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Part A: Ancillary Retail
Part B: Retail Strip
(Maps of both retail areas are attached at the back of the table)

Table: Comparison of Two Types of Retail

	Types of Retail
	Ancillary Retail 
(PATH, Commerce Court)
	Retail Strip 
(Gerrard west of Coxwell, 
India Bazaar)

	Date and Time of visit
(time for pedestrian count)
	Date: January 20
Time: 1:25pm to 1:40pm
	Date: January 22
Time: 1:25pm to 1:40pm

	Chains vs. Independents
	Total number of stores: 40
Chains: 24 (60.0%)
Independents: 16 (40.0%)
	Total number of stores: 50
Chains: 0 (0%)
Independents: 50 (100%)

	Composition of shops
	Fashion: 8 (20.0%)
Services: 10 (25.0%)
Specialty Shops: 12 (30.0%)
Restaurant: 3 (7.5%)
Health & Beauty: 7 (17.5%)
	Fashion: 22 (44.0%)
Services: 3 (6.0%)
Specialty Shops: 7 (14.0%)
Restaurants: 9 (18.0%)
Health & Beauty: 4 (8.0%)
Groceries: 5 (10%)

	Planned vs. Unplanned
	Planned

· Easily accessible through public transit (subway; Union and King Station)
· Relatively large proportion of chain stores
· Specific opening and closing times (shopping mall hours) for all stores
· Public washrooms, public phones are located
· Security and info available
· Food court is placed in the middle of the mall
	Unplanned

· Easily accessible through public transit (bus, streetcar)
· Each store is independent
· Different opening and closing times
· No public washrooms
· No maps around
· Most of the shops are Indian-related (specialty is high)
· All stores are built in different times, with very different styles
· Many repeated stores, selling similar things (i.e. jeweler shops, Saree fashion stores)

	Land Uses
	· Above level is Commerce Court, one of the financial, business districts attraction
· CIBC banking centre located
· Food court is available
	· Most stores are first-level
· Public services such as Gerrard-Ashdale branch public library, United Church, and public school are available for residents
· Ethnic district, India Bazaar

	Public vs. Private
	· Private space
· Each store is privately owned
· Union subway station is public property
· Public parking lots are public properties
	· Public space
· Each store is privately owned
· Streetcars, buses are public properties
· Public parking lots are public properties

	Pedestrian Count
(15 minutes)
	952
	260

	Demographic Composition
(Estimations)
	Genders:
· Males (~50%)
· Females (~50%)

Ethnicity:
· Caucasian (~45%)
· Indian (~20%)
· African Canadian (~15%)
· Asian (~20%)

Age:
· Elders (~15%)
· Adults (~70%)
· Teenagers (~10%)
· Children (~5%)

	Genders:
· Males (~40%)
· Females (~60%)

Ethnicity:
· Caucasian (~35%)
· Indian (~35%)
· African Canadian (~15%)
· Asian (~15%)

Age:
· Elders (~35%)
· Adults (~50%)
· Teenagers (~10%)
· Children (~5%)


	Shoppers vs. 
Non-shoppers
	· People were mostly having lunch or snack
· Most were office workers 
· Some shoppers at bookstores, cleaners, hair salons
· Some people were only passing by, possibly going to subway stations or going to another building through underground walkway
	· People were mostly getting in and out of buses and streetcars
· Some people were having late lunch
· A group of 3 girls were shopping at fashion shops
· Some people were having grocery shopping

	Source of Shoppers
	· Business workers from their offices, ground level
· Tourists staying in nearby hotels
· People living in downtown
	· People from other regions of Toronto (since many people were using transits to arrive)
· People from residential area
· Tourists

	Busiest time of the system
	· The estimated busiest time of the system is around noon to 2pm when people from work would have lunch at the food court, and around 5pm to 7pm when workers are shopping on the way to the subway stations to go home
	· The area would be the busiest around 10am to noon and 3pm to 5pm when housewives in the residential area would go for a grocery shopping to prepare lunch and/or dinner for their husbands and children from work and school

	Ease of Navigation
	· A map is provided
· A food court is in the centre of the mall, people can easily find where things are from there
· System is connected to TTC and GO train station
	· No map is provided
· People have to walk around to find where they want to go
· Relatively difficult to find shops of interest because signs are in Indian language and many shops seem to be closed (dark inside)

	Nature of 
Surrounding Area and
Household composition
	· Business districts around Union station
· Surrounded with other buildings, such as Brookfield place, Royal Bank Plaza, Scotia Plaza, etc.
· People with high income, who tend to live alone or have spouse with no children since no schools are around
	· Residential area
· Some public services, i.e. public library, school, church
· Houses with no garage; residents appear to be low income
· Immigrant families with elderly and children




Part C: Discussion
As the demand of customers and population increase, different types of shopping areas were created and developed to accommodate different needs. With significant development of retail system, major underground shopping centres (ancillary retails) and retail strips were formed along with other types of retail. The two types of retail, ancillary retails and retail strips, are compared and discussed in the following sections based on their location, accessibility, market orientation, degree of specialty, design and composition of retail systems by using an example of each: PATH and Gerrard-Coxwell India Bazaar.

1. Location
The location of retail is important for its direct relationship with the amount of customers that are attracted. The ancillary retail, a part of PATH, known as the world’s largest underground shopping area, has a locational advantage of being an indoor. The difference between a normal shopping mall and ancillary retail is that the latter is initially developed to satisfy the needs of people who are using the above ground services. The region of study, underground of Commerce Court, is located in financial districts of PATH, at the core of downtown. It is connected to King and Union subway stations where many people come and go. This area is also connected to other buildings by underground walkway, PATH, widely from Eaton Centre of north to Air Canada Centre and CN Tower of south. Thus, although major shoppers are employees from business and financial services nearby since the above ground level is a financial district, some shoppers can be tourists of the area who accidently or intentionally visit the place. Nearby attractions include Hockey Hall of Fame, Fairmont Hotel, and various bank plazas. Therefore, some customers can be students or family who visit the nearby area. In summary, the location of the ancillary retail is a factor to attract many customers, since it has an advantage of being surrounded with different types of activity.
On the other hand, the area around Gerrard west of Coxwell consists of different characteristic of retail system. This area is called India Bazaar, where South Asians including Indians and Pakistanis are settled after immigration to Canada. Thus, most of the stores are Indian related with signs written in Indian language. This area is far from downtown of Toronto, about half an hour of streetcar ride from University of Toronto. Moreover, this area is often not indicated on the map of city of Toronto. However, because of its characteristic of being an ethnic strip, it is assumed that significant numbers of tourists would visit the area with an interest. In fact, there were many non-Indian people at the time of visit. Also, further immigrants may be notified with the location of this ethnic strip and encouraged to move there because it is easy to enjoy Indian culture. Therefore, although the location of ancillary retail and retail strip are different, they are attracted to people in different needs.

2. Accessibility
	The PATH, especially the Commerce Court is easily accessible through TTC and Go Train through King or Union subway stations. People can also visit the area by walking underground. Moreover, private transportation can be used such as by driving cars to arrive above ground. However, it is located in downtown around King Street, so there maybe traffic issues such as high traffic during days and low availability of parking lots. Additionally, free parking lots are available underground for only employees in the buildings but not for visitors. Therefore, public transits are majorly encouraged.
	The Gerrard retail strip can be easily accessible by TTC streetcar and bus services. Therefore, many of the pedestrians arrive by public transportations, and some people may use private transportation, their cars. Similar to the ancillary retail, no free parking lots are available and the number of parking slots is limited. Therefore, public transits are more favored over private. The residents are easily accessible from their homes by walking out.
3. Market Orientation
	The underground level of the Commerce Court seems to initially satisfy the needs of employees in upper levels, for eatery and/or entertainment during lunch time or after working hours. As evidence, there is a food court with many restaurants that offer various types of food, and many of them are fast-eating food such as sandwiches, muffins, bagels, and even cereals. Some retails such as clothes cleaning service, shoe cleaning, dental centre, and hair and beauty salons provide services to employees who are busy and do not have time to go other places to get those services. On the other hand, there are not many fashion shops, indicating that not many pedestrians go this area for fashion shopping. The whole underground area consists of restaurants and special services rather than fashion shops as other ancillary area such as Eaton Centre. Most of the pedestrians are employees with formal style look, who come down to have lunch or snack rather than go for a fashion shopping. Even after working hours when they head to home, people would likely to shop at convenience stores for basic needs. Another evidence to prove that this building initially targets for workers is that this place is closed on weekends. In terms of demographics, the group of adults in their 30s and 40s are most dominant, and a few teenagers and elders are found. Also, the shoppers are observed to be culturally diverse. This shows that underground of Commerce Court attracts various ethnic groups of office workers.
	In contrast, the Gerrard strip is concentrated with South Asian culture. Most shops are run by Indians or Pakistanis that sell South Asian goods. The original purpose of this retail strip development would have been to serve the needs of the residents. However, not all the pedestrians are looked to be South Asians. Because of its special characteristic of being an ethnic strip, many tourists seem to visit the area to experience Indian culture. There are many Indian restaurants that are not easily found in downtown, stores selling Indian goods, and Indian style clothing shops. Therefore, this market is oriented not only to target for residents of area, the immigrants of South Asia, but also to target for tourists who are willing to try out authentic Indian culture.

4. Degree of Specialty
The ancillary retail system of Commerce Court provides various types of retail. Those retails that vary in their own specialty are well distributed over the area without repetition, therefore the degree of specialty is low. The photo shops, bookstores, newspaper stands, hair salons, food court, fashion boutiques, and cell phone retails satisfy various needs of the customers with equal representation.
	However, the retail strip in Gerrard is a specialized area as it is known as India Bazaar, with South Asian culture embedded. The retails such as restaurants, fashion boutiques, and supermarkets are Indian oriented with signs written in Indian language. Many shoppers of the area are mainly attracted to authentic Indian culture, to experience special food and clothing. Hence, the degree of specialty of this area is high, concentrated with certain culture.

5. Design and Composition
	The PATH ancillary retail, especially under Commerce Court is connected with King and Union subway stations as well as with other buildings nearby, such that Scotia Plaza is at the north side, TD at the west, King subway at the east, and Brookfield Place at the south of the building. Public washrooms, public phones, parking garage, elevators, escalators, ATM, and information and security service are well spread through the whole underground level. People can navigate the place easily by using maps provided. In terms of composition of the stores, the area consists of CIBC Banking Centre, a food court, some specialty shops, and different types of services including health and beauty salons and travel agency. The food court has various types of restaurants that attract people to try different food. Having no repetition of stores and providing basic services such as security and public washrooms/phones make this area a well planned environment. Moreover, the stores have similar opening and closing times which indicates that the place is well managed and work as one unit.
	The Gerrard strip is however, not planned nor managed by a single system. All the stores are independent, which have different opening and closing times. There are no public washrooms, security, maps, and public phones available which makes the customers difficult to navigate. Therefore, it is not managed environment. In terms of the composition, the type of stores is limited to restaurants, jewellery shops, supermarkets, and fashion shops, where major stores are fashion boutiques. Because stores are repetitive and independent, the retail strip is unplanned area.

Conclusion
	The ancillary retail is designed to use the underground area effectively to satisfy customer demands in major office, hotel, and condominium developments. In fact, the PATH is connected well throughout underground of core downtown Toronto, which is divided into various districts such as financial, entertainment, and fashion. Because of its reputation being the world’s largest underground shopping and service area, many tourists are attracted to go and shop. Also it is an indoor environment, where people can enjoy shopping even in winter time. On the other hand, the Gerrard India Bazaar is an ethnic strip, initially associated with the immigrant group in the city. It is designed to serve needs of neighbourhood, however it became a tourist attraction over time. Moreover, the strip may have developed to attract Indians in other areas to come and live, thus experiencing an increase of population. To summarize, two retail areas described above had been successful in appealing their advantages and customers with different and/or similar needs are well attracted.
