ". . . R 4N
NO 88.9 89.2 93.0 - - 85.7 76.9-
el e ' o )
N =135 fRissing = | o . S -
SR v ' . A . -
1
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6.2.2 The Decentralization Decision A

A small percentage (11 per centl of the sample are intending to move to a
non-CBD location within the next five years. There is no statistically s.lgnl icant
correlatlon between the type of office and the decision to decentrallze Although the

percentage of general firms (23'per cent) is greater than the sample mean (11 per cent)

——

(see Table 6.8). C ‘ S R

]

The reasons for decentrallzmg are listed in rank order of lmportance as determlned

by the mean scores in Table 6, S The mean score was calculated by assigning responses
o

lndlcatlng very important” a value of 1, "some lmportance a value of 2 and’ not important”

,-

a value of 3, and dividing the'total score by the nuaner‘ of responses Also presented in
this table are the proportlons of the sample that responged "Very Important” to each

factor=

D
i(' "’*‘ \“?;\s»

traf fic congestlon are the rnaJor motlvatlng factors encoufa{‘,'mg sample flrms to leave the

, CBD These' push factors were also found to be |mportant in several other studles 4

' lack of space for expan5|on or the need to consolldate offlces :

: category Because of the small number of flrms lntendlng to leave the CBD (15) no

- definite conclusrons can be drawh, but the reason.s flrms glve for relocating seem m

K .Prevuouc pesearch also shows that the dEClSlOH to relocate is most often prompted by the

i
Rl

>

* applicable in Edmonton are less lmportant. This again ;Jeflects?thé'muth of Edmontort's’

CBD area, Unlike the larger, older cities vvhere the majority of previous research has been
undertaken and where plemsof space and deterloratmg premlses are of paramount
importance, new bu1ld|ngs with Iarge amounts of space are abundant in'Edmonton. When
analyzed by type of flrm (using- analysns of variancé tests) the.response patterns did not

“a

lead to any meanlngful correlatlons because of the limited number of firms in e.ach

..n: ,g‘

v"-,

general to be in agreement with other studies. Aithough rent/lease rates rank as the most Ll -

q

lmportant factor causing Edmonton firms to want to,move out of the CBD it may have - r“ﬁ
been reduced in lmportance since the survey was undertaken because of the current - - ox-

slump in the economy which has reduced the demand for office space in the CBD. Many

new office bunldlngs are suffering from hlgh vacancy rates which has led t'o a reduction in

" See for Example Fernie (1977), Davey (1972), Alexander (1979). D l\
. o - )

¢

L
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6.2.2 The Decentralization Decision _

A small percentage {11 per cent) of the samplefare intending to move to a
non~-CBD location within the next five years. There is no statistically slgnlflcant
correlatlon between the type of offlce and the decrsnon to decentralrze Although the
percentage of general flrms (23 per cent) is greater than the sample mean (11 per Sent) -
(see, Table 6. 8) '

The reasons for decentralizing are llsted in rank order of importance as determlned
by the mean scores in Table 6.9. The mean score was calculated by assngnmg responses
indicating "very lmportant a value of 1, "some |mportance a value of 2 and "’ not lmportant
a value of 3, and dividing the total score by the/l:lumber of responses Also’ presented in-
this table are the proportions of the sample that responded '"Very Important to each- |

s -t

factor. L Y "”«‘L RN 'v o ”

h)

’ The diseconomies of the CBD, such as hlgh rents madequate parklng fac:lltles and

e

trafflc congestlon are the malog motlvatlng factors encouragmg sample firms to leave the
CBD. These' ‘push” factors were also found to be important in several Qther studies.*
Previous research also shows that the decision to relocate is most often prompted by the

lack of space for expansron or the need to consolldate ;offlces These factors although

apphcable in Edmonton are less lmportant Thls agarn reflects the you‘th of Edmonton s

CBD area. Unlike the larger older cmes where the majorrty of prevuous research has been

J

" undertaken and where problems of space and deterloratmg premlses are-of paramount

_ lmportance new bunldlngs with large amounts of space are abundant in Edmonton When

4

analyzed by type of frrm (uslng a‘palysns -of~variance: tests) the response patterns djd\not

lead to any meanmgful correlatlons because of. the llmlted number of firms in each

IS

category Because of the small number of firms mtendlng to leave the CBD~(1 S5 no -

definite concluslons -can be drawn but the reasons flrms glve for relocatmg seem, in |

¢

, general to be in agreement wnth other studles Although rent/lease rates rank as the most

lmportant factor causrng Edmonton firms to want to move out of the CBD it may have
been re‘du@féd in lmportance since the survey was undertaken because of the current.

slump in the economy Wthh’haS reduced the demand for office space in the CBD. Many )
new office buildings are suffering from hlgh vacancy rates which has led to a reductlon in.

1 See for Example Fernie (1977), Davey (1972) Alexander (1979).
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Table 6 9 Reasons for Wanting to Leave the CBD
‘ ) Percentage of sample
. 7 Reason ' . Mean Scorex responding’ "very important'!
‘ ’ o % - : =
« Rent/lease 'savings, A 2.0 S 42.9
. ) o v ’ Y - } :
s Hlore Profitable location ) 2.42 S 33.3
A N 5 R S . = |
§r Parking spa,cefcongest.io‘n. IR 2.60 . ¢ - V25,0 )
R Consolldatlon of offrwe space. 2.62 . = .7 20.0 ‘ %
NFS | . ! * . .
‘ More offlce space ‘ : 2064 Vi DR TThL37
: . Rl o . - ‘ a . .
Expiry of:lease. 4 2.92 ' e . 0.0
'il o h ) : -‘;,.' . o
@ ot ' S _ : . ' . .
e A Mean score calculated, by assigning responses mdlcatlng "'very impo‘rtént“
R \§ value “of - "'some’! mporcance" a value of 2 "not |mportant" a value of 3
e T t}-‘“ , v, e e , T : o s
N P _(\ . . 4 Lo v ' - &> ‘y
Q3 '
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rents, thus reducing ‘the rent differerential between non—central and centralareas '
Manners(1874) argues however that since rent forms only a small percentage of total
office costs {approximately 6-8 per cent) rent avings, although real, are often too small
to be of any major sugnlflcance in the decuslons of management Klowever it can be argued
that the percentage: of total costs.that rent forms is related to the size of the. flrm Slnce
the majority of sample firms are relatively small compared with the firms in New York

where Manners conducted his study rent savungsv are likely to be of more lmportance.;,

g B \ e T

i S

6.2.3 Th@_." ttractiveness of a CBD Location

3
2 "J

hose flrms remalnmg in the CBD.37 per cent had undergone a locatlon
;

A assessment and opted to remaln downtown (Table 6. lOl The percentage for each type of .,

® offlce in this group 1S relatlvely unlform except for commercnal offlces where 60 per A

a0

cent had undergone a locatlon assessment:

/ i Y

’
i
- I

. ~scores in Table 6.1 l General acce35|bll|ty WhICh refers to thle ease \aqlth Wthh a glven

}1',‘: y Site may be reached elther by customers or workers and the’ablllty of the office located

at the site to commumcate with other:firms and customers w’ere*con&dered very
important by 54. per cent of the Jespondents Prox1m|ty to support Servtces and good
transportatlon facllmes were aISO consndered |mportant Prestlge of locatlon 7—7r bunldlng_
was cons:dered very: lmportant byﬂ only 23 per cent Qf the r‘eSpondents However when
the of somé lmportance respense is. lncluded tlte percentage mcreases to 78 per cejt
R has been suggested by other researg;hers15 that r‘nany companles especr‘all/{arger ones,

relate the lmportance of prestlge to lts eff'ect on the lmage of the firm an possnbly lts

o product Other flrms relate prestlge to-links wnth flnanc1al mstttutuons from whuch they.

b The reasons foﬂ remalnlng downtown are Ilsted un rank/ order as shown by mea’n S

L
obtaln loans a prestugnoUs address may lncrease their crednbnl;ty and chances of obtaining |

- reflect thelr"dependence upor‘f the larger organlzatlons for busrness rather than on l'

v

prestige in the broader’«s\ense The precise role of prestlge has- always been dufflcult to

quantlfy in cﬁflce location be{:ause itisnot a tanglble Variable. Studles undertaken in

k Lot?bn by two separate research teams emphaslz‘es the:. difficulty in evaluating the *

Y
-

\ - C
MELU. 1964; Alexander 197@ Davey 1973, 7 e

-

-

- o N

loans In the case of smaller flrrps prestige denved from a central area locatlon may also , o

!
l

L
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Table 6 10 Consideration of a No'n~C8D location

SAMPLE FIRE PROF . BUS. SERV., COM/GEN.
YES 37.0 33.3 37.5 33.3 60
NO 63.0 66.7  62.5 ,. 66.7 40
N o= 121 - "
Tabie 6.11 Reasons For Maintaing a CBD Location
1 Mean Percentage of sample
Reason | Score -esponding '‘very important'
1. General convenience 1.55 54.5
and accessibility
2. Proximity to 1.80 40.9
services i :
3. Good transportation 1.90 . 37.2
h. Prestige ' 2.07 : 23.3
5. Tradition » 2.39 . 20.5

6. Cost of relocation 2.40 . 14.3



importance of prestige as a location :factor. The E.I.U. survey (1964) showed prestige to
be important or very inqportant for 68 per cent of the respontlents. Cowan's study,
howevef, produced a figure of just 4 per conu 11+ discrepancy underlines tne influence.
of questionnaire design. In the E.LU. stuc . prestige we: explicitly listed as a location
factor, as it was_'in the Edmonton survey wh.  _owar did not prompt respondents onany
location factor. } |

More than 60 per cent of all firms in the sample remaining inithe CBD had never
considered relocating outside the central area. The reasons for this decision are listed in
Table 6.12. ‘The two most important reasons are communication orientatedl Loss of
contact with similar firms and organizations was the most important, followed by, loss of
contact with clients. The above findings are corrobarated by the findings of Davey . .
Cowan (1968) and the ELU. (1964). Access to contacts was a major influence on the
location of offices in all three surveys.

However, discrepancies in survey method lead to wide differences in the role

_dttributed to various other factors affecting location, such as prestige, tradition and -

1

staffing. Nevertheless, although the details vary, the relative importance of the main
location factors is consistently expressed in the findings of the di’fferent surveys. Thus,
one of th.e most important constraining factors in a decision about decentralization is the .
strong belief that contacts would be lost if the firm moved out of the CBD. '
Communications take on several forms and influence office activities in various ways.

Business contacts are discussed in greater detail in the following section.

6.2.4 Business Contacts
The business contacts are listed in Table 6.Ll 3 in rank order of importance as
determined by the mean score of each contact. To obtain a more accurate assessment of

the |mportance of busmess contacts a value of 4 was assigned to the "unrelated” response

when calculating the mean score. This procedure was adopted because it is felt that there

is a dlfference between a contact being "not important” and "unrelated i.e., having no
contact at all The inclusion of the ' unrelated" response also enabled amore complete data
set to be used The proportlons of the sample that responded "Very Important” to each

contact are also lncluded in the table to give an indication of the pattern of response for -



Table 6 12 Importance of Factors Tying Of fices to a CBD Location

REASON

MEAN

SCORE

PERCENTAGE RESPONDING
"'WERY IMPORTANT"

Loss of contact
with similar firms

Loss of contact
with customers
“and clients

Loss of prestige

Loss of key staff

Loss of contact
with suppliers

Space availability.

2.03

2.72

2.88

59.5
52.7

34.7
13.7
10.8

7 5.6

]6
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e Table 6 13 Importance of Business Contacts for CBD Offices

PERCENTAGE OF SAMPLE

CONT/\(;T . . HEAN SCORE RESPONDING ""WERY IMPORTANT"
Customers/clients 1.56 ‘ ‘ '59.6
panks 168 " 519 4
Legal : 1.90 38.2
Government Institutions . 2.06 o + 35.3
5up§|iers } 2.49 ' RN
Financial Services 2.50 . 23:.7
Agfounthg | E 2.57 4.7
[nsurance/Assurance Y 2.66 o 1.1
Business Services 2.79 7.4
Investment Companies 2.87 : 1400
ReaI-Estaté/Developers !  2.87 ' 4.7 .

Stockbrokers . 2.94 ‘ 12.5



each contact which is not evudent n the summary nature of the mean scores.

It should be noted that thereis a general conqruence in rank orderlnq if elther the .
mean scores or proportlons responding “Very Important” are used as a basis for ranklng
Noteworthy exceptlons are contact with real éstate companles and developers which
would have ranked elghth if proportlons are used but is ranked eléventh among the mean
scores, and contact with business services which would have ranked twelfth using
‘proportions instead of ninth using the mean score format. These contacts although not.
essentlal are probably consndered of "Some Importance by quite a large proportion. of

the firms, thus lnfluencmg the value of the mean score. ) l

-
A comparlson of the different classes of offices’ mean scoqes of lmportance for

each busmess linkage is presented in Table 6.14, The statlstlcal s:gnlfICance of the

dlfferences in mean scores was determlned by means of analysis of | varxance tests (Fox.

|
I

and Guire, 1976) A graphic representation of the differences in mean scores is shown in

Figure 6.1, _ o ' C = l
An examlnatlon of Table 6 14 and Figure 6.1 shows that the mean scores of
importance for the four types of offlce were statxstlcally dlfferent for six of the twelve
contacts. Legal and financial services were_more lmportant for FlRE and professional
offices; government institutions were of more importance to profesSIonal and busmess
" services, -while suppliers were a more important contact for general and busmess service
offlces Investment companies and stockbrokers although of general low lmportance
were more important to offices in the FIRE category. o ' "
The differences between the four groups, vvith respect to the importance of
business contacts, can also be examined by listing the contacts in rank order of

'importance for each group as shown.in Table 6.15.

Customer/Clients .

CiShtact with customers and clients was considered the most.important linkage
overall. Two—thirds of the sample considered this to be very important. It also ranked the
most ikrmportant for three of the four office categories (Table 6.15). \;rhe nature and
distribdtion of customers and clients varies from firm to firm'and also the pattern of
movement to and from offlces Where a selling relationship is involved customers may be

visited at their places of work, whlle consultatnon with profess:onals and specnahsts is
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Table 6 15 Busmerss

in Rank Order of Importance by Type of Office
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Contact.

CUSTOMERS/CLIENTS
!

BANKING
LEGAL

"GOVT. INSTITUTIONS

SUPPLIERS
_FINANCIAL SERVICES
Y
ACCOUNTANTS S\
INSURANCE COS.
BUSINESS SERVICES

INVESTMENT COS.

NN
F.IRE. <<
- PROFESSIONAL 7N
— — BUSINESS SERVICES Y )
REAL ESTATE 2 GENERAL :
L .
: . - =N\
STOCK BROKERS . :
L T - T A
b 2 3, 4
very some not un-
important importance important related
Scale of importance.

-

/.

Figure 6.1 Comparison of Office Firms: Mean Scores of Importance for Business Contacts

D
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more likely to take place in the of fice Thus the locatioh of clients tends to be relatively
more dispersed when compared with other contacts (Table 6. 16) Ho vaver. the
concentration of work places and daytime populatior in the CBD means that such contacts
can be most readily made there. |

Banking Facilities

Baﬁking is the second most important contact overall, used by nearly all firms at
high fr‘e’quency. Thus there is no significant difference émong different office categories.
Table 6.16 shows that over 90 per cent of all banking contacts are located in the CBD
However, it'has been suggested that branch banks could adequately serve the needs for

most offices in non—central locations {Davey, 1973 p.51).

Legal Firms

Contact with legal firms was the third mo"gt important linkage, though-Table 6.'14
and Figure 6.1 show a significant differenc':e between the impbrtance of legal services and
the type of office. FIRE and professional offices considered contact with legal firms
more important than business services and commercial offices. Legal contacts are
particularly important for lawyers. Like banking facilities over S0 per cent of legal
contacts weﬁe reported to be located downtown.

o

Government Institutions

Contact with government institutions is considered very important by 35 per cent
of the respondents., Again there is a significant dif ference in the importance of this
contact and type of office as indicated in Table 6.13. Contact with government

—

/ .

institutions was considered more impbrtant for. professional service:s and business
services than for the other two groups. Custom brokers‘ (financial), n particular, find
. contact with the government institutions very imbortant and many of them reported that
the location of the government office d‘ealing with cqstofﬁs and excise determined their
own location.
S‘uggliers

Contact with suppliers is of far less importance, Aconsidered very important by only |
15 per cent of the sample. However, contact with subpliérs was of slightly more
importance for business services and general offices. . Suppliers, like clients, are also

dispersed throughout the Edmoenton area. Less than 50 per cent are located downtown.
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Table 6 16 Percentage of Contacts Located m-ghé CBD According to Importance
1 ’ ‘ // .

-
- l NOT 2 TOTAL SIGNIF ICANCE
CONTACTS , LANT IMPDRTANT ~ CBD LLVEL
. 7 :\-4 9
T "~
1. Banks . . 5 90.0 951 N
. \Y\j |
2. Financial services. ™. 96.3 84.6 ©  92.9 n.s.
N > 2
3. Stockbrokers™ ) C9ht 100.0 38.0 9.9 - n.s.
4., Investment Co. ) : 89.5 100.0 88.0 92.2° n.s.
5. Legal services 94,0 90.2 90.9 32.0 >, n.s.
6. Insurance services. 30.0 80.0 53.3 70.6 n.s.
7. Accountants 90.0 79.5 56.0 753 n.s.
B. Business Services 88.9 87.5 514 . 70.5 0.0!
9. Real Estate 66.7 52.6 40.0 51.6 - 0.91
10. Suppliers : h;.G 53.7 42.3 -48.9 n.s.
11. Clients and Customers 54.7 48.5 - . 50.4 n.s.

12. Govt. Institutions 81.4 ‘ 31.6 63:2 78.00 - . n.s.
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Other Contacts R

Financial services, accounting an_d insurance companies are the sixth, seventh, and
esghth most important contacts respectlvely There is no sngmflcant difference between

their umportance and type of firm except for financial services, Wthh are slightly more

T

important to FIRE and professional offices. These services are predominantly located
downtown (see Table 6.16). ‘ ‘

Business seryices are considered very importan.t b’y'only 7 per cent of the
respondents. However, when the "of some importance” response is included the
perceniage increases to 33 per cent Prokimity to such services may be convenient but
not essential‘ On the other hand, the services themselves often seek a central location for

o

maximum accessnbnhty to clients.

6.3 Non-CBD dffice Location
' Tables 6.17 to 6.19 show the percentage of non—CBD firms{by type,
administrative status, and number of employees. Two thirds of the sample is composed
. of,professnonal firms (Table 6.17), which is partly a reflection of the type of firm that has
tended_ to establish jn new offioe buildings outside the downtown area. ftis interesting to
note that Davey (1973), based on an interQiew survey in We'llington,'fo,und few indications
that decentralization would be feasible for professional firrns, due to their complex.and
intense contact patterns which encourages a central {ocat&on. The contradictory trend in
Edmonton illustrates the difficulty of generalizing about office Iocation behaviour. |
‘ .Unlike the Cij?sur\;ey where branch of;fices predominate, 6'7 per cenf of the
respondents in the non—-CBD survey are local Offioes. This is in agreement with the trend
of decentraliiation that Hardw ck found in Vanoouver i.e:, the western head/branch and
local office concept (1974). In common with the CBD sample the m\ajorlty of firms are
small in terms of the employment figures, 83 per cent (Table 6.18) employ fewer than 26
workers. - o ) - ; | |
| The period of stay for most firms is short with 83-per cent (Table 6.20) having

been located at their present address for less than five years. This is a reflection of the

relatively new development of office space in non—central areas.



Table 6.17 Non-CBD Office Sampléy by Type of Firm -

0ffice Type | n 2
FIRE 18 18.0
PRO% - 67 67.0
‘BUS. SERV. RN
COM/GEN oy 4.0
Nissing =‘?;

+ Table 6.18 Non-CBD Offices by Administrative Status \

“-Status n >4

Headquarter 7 8.8 : :
_ Branch A 18 22_.5.‘

Local 55 66.8

Missing = 22, N = 80

Table 6:19 Non-CBD Off/ices by Number of Employees

¢ .

No. of.Em;")ioyees n ‘ b4
- 5 37  46.8
6 - io‘ ’ 16  20.3
11 - 25 17 215
26 ;50 6 7.6 .
) 51 - 100 2 2.5
>i 00 _ I 1.3

Missing = 23
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Table 6.20 “umbe: of Yea(s at Present Location

Length noo %

<l year 11 10.8" :
- 2 years b2 W2
3 = 5 years 36 35.3 .
6 - 10 years 8 7.8 o ;
‘“% YN s RS o : “'7
>10 years 5 4.9 SR o
. L ,l‘ - ’ \
o T ; | S
b : S ’ o , !
Table 6.2 1 Previous Location of Non-CBD Offices T
¥ ‘

. - B ,: N . - a
- Previous location - , - a’ . b4

.

Establ i’shed o " 26 25.5
"Downt§Wn \ - ' 23 -22.5
-Els'eWhgre' in /Edm.on tén 50 :L'S“.O
0u;§iée.ed$;ﬁc§n, o2 'z.o

’

Outside Province’ o] 1.0 .

N = 102
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Tabie 6.2.1 shows the previous location of the resp‘on'dents; 23 per cent had
relocated from the CBD. whereas only a small fraction {3 per cent) had moved into
Ecimonton from outside the city. The .remaining 74 per cent had moved to their present
add.ress from elsewhere in the city or had estaplished office space at their‘curreflht
location. Firms that had relocated from the CBD had, on average, moved only a short
distance (3 miles). Short moves fro.m the CBD have been common in rhany cities
(Alexander, 1974). While moving far enough to avoid the diseconomieé of the CBD

" offices remain with easy access of the CBD.

8.3.1 The Location Decision

The non—CBD offices were divided into two groups for analysis The first group
consist/s of those firms that have moved from the CBD to an outlying area and are referred
to as "Relocators”. The second group comprises those firms that established their offices
ina nonscentral location at thé outselt. They are re_ferréd to as "non—Relocators”. Table.
6.22 -shows the percentage responding "very important" to each location factor for the
’twc? groups. factor. . o

Parking

'%t.er parking facilities wa- the most important factor causing both groups to

. cheose ano -central Iocati'c/an. This confirms the findinngs of Damestick in Manchester
(197 3). Krugk- and Ito in Chicago (1872) and the ELU. sur-ay in London (1964), where

- parking Hrot ams and traffic copgestion in the city centre appeared to be the most - ‘
important motive encouraging the dispersal of offices. However, in other studies
previously rnenﬁ'oned, parking, aLthough of some importance, was not considered a prime
motivating force. - ,,

The high ranking of parking in the Edmonton survey is areflection of the present
planning policy to discoﬁrage the use of the car in the downtown area and encourage a
transit orientated work force. Parki.ng standards in the downtown are set at one space

‘per 200 square métres). Outside the CBD area commercial parking ‘standards"fo;' off}ce

development are about six times those of the CBD.!¢ The high importance attached to

parking facilities was accompanied by several comments such as those listed below:—

*#City of Edmonton, Planning Department, 1978. Downtown commercial parking study, a
working paper. ' ’
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Table 6.22 Reasons for Selecting a Non-CBD Location

Factor

""Non-Relocators''.
% .responded'Very Important'!

1. Better parking facilities 62.9%
2. Savings'on rent/lease

. _ 3 50.7%
3. Better contact with clients
L, More avaitable space a 2&:3% !
5. Decreased commuting time Vl3.OZ

. .
""Relocators"
Factor % responding'Very {mportant"
I. Better bafkiﬁg facilities . 62.5
2. Better contact with clients 43.5
3. Lower rent/leaée rates 33.3
L. More available space . 30.& ,
16.6

\Sa |

Purchase of own building
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"Parking is the biggest problem with a downtown location.”

...... the only problem found with a downtown location was the lack of parklng
facilities without doubt.”

"‘Downtown offers little in the way of parking faC|I|t|es for clients and
personnel.” ‘

"We will stay out of the downtown area because it is a ‘pain-in—the—neck’ for
our staff to flght traffic and parking problems”

‘The publnc transport system in Edmonton, especially the light rail transit system, is not yet
sufflc»ently developed to serve outlying resudentual areas. The private car is the main mode
of transportatlon for work Journeys and as a result parkmg and traffic congestion have
become major probiems in the.CBD area For example a report undertaken in 1978 by the
City of Edmonton planning de’partmentrfound that there were approximately 2000
“individuals on waiting lists for monthly parking stalls, and the average waiting period for a

stall was between 2 and 4 years!”. ' , . . _

Customer and ¢lients

| " Access to costomers and clients was the second most important factor for both
groups. As previous research has shown access to customers and clients appears to.be a
factor of g‘eneral significance ‘for office‘f‘irms in all locations. In non—central locations, it

“holds most sngnlfucance for professuonal firms, especially in the development-related

. professuons such as archltectC engmeers and surveyors. For these occupations a
inon—central location is a positive advantage as it allows ready access to the metropolitan

fringe where residential and industrial construction is concentrated.

Rent Saving‘ s

Savings on rent was the third most important factor for "re~locators” and second

0

- for* non- relocators”: Offnce rental Ievels are affected by tr'ke d|str|but|on of vacant space. -
in Edmonton during the 1970 s the supply of office space was barely able to keep pace
with demand, and this contributed to rapid rent inflation in the centre. However, towards
the end of the seventies non-—central otfice development began to accelerate. This new
space initially came onto the market at rents significantly lower than those in the CBD. This

was a refléction of botH lower development costs and lower demand. For firms seeking
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to escape the rising costs in the centre, the peripheral office space offered rent savings
of up to 20 per cent the prevai"iing central rates.'* Rents, however,\do not always act to
encourage dispersal and indeed non—central locations do not always\\o\ffer rent savings
(Alexander, 1979). In Edmonton at the time of writing, a continuing ov\e("supply of central
office space has, by forcing down central rent levels, reduced the possi\bjlity of rent
'savings in non—central locations. ) ' _ \\

Space Availability

The availability of space for expansion Was not considered a majAor "pu‘\ll‘v" factc
gankihg 4th for both groups. Previous research has shown conclusiver that no'\i'eom 4
expansion has a strong influence on the decision to choose a non—central location. In
most surveys, it was given as the most important factor or mentioned the most timesel"
Pye (1972) suggested that space expansion acts as a locational trigger precipitating the
firm's move. Once the dec{sion te move has been made other factors s.uch as costs and
associated diseconomies at the centre m.ay favour dispersal. This notion may be extended
to suggest that while lack of space for expahsion is a factor of obvious importance
encouraging office dispersal it is not alone a sufficient cause for.dispersal.

Other Factors .

Less important locational factors included decreased commutung time for staff,
purchase or mvestment in office buliding, and proximity to the owner or partner's ~
residence. These factors were considered very |mportant by between 12 and 17 per cent
of the two groups. Contact with supphers and similar businesses were of far less

£l

importance, consider=d to be important for less than 10 per cent of the whole sample.

6.3.2 Location Satisfaction

Relocating firms were asked if their expectatiens had been met on moving to a
non-central Iecation; 81.7 per cent responded positively to this question. The rerﬁaining
8.3 per cent replied that some of their expectations_had been met while others, such as

promises of LRT extensions and a better wofking environment, had not.

?
- BAE LePage Commermal Realty "Market Survey Report, 1983.
*See Peat, Marwick & Partners, 1975; Alexander, 1979 Burns and Pang, 1977; Pritchard,
1975 Rhodes and Kan, 1971.
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Non-relocators were asked if a downtown location woulvd have any advantages
for their firm; only 25 per cent responded yes. Prestige was the most frgquently
mentioned advantage of a downtown Io\cation followed by access to and better amenities,
such as hotels and restaurants. Access to the court house and the land t|tles office was
frequently mentioped by Iawyers as an advantage of a central location.

Overall, both groups were sattsfued with a non—central location as the majority of

firms (84 4 per cent relocators and 89.2 per cent of non—-relocators) wouid still choose a

non—central location given the location decision again.
A

6.3.3 Non-CBD Business Contacts /’1

Only four of the tweilve Susiﬁess contacts were considered to be very important
by a significant number of firms. These are, in rank order of importance, customers and
clients, banks, government institutions and Iggai services (Table 6.23). These contacts -
were also ranked-the most important by the CBD o_ffi_ées (Table 6.1 3)‘ |

The location of the contacts is given in Table 6.24. As prevuously mentioned
customers and clnents tend to be dispersed throughout the metropolitan area; 60 per cent’
of the customers and clients for non—CBD offices were located in both the CBD and
non—CBD areas. Banking facilities were mainly located i m non-CBD-areas. ThlS
substantlates the theory that most bankmg needs can be met by branch banks Iocated in
the outlying areas. Legal services were also adequately provsd_ed in the hon—CBD areas.
Government institutions were the only important contact with a significant percentage
located in the CBD (48 per cent) , | -

‘\ - Contacts with suppliers, accountants and ‘financial"services were considered
impg(tant by 25 per cent of the'sample. The remaininé'con_tacts were of far less

impor\tance, considered very important by less.than 11 per cent of the sample.

2

.3.4 Comparison of Business Contacts between CéD and Non-CBD Offices

" tis the objective of this section is to determine whether differences exist exist
‘between CBD and non-CBD offices in terms of the impo‘r'tance attributed to selected-
business contacts. For this purpose analysis of variance tests as Q\utlin'ed' earlier in the

text, were used to determine the differences between the mean scores of importance for



Table 6 23 Importance of Business Contacts for Non-iCBD Offices

% RESPONDING .

‘F/\'CTOR MEAN SCORE ""WERY IMPORTANT'
1. Clients and cﬁstomers 1. 47 : 68.7
2. Banking 1.93 3049
3. Government Institutions 2:2] . 27.8 :'?> : i
k. Légal‘services 2.28 ;9.8
5. Suppliers 2.61 , 13
6. Accountants 2.67 11.5
7. Financial serviéés‘ i 5.77 10.3?_
’-8. Real~Estate/bevelopers 2.87 ' _ 1.3 |
9. Insurance companies 2.923 11.3 '
10. Business services 2.92 8.3
I1. Investment companies 3.33  ’ 1.0
Stockbrokers’ 3.45 : 1.0 ~
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)

Table 6.24 Location of Business Contacts Rated as Very lmportan“t‘ by Non—-CBD Offices

; o \ -
CONTACT “Non-CBD CBD éom\
Banks o s8. 290 12.9
Legal Services . uh Ly 16.7 38.9
i
Clie.nts o7 32.4 \7\)& 60.3 i
 Financial | S VI 34.6 © 30.9
St_ockbr.oker's ) ‘-—~ : 100.0 -
Investment Cos. - 100.0 -
Insurance - 50.0 50.0
2#Accountants ' 30.0 o 20.0 50.0
Bu‘s'iness Services 42.8 28.6 28.6
Real Estate 18.2 36.4  45.4
_ Suppliers ‘ Sh.‘S 3.1 - 36.4

Government Inst. 4.8 .148.] 37.0
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each contact. As can be seen from Table 6.25 and Figure 6.2 the mean scores for each
contact (with one exception) are consistently lower and therefore of more Importance for
CBD offices. On|~y customers and clients were considered of more importance to
non-CBD offices. Customers and clients are more inclined to visit offices located in
outlying areas where not only is traffic congestion less, but a great many firms can
prdvide their own parking facilities. However, the differences between the mean score
values are statistic.ailly significant at the 0.05 level for only six of the twelve contacts:
these include banks, legal services, financial services, investment companies, insurance
companies and stockbrokers.

This result suggests that non-CBD offices have lower contact requirements for
these services, especially the six listed above. Hence it can be concluds ’ that such firms
can readiiy survive in a non~central area were contacts are less acéessible. On the ofher
hand, evidence from the Goddard a_n'd Morris survey (1976) suggests that office activities
actually'reduée the volume of external contacts after relocation. This Isregarded as a
rebflectionlof the effects of distance and also as a result bf business rationalization. It is
impossible from this survey to deter@iné whether communication requirements largely
determine location or wﬁe,ther\ Iocatidn influences éommunication patterns, and much work
remains.to be done on this aspect.
6.4 Su'mmary /

Edmonton, at present is essentially,"a regional and local office centre, primarily
composed of branch and local offices with few headquarter offices. The majority of
offices are 'smell, employing less than 25 workers. Office decentralization has been
occurring on allimited scale, but the CBD area with its ample supply of office space has
discouraged Iérge scale out-migration. Despite the high mobility of dffices most of the
movement has occurred within the CBD itself. Thus, the net loss of office space from the
CBD to outlying areas has been small, indicating the strong attraction of the CBD. The
major reasons causing firms to remain in the CBD are communication oriented. Loss of
contact with.similar firrr_js and With customers and clients are feared if the fims were to
relocate to a non—CBD Iocation.‘ Prestige associated with a CBD address is also an

important factor resulting in the reluctance of offices to leave the CBD.
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Contact.
CUSTOMERS/CLIENTS
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LEGAL ‘ -
! .
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Figure 6.2 Comparison of CBD and Non-CBD Offices: Mean Score of Importance for
| ‘ Business Contacts
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However, there is some evidence to suggest that fhé diseconomies of the CBD,

" such as parking problems,'traffiocongestibn and high rents may encourage future office
dispersal. The types of offices electilng nonfCBD sites include professional firms
especially engineering consultants, arch’ifects and survey-or.s. Offices associated with the
natural resource industry are also choosing hon—CBD areas.?? These_ firms, attraéted to
arterial roads and Wwithin thé vicinity of the municipal and international airports, have been
drawn by larger parking facilities and the availability of on-street parking, permitting better
contact with and access to their customers and .clients. Léwer rents and a betté_r working
environment have also played a role in encouraging office dispersal. The main

disadvantage associated with these non—CBD sites appears to be lack of amenities such as

-t
A
/

The four most important business contacts for CBD and Non=CBD offices are

-hotels, restaurants, shopping areas and some spec'ialistvservices, '

‘customers and clients, legal services, banks and government institutions. However with
- the exception of customers and clients all business contacts were of more importance to

. CBD than to non-CBD offices.

v

__________________ N ‘ X &
*Zieber (197 1) in his study of oil office location found that petroleum offices were.
traditionally, not attracted to the CBD) but located there because that was the only area

where suitable office space was available at the time.

4



7. Conclusions and Recommendations

The pqrpose of this thesis was to examine the intra—metropolitan office location decision‘
in Edmonton and in particular‘to evaluate the role of business contacts.. To fulfill this aim'a
‘self-administered questionnaire mailed to offlces in CBD and non—CBD locatlons was
completed by 238 firms. Initially a diary recording face to-face contacts was to be
- completed by office executives. but due to numerous probiems outlined in Chapter four,
this.exercise could not be carried out  Thus, the perceived as opposed to the real role of
business contact could-only be evaluated Standard distance aan mean centre statistics
were used to deteérmine the degree of office .clustering within the CB_'D, rn order to
.determine spatial patterns that may refleCt contact patterns. The results, of the study are
summarized and evaluated in this chapter. - ' |
7.1 Snmmary of Results ’ -
From this study of intra-metropolitan of fice Iocatlon in Edmonton thé major
flndlng is that offices do agglom'erate within the CBD and the main reason for this is the
lmportance of contact with other firms located i ln the CBD. The results of the CBD survey
suggest that this high degree of office centrality ls likely toco“ntinue in the f iré as only a
. small percentage (11 'per_cent) of the CBD offlces sampled are anticipatlng amove away
from the CBD. More_than half the’ sa'rr(p’led firms have.never considered & Iocation other
than the CBD Furthermore the co tmued development of office space within the CBD is
llkely to encourage centrahzatnon 7 ' ' ) ‘ '

- The major reasbn for offl/ce agglomeratlon appears to be the percelved
lmportance (by management) of contact wuth similar firms, customers and cllents, business 7
"~ services and wuth government lnstltutlons Thls is especxally true for lef flrms and office </
. actlvmes belonglng to the fmanmal sector The |mportance ’)f contacts for these two -

activities is also reflected n thelr spatlal clusterlng wrthln the CBD:(Chapter flve), boh these
actlv:tles were found to have relatlvely small standard dlstances \
. Other factors have also. contrlbuted to the central agglomeration of ofﬁces in
’ Edmonton General accessnblllty and good transportatlon facilities play an important role in .

the decnsuon to remainin a CBD location. Prestlge is also an lmportant factor although its

effect is. mpossnble to quantlfy - ) _ . . .

~

ann’
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There has been a limited amount of office decentralization in Edmonton. The major
areas for non-CBD office development are to the south along the Calgary Trail and to the
north along 124 Street and in the vicinity of the municipal airport. .Low den_sity.office :
~ development has occurred along commercial strips such as 82 Avenue and in shopping
" centres. There ic '~ statistically significant correlation between the type of office activity
‘and offuces which are leaving or-have ieft the CBD, although there appears to be atrend |,
towards the decentrahzatvon of smali local market orientated firms. The majority of
non—CBD office growth appears to be attributable to the /n=-situ growth of office
enterprises rather than the migration of offices from the CBD. The mFJOF factors causing
“firms to decentrallze are the dnsutulmes of the CBD, such as madequate parking, traffic
congestion and high rents. The need for better contact with customers and clients has
also been an important factor encouragrng the decentrallzatlon of offices. Contact w:t,h
similar firms and government institutions were of less i'rnpor‘tan'ce for nonfCBD firms than

CBD offices.

_7.2_Research Questiovns,and Answers

1. Is there any spatial clustering 'of specific types of office activities within the CBD
which suggests contact patterns of office activities? '

Legal offices and offices belongmg to the financial se'ctor such as banks, credit unions and

trust companies, stockbrokers znd lnvestment and finance companles are the only types

'of offices that showed any degree of spatial clusterlng in the CBD of Edmonton It can be ‘

argued however, that the small size of the CBD renders spatial clustermg/unnecessary. )

~ . : -
‘ . ) : LN N

;
2. What are the major Iocatlonal factors that confme 75 per cent of all Edmonton s

office space to a CBD Iodatlon7

From the survey of CBD offlces it was found that the contact factor was of ma;or
importance causing firms to choose a CBD location. Contaact‘wnh .si'milar firms, customers
and clients, business services, especially legal services, and with government institutions
were percelved as very lmportant by alarge percentage of the CBD Lample Other
factors such as general accesabuluty good transportatlon and prestige were also

‘important factors causing firms to remain in the CBD.

[
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2(a). How essential is it for offices,té be located within the CBD? “
2(b). Does the importance of contact with other office activities and services
located in the CBD suggest jocational constraints? |
These questions were to be answered by data obtained from the confact diary, so
a comprehensive answer is'impossible. However, from the survey analysis it.i;
apparent that office management perceives the contact factor to be a major
locational céhstraint, and their strong’belief that these contacts v‘vill be lost if the
firm moves out of the CBD is a méjor constraining factor in‘the office location

decision. Whether the actual contact pattern supports this belief or not remains

unanswered.

3. Are there any significant trends towards dispersal of 6ffice act'i\_/ities to non-CBD
locations in Edmonton?
As yet factors:against CBD concentration are not strong enough to have promoted any
significant moveme'r;t ou't to non—central areas. Only a limited amount of office
decentralization involving small, local market orientated firmé .has taken place.
i\3(5). What t'ypés of offices are leaving the CB_D. or have left the CBD? What
kinds of offices elect a non-CBD location over a CBD location? To what

°

kinds of areas are offices moving to? -
Statistical analysis did not prove any significant correlation between the type of
office and ofbfig.es leaving the CBD. However, the non-CBD sample was
‘dominated by éertain types of professional firms, notably accountants, architects,
and engineers. These are mainly small firms employing less than 25 pedple which
are dep#ndent Gp‘on the resident populétionnfor their market. The ma“‘jor dreas. -
where office development has occurred are along major arterial roads such as ;the.
Calgary Trail, and.in the vicinity of the municipal airport. Low density office

development has aiso occurred along commercial strips, for example 82 avenue,

and in regional shopping centres.
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3(b). What are the major factors éausing f@fms to relocate from the CBD, or to‘
choose a non-CBD location? :

‘The major factors are associatéd with the disutilities of the CBD such as
inadequate parking facilities, traffic congestion and high rents. The need for better

contact with customer and clients was also an important factor.

3(c). What are the disadvantabés of anon-CBD logation?

There were few disadvantages'mentioned by the sampled non—CBD firms, the .
major complaints were the lack of amenities such as hotels and restaurants,
inadequate transport facilities and a Iosé of the general activity associated with a

CBD location

3{d). Are non:-CBD locations satisfactory for office activities?

From the sur'Vey'it'ié apparent that for‘ the majority of firms located in non-CBD
locations it has been-a successful decision in the sense that most (>80 per cent)
vyouid ma;('e the same locational decision again. However, for the offices located

iﬁ the CBD, a non-CBD location is desirable for only a small proportion.

o

4. Is ‘contgct with other offices activities and services more or less important to
offices located in non-CBD locations?

Analysis of variance tests showed that the importance of business contacts was less for
non—CBD offices, The differences in importance between CBD and non—CBb offices
were statistically significant for banking, legal, finacial, investment, ?nsurance and real
e's'tate services. Contact with custorﬁers and clients was of slightly more importance to
non—-CBD offices. This result suggests that firms in non—CBD locations are less )

constrained by the contact factor than are CBD firms. They are therefore able to survive

in a non—central location.
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7.3 Evaluation of Results

A compiexity of factors influenées office locational choice, but stiness contacts
play a dominant role in attracting and mai‘ntaining\; offices in the CBD and firms are unwilling
to move from the CBD because of these ties with other firms. This result supports the
findings of many other studies undértaken in large cities. Contacts thus appear to exert a
strong Iocatiorlwal constraint on office:mobility despite the technological advances in
telecomrﬁunicatioh systems. The office has not yet becédme ¢ “cpers.ed ‘cottage industry’
as was forecast in the*1970’s (Daniels, 1975; Gottmann, 1878).

ft must bé recognized however, that there are still many other factors which
constrain office .mobility and encourage thgm*tqjemain in the CBD, or to relocate only
short distances. The good transportation facilities and general acceséibilty of the CBQ are
major forces encouragiﬁg cehtralization. Unlike many U.S. cities, where high—speed
f'reeway systems have made suburban areas attractive to offices, non-CBD areas in |
Edmonton are much less accessible, and hence non—-CBD office development has tended
to be restricted to arterial roads (e.g Calgary Trail). .Furthermore, the feeling that vital
contacts with the C.BD would bev lost if the firm weré to decéntraliie and the importance '
of prestige attached to a CBD address have discouraged large scale decéptralizétioﬁ.

Ffom the analysis .of the importance of business contacts the mainstay of office
infrastructure appears to be financial, especially banks, and legal services. Thus the
hypothesis that most office establishments rely on the prese e of financial andrlegal ’
services, particularly the former, and that their presence is a prerequisite for the
establishment of an office centre can be put forward. However, further analysis of the
inter—dependencies among offices is necessary before more detailed conclusions can be
reached. , | ' ' ~

The decentralization of offices has been occurring on only a small scéle and _
appears to be dependent upon the status and function-of an offic,;e‘ Local market oriented
offices and small pl:c)fessional service firms appear to be the major types of offiées
leaving the CBD. This trend aé_been well documented in the literature (Hardwick, 1974,
Fernie, 1877). In many cases a non—CBD Ic;cation offers these firms superior market
access. However there has been a strong tendency to move only a.short distance away
from the CBP sufficiently far to escape the disutilities of the centre but still Within easy

< —

.
e
-
.

v
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access of‘the CBD. In the case of Edmonton, offices related to the petroleum indus*: v
have traditionally located in non—eentral areas preferring a_rter’ial locations due to their links
with Calgary (Zieber, 19‘7 1), The limited amount of dfflice decentralization in Edmonton
does not support the findings in the U.S. A that the debend‘ence of offices on a CBD
location is dechnihg 'and of.fices are being attracted to suburban areas, but lends support to
. the_ theory promoted by Gottmann and Vernon that the CBD will continle to attract a
substantial share of future of;ice grov/th It eppears‘that large scale office
decentr'alizatl‘ion Is not 'suited to Edmonton's office stucture and that while such a move
would decrease the problems of parking a‘nd traffic congestion it would have adverse
effects for the office mdustry The creation of office sub—~centres outside the CBD couid
solve thns but Edmonton at present is of insufficient size for such developments to be
successful. '
7.4 Recommendstions For Future Researeh

The nmportance of commumcatnon in the decision of office Iocatlon has been
extensnvely revnewed in this study but much work still remains to be done. Due to the
unsuccessfulvattempt to collect information on the characteristics of contacts there are
‘many gaps in the analysis and the only firm conclusion that can be made is that office
managers perceive the need for contacts derived from a CBD Ioeafion to be very
smportant in the location decision. More mformatlon concernlng the form of
communication used and the mterdependencues of office activities needs to be coliected
and analyzed, either by the use of a questionnaire survey or by a recording of actual
‘contacts ' -

The development and use of advanced telecommunication systems capable of
"replacmg ex:stmg business communications was excluded from this study There :s much
speculat:on about the lmpact of telecommumcatlon systems for. offlce location and’ .
» further research in this field is requ}ured to clarify their role and to determihe the exteht to
which face-to-face commminication could even{ually he replaced by telecdmmunicatioh ‘
systems. A’ndther important factor omitted from this study is the role’of developers in
the location of offices. This role sh0uld not be underestimated. " A developer yvill provide

space only where it is economical to do so vis-a-v/s a fair return on investment and the
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ability of a project to attract finance from institutions ~Many researchers (Cowan, 1968:

Alexander, 1979) have put forward the idea that develpers have reinforced CBD

preferenges by contnnuung to.develop there. The actual location requirements of office

organizations might be cohsidered secondary and their actual behaviour could be governed

by the developer's assessment of demand.

1

In order to expand the collective knowledge of office‘lo_cation in Edmonton more

- systematic studies must be undertaken. Information should be collected on the fotlowing:

The effectiveness of the City’ Planning Department policies to control the’
development of offices. A major objective of the 1981 Edmonton General
Municipal Plan is to encourage office decentrbalizati._on to town centres, LRT stations
and other selected Iocatio'ns along major transportation routes (Figure 1.4). The
Area Redevelopment Plan for the CBD area addresses the policy of office
decentralization via the policies proposed for transpaortation.’! The Planning
Department’ appear to be of the opinion that a well developed transrt system will
assist in attractmg office space to decentrahzed locations, by makmg such areas
more accessible. '

In addition the Planning Department has adopted policies to diversify the
land uses in the CBD area. The major objective is to maintain a béla‘nce between
office development and other uses in the CBD such as residential, retail and |
entertainment fécilities._ To evaluate the success of these policies requir-es first

that all changes in the location of offices be effectively monitored, including the

distances moved by offices from the CBD. . . ‘ ) <

The major users of Edmonton’s office space are government agencies and
departments(Business Development Department, 1983). Thus research into the
Jocation of such offices and their interaction with the private -sector will provide
valuable information on the office structure of Edmonton.

Flnally there is a need for a clasSIflcatlon scheme thatjore clearly distinguishes

between industry and occupation and enables relationships between the two to be

determined. The problem with existing taxonomies is that they were developed to provide

~an understanding of the industrial and occupational structure of earlier eras. From the -

NThe reader is referred to the Clty of Edmonton Planning Department, 1881 "Downtown:

Area Redevelopment Plan Bylaw" for a distussion of these policies.
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geographer’'s perspective the current classification greatly limits our understanding of the
location of jobs and hence the function o.f urban centrality. The classification system
developed by Abler and Adams (1877) provides specific guidelines for some of the most
important census changes that are necessary for improved research of occupatlonal
groups and industrial groups. By cross classifying whether work is is involved with
tangible or intagible goods and services, with whether work is routine-repetitive or
individualizedrcysiomiz‘ed, Abler and Adams'vhave proposed a reclassification of industries
that is more refiective of the kinds of structural shifts that have occurred in many

sconomically advanced nations and their transactional metropolitan areas.

7.5 Conclusion
bffices are continuing to choose a CBD location despite improvements in
_ telecommunications. The role of Susiness contacts appear to be a major factor causing
. firms to remain in the CBD. 'l‘t appearsthat the puli factors of non—central locations in
Edrnonton are not yet strovng enough to overcome the advanfages of a CBb location.
There islan émple supply of.mod_ern office spéce in the CBD and'more will be reteased .
onto the mar'k.et in the near future. Thus the decentralization of offices is likely to be
. slow involving flrms that do not. depend on the mtense contact network of the CBD or
which are dependent upon the resident populat;on for their market.
Unless more restrictive controls with respect to office development within the

CBD are imposed and/or government incentives are offered to decentralizing firms, the

high centrality of offices is likely to continue in Edmonton.
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APPENDIX B
CBD Questionnaire

f - ‘
Department of Geography, quversity of Alberta

Office Location and Linkage Study

Questionnaire.

Total office space: sq.ft/sqg.m .

t. How long has your firm been located at this address?

- less than 1 year —_—
1-2 yeérs -_
) 3-5 years —_—
6-10 years ‘ » _—
’ mgig‘éhan 10 years ’ —_—
. .

2. Where was your previous location before moving to this

address?
Firm established here _—
Elsewhere downtown . _
Elsewhere in Edmonton ’ _—
Outside the city T —_—
« ) ‘ .
Outside the province —_—

125
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3. Ple indicate using the scale below the importance of the

following firms and institutions to your operation, stating where

the . firmAnstitution is located.

Importance , Location

1. Very Important A. Downtown
2. Some Importance . B. Outside the downtown area
3. Not Important C. Both ‘ '

4, Unrelated

5. Don't Know

Firm/Instituion Importance Location

Contact with the following services:

Bénks\
_ Other financial{trust cos. etc.) _ _ ' . .
Stockbrokers -
Investment dealegs
Legal
Insurance
Outside Account;nts
Business services(eg advertising) -
Real estate/developers/appraisers
Contact with suppliers
Contact with clients
Contact with government institutions

Others (specify) et S . et ee e

4(a). Is your firm intending to move its office outside the
downtown area in the near future (ie. within 5 years)?
Yes

No

(b). If yes please rank using the same scale of importance as in
question 3 your reasons for doing so.
Rentrtoo high '
Lease,due to expire —_—
Building to -be demolished _—
Need for more officé.space —_—
Inédequate Parking/traffic:congestion —_—
Desire to cénsolidate offices —_—
More profitable location foreseen else;here

Other (specify) ....... e et e



NB Ignore this question if yYou answered yes to question 4(a).

r

5(a). Has your firm ever considered locating its office in a
non-downtown location?
" Yes : ’ L ——

No

‘ ~
(b). If Yes what factors made you stay downtown? Please rank the

importance of the following factors:

1. Very Important
2. Some Importance
3. Not Important
4. Unrelated

5. Don't Know

. Geﬁeral convenience and accessibility _—
Proximity to support services —_—
Good transportation fagggities —
Prestige of location/building —_—
Traditional site for office | » _

~
Cost of relocation

Other (specify) .......... e e e e e,

(c). If No why not? Please rank the importance of the following_
factprs' as above.

Loss of prestige

Loss of contact with similar firms o , —
Loss of contact w}th suppliers

Loss of contact with clients

Loss of key staff envisaged - —_—
Availabilit{ of space

_Other (specify) .....7T...... B Ceeeee L.,

B3

Thankyou very much for your cooperation.

[N}

-



Non-CBD Questionnaire

o

Department of Geography,'University of Alberta

Office Location and Linkage Study

Questionnaire.

Name of Firm:.................... ...... .. e e i, e
Address:. ...
\
Type of Business:...... ettt et I TR S
Position of Respondent:................. et e e e e eiea
Total office space: sq.ft/sq.m  Please ring units.
\ v

'. How long has your firm been located at this address?

less than 1 year . —_—
1-2 years

3-5"years . E —_
6-10 years

ﬁore than 10 years C—_

- - ' - ‘, . -
2. Where was your previous location before moving to this

address?

Firm established here
Downtown (sce enclosed map)
@ Elsewhere in Edmonton

Outside the city

T

Outside the province

128



3. Please indicate using the 5cale below the importance of the

following firms and institutions to your operation, stating where

the firm/institution is 1%cated.)

Importance ) Location

1. Ve}y Impo}tant A. Downtown

2. .Some Importance . B. Outside the downtown area
3. Not Important C. Both

4. Upnrelated

5. Don't Know

Firm/Institution Importance Location

Contact with the following services::
Banks
_;4 Othér financial(trust cos. étc.f
Stockbrokers
Investment dealers . S 1{3;—
Legal 4
Insurance
Accountants.
Business services{eqg advertising)
Real ‘estate/developers/appraisers
. N
Contact with suppliers R —_—_—
Contact with Elients

Contact with government institutions

Others (specify) . e ettt
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Eg Firms that have relocated from downtown (see map for .

definition) please turn to question 7.

4. Why did your firm choose
not in a downtown location?

following factors using the

1. Very

2. Some

3. Not Important

to locate at the present address and
Please indicate the importance of the

scale below:

Important

Importanée

. ' q. Unrelaﬁed-

‘S. Don't Know

\

Better contact with clients

Better Contact with Similar firms ' _—
| Better contact with suppliers —_—
‘\\ Savings on rent/lease rate -
~
More available space —_
Better parking facilities
Decrease in staff commuting time —_—

Other (specify) ....

R I I I I T T, . . .

.....-.-.......-....-.....-....-_..-



5(a). Would you expect a downtown location to have any advantages

for the operation of your company?

Yes

|

No
5(b). If‘zgg please indicate.why:
Increased contact with clients —_—
Increased contact with similar firms —_—
Increased contact with suppliers C _—
Prestige of location/builaing —_—
Availible amenities (egq. restaurants,_hotals) —_—

Other (specify) ..........:......;.......;...;..... .......

6. If you had the opportunityAto make theilocationél choice again

would you still choose a non~downtown location?

Yes _ _
No~ I
]
Are -there any furthur comments you wish t6 make?
R T T T R A A I T T iy P ® * s 0 e e - .. . e s e e
i
e e e e e, B Peeeean .
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The following questions are'to be answered only by those firms

which have relocated from a downtown location to a non~downtown

location.

f

7. What was the approximate distance involved in your relocation?

————— miles

8. Why did you choose to relocate outside the downtown ‘area?

Please indicate the importance of the following factors using the

scale below.

1. Very Importantl
2. Some Importance
3. Not Important

4. Unrglated

N

S. Don't. Know

Better contact with clients
Better contact with su%gliers
Beéter contact with sim&iar firms ' - —_—
Savings on rent/leése rates ‘ .

More available spaﬁe

‘Better parking facilities

Other (specify). .......civeuvivinnnn. et ei et e

e

S9(a). Have your expectations in moving been met by your present
location? ’
' Yes
No _ | —_— .

_Partially

Don't know

.
t

9(b). If no or partially what expectations have not been
satisfied? '

Better confgct with clients

Better contact with suppliers . i

Better éontact with similar firms

Savings on rent/lease rates

More ava}lable space

Better pérking facilities

Other (SPECify) wuvuevmnsereneannannnnns. ettt e _



133.

10; what advantages to the operation of your firm can you
attribute to its present iocation?
Better contact with clients: 3
Better contact with suppliers
Better coftact with similar firms
Savings on rent/lease rates o . —_—
More available space
Better parking facilities

“Other (specify) . ..iiiiiiiiniieiee e, e

11. What disaanntages, if any, have 'you noticed?
Loss of contact with clients
Loss of contact with suppliers
Loss-of contact with similar firms —_—
Loss of contact with support services _—
Cost of transportation
Loss of key staff
Lack of amenities(eg. hotels, restaurants)

" Other (specify) iieiiineiiinmnnnnnnnnn. N e

- l' ) ’
12. 1f you had the opportunity to make the; locational choice
again would you still choose a non-downtown location?

Yes —_—

No —_

a

Are there any furthur comments you wish to make?

Thankyou for your co-operation.



