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INTRODUCTION

The urban areas of today are a new form of human settlements which
have never existed before in history. Through five thousand years of
civilization, man has lived in two main forms of settlement, opposed
and supplementary to each other, the city and the country village.The
process of urbanization is not a recent phenomena but the magnitude of
such intense urban living and sprawl is unprecedented. Diffusion and
centralization of human activity can be seen manifesting itself in the
form of towng and cities'geared towards production/consumption effi-
ciencies. The concept of continual growth as the pathway to betterment
and progress still remains an element of our value construct. The

'malling of America' is yet another trend in that directiom.

The phenomenon being studied is an aspect of the larger process of
urban decentralization and the resulting reorganization of structural
and functional patterns of the urban community brought about largely
by technological developments in transportation and communication. Sub-
urbanization and its concomitant increase in suburban shopping centres
around nearly all major American cities has given the consumer a choice
as to where he can buy goods and services, and has stirred considerable
apprehension in the minds of all whose quality of life and well being

depend upon the integrity of the central business district.

Though the process of suburbanization started during the 1920's,

it was not until the 1950's that the politics and problems of dispersion



and the resultant urban decay had magnified large enough to attract
widespread attention. The changes in the physical and moreso the econo-
mic structure and function in the central areas are evident by the
volatile nature of the problems which can stir high emotional content

to the point of social unrest and political disaster.

There has been a growing awareness on the part of the govermment
at all levels and the response has been in some form of assistance
through regulated programs. Begining during the Civil War, when the
'health movement' started, to the landmark case of Ambler Realty vs.
City of Euclid in 1926, the idea of regulation was being reaffirmed.
The 1930's and the depression initiated a new wave of housing programs
which had an impact on the economic sector. The downtown merchants were
lobbying for the planning of major thorough-fares and highways through
the downtown area and the problems were viewed as purely physical. A
glance through the post war programs reveals a strong linkage between
the housing and the economic sectors. While most of the efforts have
been directed toward mitigating the physical condition alone, the

process seems endless.

The 1970's brought with it a new wave of retaliatory measures to
combat the peripheral forces of economic competition. Though urban
renewal programs were initiated during the past decade, the trend
continued through the seventies under the guise of 'downtown redevelop-

ment' to which small towns were no exception.

There is now an active concern for the viability of such programs
in small towns and cities. In part, this concern may be in reaction to

the big city and large scale bureaucracies, public and private, that



the big city and large scale bureaucracies, public and private, that
have come to dominate American life. The revitalization of small commu-~
nities is part of the general search for smallness, appropriate tech-

nology, alternative lifestyles, and environmental conservationl.

Writers for many years announced the decline of small towns and
the death or disappearance of small villagesz. Simon and Gagnon wrote:

"The land and the economy of the United States will not support

as many small towns as they did before. It is difficult not to see

the future as a long drawn struggie for community survival, lasting

for half a century, in which some battles may be won but the war
will be lost, A future in which most towns will become isolated

or decayed, in which most towns will deteriorate and finally be

left with only the aged, the inept, the very young, and the local

= power elite".

Doeksen, Kuehn, and Schmidt suggest alternative explanations for
the decline of small American communities3. The settlement pattern
hypothesis seems appropriate in many instances. A community suffering
from decline and poverty reflects what originally happened to it in the
past. The initial reasons for settling in the sommunity and the pattemn
of economic and land development associated with those reasons combine
to limit the opportunities available to the area in the future. Distance
from the metropolitan center also adds to the problem by remdering the
economy less flexible. Retail or trade communities are frequently asso-
ciated with agricultural areas (economic base in reverse) acting as

service centres for the region around it, An important element in retail

center survival is the maintenance of a people oriented downtowns.

Pez;haps what is being noticed most is the loss in the number of

consumer business establishments, a trend of decentralization and dis-



persal of non-metropolitan population. Towns as small as 2,500 and less
are showing signs of urbanism. Urbanism and urbanization is not just a
matter of the growth of towns, though this undeniably important, but
also a change in the life-styles of towns. Incorporated small towns are
not today the self sufficient local systems they once were believed to
be. With rising costs of traditional govermental functions, small towns
are discovering with rapid frequency an inability to meet increasing
demands for public services. Small municipalities, in the name of
modernization and efficiency are threatened with losing their functional
identities, sacrificing their responsibility to more centralized units
of government. The resulting loss of local control has ramifications for

the very existence of small towns?.

The govermment's response was the creation of the Urban Renewal
Agency which came to the rescue of downtown business interests in the
form of downtown redevelopment programs. The result was that a number
of cities of all sizes began to gear up their structure and expertise
to revive their downtowns. There are a number of cases where small towns
of less than 50,000 population were grantedfederal funds to revive their

dowvntowns.

Parsons, Kansas is one such town situated in labette County with
a population of 12,574 in 1979. Parsons launched the biggest improvement
program in its history embracing an $8.4 million Central Business
District Urban Renewal Project and a $1.4 million downtown public
housing highrise for the elderly, plus other developments. The business
district was being redeveloped on the basis that "it was laid out for

the horse and buggy age and it will be updated to the automotive ages.



It was proposed that a four block pedestrian mall be built in the heart
of the downtown shopping centre; two blocks on the main street, two on
the principal intersection of the retail area. The mall would be closed
to traffic except for emergency vehicles which will cause a change in °
land uses, transportation and the allied social cost of population dis-
placement. The Parsons Urban Renewal Agency was created in 1966 and the
project went into execution on July 19, 1969, with the issuance of a

$7,345,537 loan and grant contract by the United States Department of

Housing and Urban Development.

The focus of this study will be to study the existing mall in the
historical conté:t in view of the social, politiecal, economic and phys-
ical factors and to draw comparison between the existing and the anti-
cipated levels of performance relating to the mall. Also list certain
guidelines which would help assess and evaluate not only the existing
programs of similar nature, but also potential schemes which are yet to

be realized.



PURPOSE OF THE STUDY

Many non-metropolitan areas in Kansas bave been in a state of
social and economic decline for several decades according to statistics
published by the United States Bureau of the Census. Mechanization of
agriculture and more abundant employment opportunities in large cities
have brought about a flow of rural-urban migration which has changed

patterns of life throughout the country.

As the rural farming population has declined, small towns which
usually earn their living from serving the surrounding agricultural
community have alsc been affected. The economic base has in many ways
disappeared, as younger people move away in search of employment and,
hence, the quality of life for the remaining citizens of rural Kansas
has deteriorated, Social values have changed. The sense of community

has weakened and the physical environment has been allowed to decay.

Most non-metropolitan Kansans no longer live on the farm. They
have moved onto small towns. The smallest community is like a rural
"bedroom suburb', supported primarily from the agricultural incomes of
their citizens. Bigger towns like Parsons still earn a living by selling
goods and services to nearby customers, but given the new lower and
declining population, service centers must draw business from a wider
area, Those few people still living on the land are tending to move
closer to their neighbors, creating what could be called rural neighbor-

hoods.



Every setting offers a unique situation in many ways. Although
many experts have advocated physical renewal as a stimulus to economic
growth, the relationship between the appearance of a community and the
success of its business activities is really not clearly understood.
The basic assumption was that the better a town looks, the more people
will want to shop there., This Study probes those assumptions as it
relates to current conditions in Parsons, and try to put forth general
propositions against which other small towns with similar characteristics

and problems can be assessed.

Parsons, Kansas offers an excellent opportunity to study the
problem in a typical mid-western setting and a case study is offered

relating to its experience in this process.



SCOPE AND METHOD

Community planning and urban management require an adequate amount
of background information upon which to hase the many decisions which
are needed for sound community development. Complete and accurate in-
formation about the region, the community and its actual and potential
status is vital for professionals and local leaders interested in the

proper development of their community.

The scope of this study is to understand the process of downtown
redevelopment by examining the political, economic, and social factors
on national and regional levels and studying variables of growth at the

local level in the light of the above factors.

Predicting the future is of utmost concern to city and regional
planners with which one might evaluate growth in a given area. In terms
of an area inhabited by humans, growth could take the form of population
increase, economic base increase, social and cultural enlightenment,
increase in land area, or a combination of these and other functionms.
Population is a basic indicator of growth in that an increase in popu-
lation usually accompanies other types of urban and regional growth.
Moreover, a decline in population is usually due to a decline in those

urban functions.

There is no specific approach in the formulation of the study of

small towns for obvious reasons of structural heterogeneity and function-



al diversity. Hence a literature survey was made of the available up
to date techniques. Documentary search was undertaken to gather facts
which includes case studies of other small and big cities both in the
United States and Europe to gain a deeper insight into the types of
problems which wxist or existed in central areas. Generally the solu-
tions adopted for downtown redevelopment has been in the range of

partial remedy to complete reconstruction as was the case with Parsons.

In applying assessment techniques, planners are soncerned with the
problems to be assessed, the process by which it is to be addressed, and
the likelihood that the problem can be dealt with successfully. They
are also concerned with assessing a situation as it exists now and con-
trast it with its projected appearance sometime in the future. Usually,
and as this case study seems to suggest, those who study towns enter
from outside, gather data, and leave to publish in journals whose po-
tential audience is fellow students dealing with similar problems.
Seldom do findings trickle back down to those who are directly concer-
ned with the issues, namely the local officials and the people affected
by their decisions. On the other hand, studies of this type are brushed
aside as impractical by the very same people. Studies which are divor-
ced from the realities of the situation and the decisions makers who go

forth in ignorance of vital information are equally deficient.

The wholesale redevelopment of a portion of the city's historic
fabric, usually the central business district, is a traditional method
favoured by developers, city commissioners and designers because the

impact of a new intown 'mall' lends substance to an ‘image of progress'.
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The revitalization of small communities is part of the general search
for smallness, appropriate technology, alternative lifestyles, and
environmental conservation®. The success of the redevelopment projects
range from highly successful to failure based on the current diachotomy
over the success or failure of the project. The trend of downtowm
revitalization seems to be of the contagious nature when other cities
with problems of similar nature are studied. The methodology and the

techniques used to analyse Parsons are as follows.

1. INTERVIEWS

Perhaps the most common technique in assessing a situation is the
interview, formal or informal. They are use& as preliminary assessment
to get the lay of the land, to get 2 sense of who are what, or to identi-
fy the dimensions of a current or emerging problem. In approaching
Parsons from outside, interviews with citizens, public officials, city
planners, downtown merchants will be held in person. Questions will be
directed mainly toward the existing situation and their version regard-
ing the city, the mall and its effectiveness in improving the economy

and minimising the impacts which interact on a regional scale.

2. AGENCY AND OTHER PUBLIC RECORDS

Agency and other public records are often under-utilized in assess-—
ing either the needs for or the possibility of change in some desired
direction. Most agencies maintain records of who was served and how they
were served and to a greater or lesser degree, information on the effects

of those services.

Although agency records do provide a great many clues, they are
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not always able to provide definitive data. But in this case study,
reports and studies conducted prior to redevelopment in 1965 and the
follow-up reports of 1975 are available. These reports have been pre-
pared and published by the seme consulting firm, managed by Oblinger
and Smith Corporation, which eliminates the problems of data compara-
bility. Besides these reports, the Downtown Idea Exchange and Research
Center reports and case studies have been refered to. Newspaper circu-
lation area was also considered leading to information regarding the

delineation of the trade area.

3. SURVEYS

Surveys are usually conducted through the use of questionnaires
which have certain advantages over interviews. They tend to generate
fairly uniform responses; they can be administered in person or through
the mail; and their results can be tabulated and processed mechanically
by hand or machine, On the other hand, surveys are not terribly useful
in evalusting common relationships or the impact of complex service
systems. Response on surveys are often superficial. Becuase most surveys
are administered during a limited time period, they tend to pick up
feelings or perceptions that exist at the present time. This study

includes the following surveys.

A. DETERMINATION BY RETAILERS

Retailers usually have a rough idea of where their customers are
comming from. Store merchants in smaller cities get well acquainted
with their regular customers since the total volume and range of cus-
tomers is somewhat less than in a larger city., The following procedure

is used to obtain the necessary results. First, the individual retailers
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will be surveyed to determine the extent of his particular market area.
The retailer is then provided with a complete map of the geographical
area with roads and other significant landmarks on it. The retailer is
then asked to draw his impressions on where his market area lies. Second,
the individual maps are sompiled into a composite map which would
suggest the trade area boundary. To substantiate this information, the

newspaper circulation area is also considered.

Since no information is available regarding the number of stores
and commercial establishments existing in the study area, the sample
size will be determined at the time of the survey, which possibly means
that most of the establishments within the mall will be sampled. This
survey will further be substantiated by an attempt to find out what

happened to the retailers who did not survive the redevelopment process.

B. OBTAINING THE CONSUMERS POINT OF VIEW

The attitudes, opinions, and perceptions of program recipients
about the services they have received constitute what we call consumer
data. Since the consumer of services rarely has a range of choices,
market factors are not particularly useful in weeding our inappropriate
services or facilities. Such data are obtained directly from the consu-
mer through questionnaires, interviews and are direct expressions of
his or her point of view - what he thinks or thought or feels or felt

about his program experience.

Consumer data is used as the primary basis for evaluation besides
the other studies relating to other aspects of downtown redevelopment.

This data is a measure of goal attainment and is also used as a check
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against data obtained from other sources. To eliminate some of the
chortcommings due to lack of time and resources, personal surveys are
conducted at the stores within the mall. The times selected from the
survey are thursday, Friday, and Saturday to included both the weekday
and the weekend clientele., The stores to be surveyed are selected from
a stratified random sample procedure and customers will be sampled on

a random basis in various pre-selected segments of the downtown area and

also the city.

C. VISUAL ANALYSIS

Visual analysis of the mall includes a survey of its assets and
liabilitjes as they are related to environmental needs, Theoritically,
perceptions determine knowledge when ordered through a process (though
issometimes questionable). What people perceive takes on proportions
and developes into images. These images often determine peoples atti-
tudes and values toward cities. Since the main concern is to evaluate
the mall in terms of its needs for survival and existence, the deter-
mination of attitude and value prompters is essential. Physical images
of orientation and security, social images of culture and commumnity
organization are a few of the prompters that create a feeling of econo-

mic vitality and general well being.

The analysis includes description of the mall in terms of its
general appearance, buildings, signs, streets and alleys, traffic,
parking, pedestrian facilities, land use, merchandising and customer
relations, and community attitude. These above mentioned variables are

devised on an ordinal scale to obtain the required data.
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INTRODUCTION TO THE PARSONS PLANNING AREA

The City of Parsons was founded on March 8, 1871 and by 1900 it
contained a population of 7,682, It is located in the northern part of
labette county in southeastern Kansas. Labette county is approximately
25 miles square, It includes an area of 650 square miles or 416,000 acres.
While the county is an undulating prarie, there are some conspicuous va-
riations. The lowest elevation in the county occurs in the Neosho river
bottom land area in the eastern part. To the west of this area lies an
undulating prarie with several rolling areas in the southern part of
the county. The area to the north and west of Mound valley and along
Big Hill Creek is the most broken area in the county. In the north-
western corner, there are undulating praries with isolated hills. The
elevation of the county generally ranges from 800 feet to 1,000 feet

above sea level with the elevation of Parsons being approximately 902,

While the climate of the Parsons area is generally mild, it is also
characterized by wide seasonal variations. About two-thirds of the
rainfall occurs in the growing season from April to September. The aver-
age annual precipitation is approximately 40 inches. Because of seasonal
variations in rainfall, field crops sometimes suffer from lack of mois-
ture due in large part to the relatively high rate of evaporation and
large proportions of sunshine, especially during the summer. The spring
and fall seasons are sommonly cool and dry. The spring and fall seasons

are frost free varying from about 185 days to 196 days and generally



15

extends from April 12 to October 20. The ground water in the Parsons area
is relatively hard and contains a considerable amount of Iron. The hard-
ness and Iron can be removed by relatively simple and inexpensive treat-
ment. There is fairly goocd surface drainage and generally poor sub-

surface drainage.

In addition to the limitations placed on development of natural
features, manmade physical barriers also influence development in
Parsons, Some of the more evident features include the railroads and
highways. The Parsons State Training School grounds have also influenced

the growth areas of Parsons.
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EXISTING LAND USES IN THE PARSONS AREA - 1965

Land Use Type No. of Acres Percent of Deve-
in Parsons loped Land
Residential 800.3 35.5
Commercial 62.2 2.9
Industrial 241 .7 11.0
Public & Semi-~
Public 361.2 16.5
Streets & Alleys 720.8 150
Total Development 2,186.2 100.0
Vacant Land 835.5
Total - 3,021.7

Scurce: Land Use and Housing Study, ?arsons, p.9, 1966.

TABLE: 1
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COMPARISON OF EXISTING LAND USES

LAND USE TYPE

PERCENT OF TOTAL DEVELOPED LAND

CITY OF PARSONS

COMPARABLE COMMUNITY

1973 AVERAGE (3)
Residential (1) 37.1% 39.4%
Commercial 3.9% 3.1%
Industrial 11.4% 10.8%
Public & Semi-Public (2) 16.3% 18.0%
i Public Rights-of-Way 31.3% 28.7%
TOTAL 100.0% 100.0%

(1) Includes one-family, two-family, multi-family and mobile homes.

(2) Includes schools, parks, churches, etfc.

(3) Compiled from data presented in Land Uses In American Cities,
Harland Bartholomew and from cata acquired from previous sur-
veys and, analyses conducted by the Consultant.

Source: Oblinger-Smith Corporation, 1974.

TABLE: 3
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POST RENEWAL STAGE (1973)%

LAND USE

A statistical tabulation of the amount of land inclu-
ded in each land use category within the city limits of
Parsons is indicated within Table 2, A comparison is also

made between the 1965 and 1973 Land Use surveys.

According to the data presented in Table 3, the city
of Parsons has increased in size by about 501.2 acres since
the previocus land use survey was undertaken in 1965. In
that year the city was about 72% developed. By 1973, the
percent of developed land had decreased to about 71%. This
percentage change is so slight that it can be considered
as being nearly equivalent to the previous percentage of

development.

While nearly all of the percentages of the various
types of land use have remained nearly the same, there has
been a reduction in the percent of developed land utilized
for public rights-of-way. This, of course, has the effect
of placing a greater percentage of land on the tax rolls.

In 1965, about 49.5%Z of the land in Parsons was non-taxable.
This included all public and semi-public land and public
rights-of-way. In 1973, this had changed to about 47.6%.

This means that approximately two percent more land is
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LAND USE SURVEY - 1965 | LAND USE SURVEY - 1973 PERCENT
LAND USE POPULATION - 13,710% POPULATION = 12,755 CHANGE
CHARACTERISTICS $ OF | ACRES $ OF | ACRES IN
ACRES |DEYELOPED 100} ACRES |DEVELOPEDIFER 100 | ACRES
LAND  IPERSONS LAND _ |PERSONS 11957-73
TOTAL AREA IN CITY 3,021.7 — 22.04 |3,522.9 -— 27.61 17%
TOTAL DEVELOPED AREA (lesg 2,186.2 — 15.94 |2,499,7 —_— 19.59 149
vacant and water area) R
TOTAL UNDEVELOPED AREA B35.5 — 6.09 {1,023.3 -— B.0Z 22¢
{vacant and water area) :
DEVELOPED AREA AS PERCENT OF TOTAL AREA -- 72.4%
RESIDENTIAL
Single-Family 760.7| 34.8% 5.55 B841.3 33.5% 6.59 112
Two-Family 21.9 1.0% .15 21.7 0.9% A7 (%)
Multi-Family 15.8 0.7% .12 48.3 1.9% .38 | 205%
Mobile Homes 1.9 0.1% .01 16. 38! o .13} 75a%
TOTAL RESIDENTIAL B00,3| 36.6% 5.84 s25.1 37.1% 7.27 183
COMMERCIAL !
Retai! Commercial 16.6 .8% .12 W7 1.6% .3 1393
Service Commercial 40.9 1.9% .30 51.7 2.1% (AL 2695
Office 4.7 0.2% .03 4.4 £.2% 203 e
TOTAL COMMERCIAL (incl. 62.2 2.94% .45 2 3.9% .75 55%
off-street parking)
INDUSTRIAL ) .
Light indusiriat 37.6 1.7% .27 53.2 2.6% .50 714
Heavy Indusirial 128.2 5.9% .94 15C.8 6.0% 1.18 184
Railroad Rights—ocf-Way 73.4 3.38 .53 68.5 2.7% LS54 1t 7%y
Utitities {pub. & priv.) 2.5 D.1% .02 2.1 0.1% .02 | (161}
TOTAL INDUSTRIAL 241.7} 11.0% 1.76 285.6f 11.a% 2.24 18¢
PUBLIC & SEMI-PUBLIC
Farsons State Training 160.5 7.43% 1.17 163.5 6.4% 1.76 | ©0%
School .
Schoals . 39.8 1.8% .29 £0.6 1.6% .32 24
Parks 124.9 5.7% .91 137.4 5.5% 1.08 10%
Other Public 20.5 0.9% .16 49,0 2.04 .38 1392
Semi~Publ ic 15.5 0.7% .10 20.0 0.5% .15 29%
TOTAL PUBLIC & SEMI-PUB.| 361.2] 16.5% | 2.64 407.5] 16.3% 3.19 138
PUBLIC RIGHTS-CF-WAY 720.8| 33.0% 5.26 782.7] 31.3% 5.14 o
UNDEVELCPED AREA
Water Arsa 24.0 — 217 26.0 — .20 | 2
Yacant Platted 364.3 —— 2.66 521.4 - §.09 | 43%
Vacant Unplatted 447.2 — 3.26 475.8 ——— 3.73 6%
TOTAL VACANT 835.5 6.09 |1,023.2 8.02 22%

*includes institutional population of The Parsons State Training Schooi.

TABIE: 4
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being utilized as part of the tax base of the community.

A comparison of the average acre per 100 persons re-
vealed that this factor has increased between 1965 and 1973.
This can probably be attributed to the fact that, in addi-

tion te the city increasing in size, the present population

base is down from the 1965 base. However, for comparison

purposes, the ratios have remained relatively close.

Perhaps the most significant factors revealed in Table
3 are the increases in multi-family and mobile home acreage.

Also important is the increase in retail commercial land use.

The increase in multi-family and mobile home acreage suggests
that the parsonians are becoming oriented toward higher
density development. The increase in retail land may be the
result of redevelopment zctivities in the Central Business

District.

A comparison of land use patterns between the city of
Parsons and the 'average' of other comparable sized cities
is presented in Table 4. According to that data, the per-
centages of land utilization for the various types of land
uses are very similar to those of an ‘average community'.
Perhaps the only significant difference is the percent of

land used for public rights-of-way.

*Summarized from Parsons Comprehensive Dev. Plan, 1975.
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CENTRAL BUSINESS DISTRICT 1973.

As a result of the process of updating the Parsons
comprehensive plan, several recommendations were formulated
for consideration by the City of Parsons in continuing the
redevelopment of the Parsons Central Business District.
Upon review of the original Central Business District Plan,
completed in 1966, and upon conducting field surveys and
research relative to the implementation of the Urban
Renewal Plan for the Parsons Central Business District
conducted since that date, the attached recommendations for
continued planning and development are submitted. Some of
these recommendations are in conformance with the Urban
Renewal Plan for the Pargons CBD, but others also refine
them. In all cases, the rexommendations included within the
comprehensive plan update conform with the general deve-
lopment strategy as proposed in the initial comprehensive

plan completed in 1966.

RETAIL AND OFFICE COMMERCIAL REDEVELOPMENT

The proposed specific areas for the continued redeve-
lopment of retail and office commercial uses within the
CBD are as indicated on the proposed land use Plan. The
redevelopment strategy reflected in this proposed plan is
based upon the strategy to develop a concise and well
defined retail core for the City. The community-wide
shopping and office center for Parsons should be considered

and constrained within the loop system along Washington and
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Broadway Streets between 17th, North Central and the newly
constructed loop connecting Washington and Broadway Streets.
Also, the new shopping center west of the railroad tracks
south of Main Street, North of Belmont and East of the
Corning Loop should follow within the community-wide
shopping and office use complex. In the continued redeve-
lopment of these areas, it should be the policy that each
redevelopment or new development project be responsible for
providing its total requirement for off-street parking, in
conjunction with the Zoning Ordinance érovisions. In this
manner, the City of Parsons should not anticipate further
development of public parking lots for the use of retail

and office commercial parking.

Two major elements of the initial Urban Renewal Plan
have not yet been accomplished in the Parsons Central Busi-
ness District. One of these is the location of a department
store along the Parsons Plaza at the intersection of North
Central and the shopping mall. This area has been indicated
within this study as major retail centre, leaving the actual
land use activity to be located at the specific site loca-
tion flexible at this point. The decision to locate the
TG&Y Center within the 8.1 acre shopping centre immediately
west of the M-K-T tracks must certainly be considered as a
major impact factor with direct bearing on the redevelop-
ment potentials of this specific site, previously indicated

as a potential site for a major department store.
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DISCUSSION

SOCIO-ECONOMIC CONSIDERATIONS

A report concerning the future of Kansas was published
by the Division of State Planning and Research, State of
Kansas, in 1977 and Table 5 shows some of the facts summa-
rised for the nine county region (2) comprising of Labette,
Montgomery, Wilson, Neosho, Crawford, Cherokee, Woodson,
Allen, and Bourbon Counties. Though this study pertains to
the evaluation of the mall and its actuality in meeting the
needs of the surrounding region, the mall has also to be
viewed both at the micro-level in terms of the activities
and artefacts connected to 1t, and since shifts in the
regional and national arena have to a great extent affected
the functioning of smaller settlements, it becomes imper-

ative to also consider the micro dimension.

At the regional level (Planning region 2, Map 6) there
are distinct demographic shifts in the population. Births
in Kansas declined dramatically between 1960 and 1975. Also
the percent change in population between 1900 and 1970 was
negative in all counties with the exception of Crawford
county, and between 1970 and 1975, it was negative with the

exceptions of Allen and Bourbon counties.

The maximum decennial population between 1890 and 1970
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reached their peak between 1890 and 1930 (Map 7). Similarly
many other indicators justify the understanding the know-
ledge this region deserves. The very fact that the Urbanm
Renewal Project was initiated was because of similar indi-
cations of settlement degeneration. Shifts in the age
structure is yet another indicator. In most of the counties
within the Region 2, out-migrants are the youngest group of
movers at 29 median age. In-migrants are slightly older.
All of the above facts indicate that the region is depressed
economically and the towns and cities which were previously
manufacturing centres are now begining to shift and adjust
to different functions which are economically feasible with

the present situation.

A total of 290 businesses operated in the urban remewal
area before the redevelopment action was taken. They inclu-
ded only those establishments operating as business. Out of
those, 145 businesses were to be displaced which included
32 light Industrial, 30 Professional, 29 Retail Commercial,
and 54 Service Commercial. The total area under various
commercial uses was thus increased from 349,250 square feet
to 411,000 square feet out of which about 61,750 square
feet was left for expansion by the local merchants. The
relocation was to be carried out on the basis of rent and
income ratio. The displacement of families amounted to 218
which was to be taken up by the construction of 100 units

of new housing. 120 individuals were also displaced.
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The Urban Renewal Project is justified on the basis
that though it has not lived up to full expectations, it
certainly has halted further decay of the downtown area.*
Pedestrianization is partially favoured with one section of
the merchants and they feel that it has helped their busi-
ness revive by the creation of additional parking spaces
which ironically seems to be one of the major reasons for

the mall not being used to its maximum capacity.

Ancther major impact of the downtown renewal project
is that it raised the taxes and made it the highest among
all competing towns and regional markets. Between 1970 and
1975, taxes increased by approximately 20%. This discourages
inmigration of people and also private investment. On the
other hand, the project helped to build new inffastructural

facilities with a large potential for future expansion.

The Urban Renewal Area as a whole seems to be functio-
ning on a different level than the mall. The Urban Renewal
Area, which encompasses many other types of businesses and
industry, offers competition to the mall. The Belmont
shopping center, TG&Y., and other large department stores
are a few to mention. This conflict within the renewal area
is yet another major factor for the condition prevailing
in the mall. Consumer survey shows that the major competing

centres outside of the renewal area are Pittsburg, Joplin,

*Interview with Clyde M. Reed, 'The Parsons Sun', Parsons
Kansas. December 18, 1980.
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and as far as Tulsa in Oklahoma. The main reasons the con-
sumer stated were the lack of variety merchandise and also

the higher prices offered than the competing centres.

The downteown mall is now becoming more of an office
and banking district with major banks and service commer-
cials comming into the area. The last major furniture store
has gone out of business. The covered walkways which
embraced the buildings inside the mall are in the process
of consideration to be demolished due to physical design

and construction defects.

CIRCULATION AND PARKING

A study made in 1966 as a part of the Comprehensive
Plan to determine the parking space utilization system
stated that parking should be provided on both sides of the
main street between 16th and the underpass (map 1). The
results, as stated tend to indicate that the demand for par-
king spaces is greater in the retail core of the city and
that the greatest demand occur immediately adjacent to the

shopping facilities.

The Parsons Comprehensive Plan of 1975 in its recomm-
endations for retail and office commercial development
stated "that the gross acreages of developable retail and
office commercial uses are judged to be sufficiently ade-
quate to handle projected market demands as summarized

within the comprehensive plan update. Based on the policy
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that each redeveleopment or new development project be res-
ponsible for providing its total requirements for off-street
parking, the City of Parsons should not anticipate further
development of public parking lots for the use of retail

and office commercial extablishments®.

As it exists now, there are various reactions to the
mall layout as observed through consumer opinion and partly
through the existing use and traffic pattermns. Before re-
development, the general opinion seemed to be centered
around parking facilities and their adequacy. A comparison
of total commercial (iﬁcluding of f-street parking) for 1965
and 1973 shows that there has been an increase of 547 with
a total area being 95.8 acres. This increase has eased the
problem of parking to a great extent and consumers indicate
general satisfaction byt many complained of the parking
meters and desired its elimination in some areas. This

opinion came from both the consumers and retailers.

The creation of additional parking spaces behind the

mall along Washington and Broadway streets and the decision
by retailers to open back entrances to facilitate shoppers

has had a negative impact as to the use of the mall Plaza.
There has been a shift in the emphasis from the use of the
Mall plaza for shopping, recreational, and cultural interests,
to primarily utilitarian purpose of meeting their shopping
needs. The back entrances in the way they function have to

a degree discouraged the use of the mall plaza during normal
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shopping hours. The use pattern and tracking studies show
consumers moving from the parking lots to the desired store
with little interest for the surrounding uses. In other
words, the existing functional pattern makes it an extrovert
design which rums counter to the initial introvert concept

of the mall.

The traffic and circulation around the mall periphery
alienates it from the rest of the urban renewal area there-
by creating a huge pedestrian island. The local reactionm to
the closure of the main street has been mixed with people
who have to use the bypass showing dissatisfaction. Some
extreme views of the users indicate that they prefer to
drive around the mall to reach the desired store rather than

crossing the mall.

The backside loading facilities through the parking
lot are adequate and unobstructive. The access to the mall
is confusing due to the lack of directional signs. The
existing access is auto-oriented i.e., you can see the
entry points and use it only if you walk to the mall and

also that the parking lots are placed behind the store.
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VISUAL SURVEY

In respect to the physical aspects of the Parsons Mall, a method
was developed for field observation and recording of the environmental
aspects of the mall and its surroundings. The method devised, though not
very precise, contributes to the description of the mall through a

series of slides, photographs, maps and sketches.

A knowledge of existing landmarks and the criteria for creating
new cues to orientation were considered in the analysis. The whole of
the downtown renewal area was conceived to be a landmark from which the
Parsonian Hotel and the Gaboza stand in the centre of the axes of the
Mall. The Gazibo though clearly defined does not provide a cue to orien-
tation due to its size, absolute symmetry complemented by the axes, and
location. Land with high pedestrian traffic such as department stores
(J.C. Penney), eating establishments, and office buildings rank high.
Unique design characteristics do not contribute to element familiarity
obscured by the covered walkways. Sign and Signage orientation is
another reason for this ambiguity. Signs proved to contribute greatly

to the identification of elements from the parking lots.

The edge of the mall is well defined by the one way street system
as shown on Map 1. The circulation is effective in isolating the four
block area by cutting off all previous entry points. No direct access is
possible and the parking lots have become the focus functioning as the
main entry points. The mall both as a district and a node on a larger
geographic scale lies at the intersection of two major highways now

pedestrianized. The larger urban renewal area though defined on the
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basis of physical, administrative and political factors, is linked to
the mall through competition. They assume competing roles rather than
complementary evident through the displacement and bankrupcy of business

establishments downtown.

The visual survey becomes more meaningful by relating it to the
land use by type of establishment. It clarifies the definition of spaces
or containers within which activity takes place. The general appearance
of the mall though festive remains juxtaposed with artefacts (covered
walkways) which disregard the structures representing previous eras
when the town was a thriving regional centre in southeast Kansas. The
pedestrian island created by the diversion of-the main highways has
eliminated more than just heavy traffic or parking problems. The entrances
to the mall are now the major entry points FO'the visual extent the func-
tion ow which is carried out by the parking lots. All sign and signage
emerge from and to the parking lots. Tracking studies in this case could
not be conducted due to the absence of minimum densities required for
such a study evan during a holiday season. Thus we see the parts of the
mall less identifiable than the whole due to the monotonous effect and
a visual barrier created by the new facades added to older buildings.
The buildings are visually compatible but not in harmony with .the

covered walkways and the Gazibo.

A basic design conflict arizes due to the introvert owverall concept
of pedestrianization versus the extrovert functional layout of the mall.
This is evident by the creation of the Gazibo and the covered walkways
to emphasize that introvert concept versus the importance parking lots

have assumed in this case. The high vacancy rate of 80% to 85% for the
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upper storeys within the mall is another indicator of this conflict.
Though they could be used as residences for a higher density, commercial
establishments are the preference. The parking lots assumed importance
because the traffic reports justified the provision. The traditiomal
main entrances to the mall have lost their importance and thus stores
rely heavily on their back entrances for day to day business. The urban
renewal project was successful in accomplishing its goal of physical

renovation but less successful in putting it to use.

The present orientation and inadequacy of sign and signage leading
to and from the mall along existing streets is one of the main reasons
why shoppers from the larger trade area prefef ofher shopping centres
like Independence and Pittsburg. The one way system of streets adds to
the confusion of disorientation. The minimal signs within the mall
along with the shop identity are subdued. The signs are concentrated at
the back entrances from the parking lot. Though the regulations permit
a sign which should not exceed 100 square feet in area, the signs
identify the entrance door rather than the entire shop or the type of

establishment.
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DOWNTOWN PARSONS, 1973
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DOWNTOWN PARSONS: INAGURATION
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CONCLUSION

The mall at Parsons is a renewed attempt to attribute historical,
national and regiomal factors and consequences to the physical condition
of a given: area. The problems associated with economic decline is not
to be viewed as a local problem manifesting itself in the form of dete-
riorated physical condition. The parsons project was part of the general
trend of economic revitalization of downtowns across the nation. This
chronic trend of economic adjustment over vast areas and regions exposes
human settlements to the vicissitudes of the market place. As economic
decline sets in towns and cities, remedy is sought through replacement
of existing facilities. The suggestions here are to be viewed as a
rehabilitation process within whatever exists in the form of physical
planning and design. It could be generalized with caution to include
towns under similar conditions of economic decline, 0 to 20,000 popu-

lation.

Downtown business activities tend to be more intemse in central
places because of the main street and major highways passing through it.
The more esoteric concepts of designers seem unrelated to business
activity but by and large the measure of building condition may be
related to successful business activity indirectly as a function of
community pride. Also, business success depends upon a density to oper-

ate and thriwve.

Justification for small town central business district redevelop-

ment must be made on an incremental basis rather than wholesale demo-
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lition and redevelopment. The redevelopment process should take into
account specific community needs and traditiomal aspects rather than
implanting concepts like pedestriamization and traffic-free zomnes.
While economic justification for the mall was not proven in the study
due to lack of data, it certainly has an impact on land uses, values,
and tax structure of the entire urban area. The relationships between
the impact of physical quality of the mall and economic development

have to be analysed and the regional approach should be considered.

RECOMMENDATIONS

The traffic and circulation pattern should be viewed to allow for

better access, identification and orientation to the mall. The one way

street system should be reconsidered.
Access to the mall should be emphasized and stores should enhance
their fronts. Orientation could be improved through proper use of direc-

tional and regulatory signs in and around the mall.

Activities should be staged in the ma2ll to draw people to the
plaza. One part of a successful economic development program in towns
like Parsons may be physical renewal of the area. But improvements
regarding upgrading building conditions should be carried out in com-

junction with the existing style and other traditional aesthetic values.

The wholesale elimination and defacing of the traditional elements
have eliminated a part of history of the town with whom people develop

familiarity over long periods of time and should be avoided at all stages.

Pedestrianization is very much related to the contextual physical
environment and the use of it in inappropriate sites and situations may

have some economic consequences.
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The mall should be tied to the larger urban renewal area through

physical and economic measures.
The use of second floor spaces within the mall could be considered
as potential residences if they are not expected to be taken up as a

business establishment.

The mall should offer more variety at competitive’prices to avoid
further loss of business. Small businesses and stores should be encou-
raged to operate within the mall to avoid conflicts and competition

from within the urban renewal area.

This study explains that the wholesale redevelopment of the

physical enviromment is no panaces for local and regional development.



51

FEVIEW OF LIT=RATIRR,

The su.bséquent amotated bibliography indicates a listing cf
resources used, although much mere research willl te unéertaken. The
sources used reflect an emphasis on the Administrative, Political,
Eceoncrele, Soeial, Legal, and Physical dssues inwvolwved in the process
of downttown redevelopment. Some case studles are also inecluced.
Perscnal Interviews with State and Clty of.t‘:".cials., Citizens, and
Downtcwn Merchants are also amtlcipated.

2air, Fred Jr. "Downtown Dusinessmen's role in Downtown Fedevelorment
Tne Case for it." Plaming (Mzy 1S80): 25-25.

Fere I1s a case vhere pricritiss get mixed . Vhere ths Fedsrzal
urban rolicy reaches out ¢nly e confirm the rhetoric cf the
fifties, "Plarning is whatever there are Federal grants in al
of ™ It is a situation where Federal finds financed studies
that were used to tlock 2 new shepping mall., The involvexant
cf éowntovm merchants £o use public laws and to infliuvsnce
public zctions to protect thelr adventagss.

Cantre for RPegional end Commilty Plarmins; Collsge of Architechize
and Deslizn; Dlvision of Continuing Eduecatlcon, Xansas State
Urndversity. Proceedines of the First Amua® Conference on
Dovnicwm Improvement, Fenhatian, Rensas; n.p. June 1875.

The coenference focussed on the legzl, rvolitiezl, acministraiive
and physical issuves involved in the process of Downtown Inprove-
menc.

French, Jere Stuart, Urban Snace - A Erief History of the Clty Scuare,
Dubucue, Icwa: Xendéall/mmnt rublishing Co., 197°C.

Urban spaces, largely structurally defined and therefore
asswmed 0 be architectural. Inspite of excellent wrban design
works Uy many landscape architacts, urban spaces have not been
censicered a landscape focus. The problerms of describing works
of architecture increase further when the time dmension Is

is added. An analysis cf the fimcticns, use, znd physical
aspects of urtan spaces.

Geddes, Fcbert, Histcoric Zressrvaticn Serdies, Ransas State University,
Merhatian, Zansas, Lecture, Spring 12°80.

Dr. Geddes In his mrovocatlive presentaticn describes the rrocsss
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of lmplosion and exglosicon in our citles and metrcpolises and
analyses the inpact of 'disjointzsd increrentalisc ¢n Space
utilfzatlion and the emergent spatial patterns which he ca2lls
colcnised growth. Cne of the reasons for such cclonised o
selective growth is due €0 ths dominant noticns of goed,

love for wilcdermess, and a desire for contact with untosuched
nacure.

Gorteon, Tom.; Folfe, Lyle. "Aurors Psyches its2lf v for a2 Downton
E - 1

The Deowntown Redevelopment Prceess in Awrera, Illincis. Lezzl,
legislative, and historic preserveticon 1ssuss are presented.

Institute for Soeizl and Envirernmental Studies. FAansas Statistical
Abstract, 197%. Lawrence, Kensas: The University cf Xansas

o

Institste for Socizl and Toviromrentel Studies, ¥ansas Statistical

Acstrect, 1879, Lawrence, Zansas: The UTniversity of lanszs

The loss and diversity in cltiss is due to Intended and
terzte actions based on raticnale, wnity, =2tec. The essence
cities 1s socla) and econcmic diversity which regulves certaln
physical conditicn which the c¢lty plamners &re so kesen t
eradicate.

Knacl, Ruth ECkdish. "Indiznapolis wakes wp to its Architecturs® Past.™
Plarming (April/May 1578); 22-27.
R

In the process of beccming the expressway capital, Inclznspolis
estroved important reminders of the past, This article reflect
a significant change of attitude in realizing 1is pest.

L0]

Xowinsid, Severint Willdiem, ™alls are designed for Disney's Chnildren.”
- b
New Times, (¥May 1978): 33-55.

The zuthor has revealed scme of the soclo-econcmic pattern
emerging from the process of "Malling of Amerdca'., According to
a U.3. News and World Report Swurvey, Americans spend tore time
at shopping malls than anywhere outside thelir homes and jobs.
The m21? building business has streancrollered over every ctstacle
= "7 in its path so far - recession, the gasoline crisis of 1974,
the energy cmmnch of 1977, the tanlamptey of W.T. Grant Co.
whish left thousands cf steores suddenly vecant, envircmrental
regulztions, the Federal trade coomissicn, and the Suprems
court {The case agzinst Hurlington Mall). Teldng m=ny fact
into considersfticn, the author puts forth scme reasons for their
success.
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Lindamood, S. Department of remily Eccnondcs, #znsas State Undversity.
=

Lynch,

Orsid,

"~ in relation to the image of the clbty. They =r

"Housing Needs and Asslstance - Low/ticderzte Inccme rFanllies.®

Lecture, Feb.7, 12820,

A lecture delivered to the social plarning class of Spring 1580.
She succinetly revezls the history of housing in the United
v -

States as it relates to low and moderate income families. The
irpact of govermment regulaticns, leglslaticn, and programs
wpon the reciplents wherein she critically asserts that rarely
have the benifits ol programs filtered dovm to the intended
recipients. She has 2lso co-suthered a beok titled "Housing

and Soclety" which deals with the subject iIn greater detaill.

Xevin., The Image of the Tity. Cambrtdge, Messachusestts: The
M.I.T. Press, 19959.

The bock examines three American clties namely
City, and Los Angzeles and suggests a method to dezl wit

visuzal form at the urban scale and offers some prinecipies cf
city desizn. The methodology teles Into consideration five basic

ta

2 &

s:con, Jerssy

=

193

Wl

3
Hs

§

mdelnm B
TGS, gﬁng,

Distriets, Nodes, and Landnerks., Their Interrelzticnshirs are
analysaed and interpreted €o i1dentlfy the inadequsciss In the
structure of the c¢ify. Though 1t 1s mot 2 cenclusive answer
to the preblems of wrben landscape, it lays down certain
cuidelines in analysing the Imaze of the city.

Yermeth C. ™zt Forelen Cltiss can Teach frerican Citiest
Urken ILand., (Feb. 1079): 13-1S.

A brief article discussing the findings of the study of
Eurcpean cities. The Iurovezn experiences nhas been the dacline
of the Immer city, rejuvenaticn of the immer city, and revitali-
zetion of the imner city. The study hes warrsnted some zeneral-
zad conclusicns which axe as follows. Cities which seam to

have been seriously affected by the cycle of econcmic decline
ané Asinvestment are the cld memufactioing centres; r=lies of
the Industrial revolutlion - llenchester, ILivervcel, Glaszow.
Those cltles which were never heavily industrizlized vut which
have served =s aémdnistrative, finaneizl, commercial and
cultura?) centers have by and large remained hezlthy and prosser-
ous — Vierma, Paris, Mumich, Madrid, Flcrence. These ccnelusions
tend to confirm the oft' expressed thesis that cur cwn indus-
trisl central citles of Nertheast and Midwest must, in order to
swrvive, change their functions to reassure the traditicnal role
of cities prior o the Industrial Revoluticn.

Parscns, The City Plamning Coomissicn. A Corprehensive Tevelopment

Plan for the City of Parsons, Xansas. Parscns City Commlssicn.
1975.

Parsons, The Clty Planning Comrissicn. A Corprehensive Development

Plan for ths City of Parsons, Kansas. Parsons City Commission.
T

1307 .




Powers, Darrel E, Beocrt cn the study of Land Use, Housing Condition,
and Transpertation, Parsons: Colinger/Smith Corpeoration. 1574

Tre content of this rerort is 2 study of land use, housing
condltion, and transpertation for the elty of Farscns, Xansas.
The report also includes recommencded land use growth areas,

Projected housing needs and a proposad street plan.,

Powers, Darrel E. Feport on the Eccnomv and Peopulation, Parsons:
Colinger/Smith Corporaticn. 1974.

The content of this document includes 2n Investigation of the
severzl econcmic factors that make 1p the parsons eccnamy. An
ecanomic forecast is also Included. in analyses of the ropu~

tion was undertazken and projections prepared for the city
of Parsons.

Serchuk, Stephen. Main Street is revived on Tolede's Eazst Side.™
. Planring  (Dec. 1876): 16-18.

East Toledo's revitaiization project is a test model which
has made significant rrogress in stimjating a eencentratizn
of retall stcres in the downtovm and older nsighborhocds.

Simson, Jokn G. "The Case against Burlingten M211." Plamning
{(May 1680): 24-27.

Dovntowns are not just a2 loczl issve end 1ts rejuvenation is
not merely scme ecoronic measures and superstructure armrenge-
ment, tut, 1t is a part of the regionz? process and awereness
which mms consurrent with the local process. This regicrnal
arproach 1s sipported by legislative measures such as Act 250
as In Verment. The case against 2Zurlington Mall reveals &
strong desire and tendency to maintaln the downtown a visble
cemmerelial district for the town. The aggressive econorle
develcrrment within the centrzl business district is a pro-
tection against the rore demanding regiona? malls.,

Swarson, Dert E.; Cchen, Richerd A. ; Swanscn, Edith P. Small Towns
and Smal! Towners. faliformis: Sage Publicaticons, 157C.

A review of small towrns in America. The study focusses aznd
exclores sore of the basic cenditicoms which describe and even
explain smel) commmities. Some basice elements have been
selected namely, Chysical: The building errengament and Patterns
of land use; Econcmic: Trade, Emloyment, degree of loeal
Industrial Ease; Scclal: Including growups and aorgenizations
shered valuss znd relztionships; Govermmentzl: The procgess by
which deeclsicns are mede and carried cut. They have formmuilated
a nuxher of propositicns abeut small towns which warrants thels
~trmTemntents of thelr publication.
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Tschudy, Will B. "Parsons swings into the Seventlss". Kanses Govermment
Journal. (April 1570): 156-159.

A briel article reviewing the Initizticn and Ilmplementation of
the Urban Renewzl Project {or Downtown Redevelorment.

Uhiig, Xlaus. Pedestrian Areas — From M2lls to Complete Networks.
New York: Architectursl Book Publishing Co., 1379.

The author describes the problems associzted with pedestrian
areas, and they must bte looked at both as zn overall urban
ccneept and Ifrem their individual aspects. Shaping a town for
pedestrians, in the wlidest sense, presipposes a radical reform
of local transpertation pelicy and partial rethinidng of town
plarming. Freefom for pedestrizns as a motive force for new
regulaticn.

Venturl, Robert. "The Scope and the Restrictions of Public Space™.
L '"Architecture D 'Aujowrd 'Hui, {(Sept. 1978): 2.

Pobert Venturi, musing cn the ccneeptual crigins of 2is
architecture and the lessons glearmed {rem the 'Discovery of
Rome', considers that 1 the eflects of szpace have besn under-
steod, thelr symbolic dimensicns have not. Rome for instance,
should teach us that urbanlty comes from space and its signs,
from the wban 1ife style that wnfolds insiés and cutslde of
bulidines on the Italian Plazzs. Venturi feels that such
urbanity is missing in the Amerdican urban desigrers Plzzzas of
the sixtles, but can bte found in the shopplng centers, which
parzdoxically never had ary clvic pretensicns. His remmris

are succinet statements of the provlematic publle space, whese
Celiniticn and even existence 1s particularly open to questicn.

Warren, Roland L. The Commmity in Amexica. Chicago: Rand Medally
Collage Publishing Co., 1373.

This took 1s zn zttempt To explore in a2 systematic wey the
ccmmon characterdstics of the changing pattern of American
camunity lifs. It does so by placing less stress on & partl-
culzr geogrechic arez as the fecus of anaiysis than on the
types of systemic relationshlp Into which pecple and scel
organizzaticns come by virtue of thelr clustering togethe
the same location. '

=~

Werth, Joe:'.j.l "The small Town that Works." 2lenning (4pril/tay 1978):
Lo kb,

Bedford, Indianz, iIs an example of a sxall town whose Industrial
Iinterests are charting 1ts eccnomic coimse. Whether policy
rekers in a small town ultimately can implement thelr cwn plans,
or must rerely react to declsions made by industry is a question
for another investigaticn.



Wood, Alfred A, "Putting cur Citles on thelr

]

. N
e s

Vol. 5, Mo. 1. 37-36.

2 review of Curopean and American clties in which comparisons
are drawn and their solutions to the decline of Immer citiles
studied, Pedestrianization as a major factar in revitalizing
the downtovms, In contrast to the North Amerdican experience
of out-of-tovm centers which were successful, but the price
of thelr success was high in the centers of the cltles they
fringed.



NOTES

1‘H:Lll:l.am Simon and John H. Gagnon, "The Decline and Fall of the
Small Town," Trans-action (Vol. 4, No. 5, 1967).

2Bert E. Swanson, Richard A. Cohen, and Edith P. Swanson, Small
Towns and Small Towners: (London: Sage publications, 1979), P, 17.

3Deoksen, Kuehn, and Schmidt, 1974, P. 38.

4Roland L. Warren, The Community in America, (Chicago: Rand
McNally College Publishing Co., 1978).

SWill B. Tshudy, "Parsons Swings into the Seventies," Kansas
Government Journal (April 1970) : P. 156.
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APPENDIX I

QUESTICNNAIRE

Flezse check the appropriais answer to each guestion or write the

required information in the blanks crovided.

23 - 24
25 - 28

ARITAL STATUS: Single

Karried
CCCUPATION: Professicnai
Manager/07ficial
Clerical
Salesman

Propristor

= -

EMPLOYHENT STATUS:

Female
300- 35
33 ~-3%
b0 = by
50 - 59__
¢+
Widow

Divorced

serstive/Uaskilled
Servige Worker
Farmer/Laktcrer

" Other (specify}

Student

Employed Fulltime
Employed Parttime ___ Military Service_
Unemplioyed —____  Housewife I
Temporarily laid off dther (specify) _
Retired —

FAMILY INCOME:
Under 3,00C _
2,000 - 4,393 16,000 - 26,952 __
5,000 = 7,339 _ 21,000 - 25,892 __
8,060 -10,99% 26,000 - 33,889
11,000 -15,539 31,000 +

Have you sver besn o the Mall? -Yes No

Skilied Crafssman/Foramen

[T
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if vou do not visit the Mall freguently or never been there, state your
reasons beiow ?

Poor Public trensportation Takes too leng-to shop

Difficult to park Too crowded

Congested traffic conditions - Cost of transportation

Too Tar to go Unfriendly service
Not safe ’ Lesser variety of goods
Prices high s Too far from parking lots

Cannot bring car near store Toc much walking within Mail

Nc: enousgh protesction from weather ¥all not ka2pt clean
Inadeguate public facilities Not enough places to sit
Inadequate lighting 4 : Not safe for children

Other (please specify)

On what days do you uwsually visit the #Hall ?

Weekdays Saturdays

Sundays No answer

How often do you visit the Mali

Every day Once a month
Cnce a2 week Twice a month
Twice 2 week No znswer

Mcce of travel to the Hail 7

58

‘N U M 8 ER O F VvV I s 1 TS TIME SPENT
- - - : T
-IEvery-32-3 times|Oncz a iﬂnce 2 iTwice a| Few times{{J-1 |1-2 :2-4 -3
1day | per week jweek jhon:h }Honth | & year i ! l
' | H i i ' i
Car ! | I i ! l | | !
Motorcycle] | | i | i ! I
Bycycle | | i | i P
Truck g i I ! I ; i ]
Walk | i ; i | i | i ;
Other | ] | | o R
Distance Trom heme te the Mali ?
0 -1 miles 1 - 1.5 miles
1.5 - 2 miles 2 - 3.8 miles
—3 - § mijes S - 10 miles __ 10 + miles
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Do you usuzlly visit ths Mall

From work From home

'When you have other business Other {Specify)
in the area

What hours of the day do you visit ths hzll 7

8.00 = 12.00pm 12.00 - 5.00pm
£.30 - ©.00pm Qther (Specify)
what are your main reascns for visiting the Mall T Starzing with the mos:
important resson first, the nex: impartant next, and so on, numbsring zhem
in order of their importance,
Shogping - Recreation ’
To mest people Soecial activities or events
Other (Specify)
Jc you visit the downtown beczussz of the Mall 7
Mcre ofzten Hot more ofzen
No ___ Orher {Zpecify)
What do you like about the Mall ?
Freedam of movement Park 1ike atmosphere
Absence of traffic Something always goirg on/activiy
Feeling of personsl safety . “Enjovasble atmosphere

Coenvinience of shepping” .77 - ‘Large variety of goods and services

Special events and activities - - Other (Specify)

Which of 'the services, facilities, amsnities, utilities, would you like io
ses imcroved or made svailable within the Mall 7
Police protection ° | " Garbage collectien
Street lignting 5 ) Greenery and piay areas
‘Pavings and zileys Parking ’ )

Water fountains : Other (specify)

What cther cormerczial facilit
in order to meat your needs 7

are nesced

Food {eating houses} ’ Claothing Ctrher (soecify Selow)
Grocsry (s:tores) Drugs
Heaith services Entertainment

Auto/gas Losn/insurance
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QUESTIONNAIAE

Please check the zppropriate znswer to each guestion cor
write the reguilred inlormaticn in the blanks preovidsd,
TYPE CF ZSTABLISHMEINT:

Feood and Groceries Yediclne and drugs

Clothing Furniture

Cffice (Generzl) fardware and farm

Statleonary HAestaurznts %

Zazrks/Llnsurance eatinzg houses
Prefessicnal/

Other (specify) Service

YERIRD gF QPERATION: (yrs) (M. ).

AREA OF ESTABLISHMENT: Shop area
Staorage
Pariing 1-2-3-T-735 + ¢z
ANNUAL TURNOVZR:
10,200 - u4g,002 250,000 - 535C,500
£0,000 - 1,00,920 500,003 - 105,3G03
100,000 - 250,0C2 19C,0000 +
Operating hours
IS5 THZ ZXISTING SPACZ AZEQUATEZE: VYes No
SXTENT OF ADVERTISING AMND PRECMCTION IN TEZEAME OF PHYSICAL PE=I
Very satislled- Dissatislied
Satislied Very Lissatisiizg
No ceomment Comment
LIST=D ARZ SO¥E PROBLEMS RACING PEQPLE IN DOWNT
CENTRES. PLEASE INDICATEZ THAT WHEITHZR YOU FI=
PRCELEM CR NGT A PROBLEM AT ALL IN THIS MALL:
Crime Laek ¢f Plzy arszs
Traflic congestion Child care fazz2iliities
Dirty streets Lack of wvariacy produzcts
Air pecllution Lack of choice in selsctizn
Noilse levsl Otner {specily)
Whicnh of theose serviges, fazelillitles, amenities, utilities
would you mest lise o see improved cr male avalilatzle In the
near future: .
Pollse protection Garbege ccllection
Street i1ighting Parks and tlay arsezs
Roads and streets Maing Public transportatian
Cther {specifly)
DO ¥LoU FEZIL THAT THE MALL SHGULD BE CPEN TC TRAFFIC
Yes (stazte rezson)
No (state reasons;
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HCU MUCH HAS YCUR BUSINEZSS IMPHOVED SINCE TKFE MALL HAS ZEZN ZUILT:
Very signiflicantly Insignificantly
Significanctly Deteriorazed
Same
WHAT DO 70U THI! ARE THZ PACTOAS OR AZASONS AFFECT
SUSINESS ? LIST ZACE OF THEM IN JRDER OF IMPORTANC
A.
B.
C.
D.
WHAT OTHEEZR TYPIS QF SUPPORTING ESTABLISHMENTS DO YOU FEZL WILL
HELP IMPROVE YOUR ZUSINEZS3S IN TEZ MALL?
A. D
3. =
Ca P
WHICY OTHER CCOMMERCIAL CENTRAZS/DEVELSENMENTS IN AND AROUND THE
CITY O YOU F==i, ARZ ATFELTING/COMPETING YJUR BUSINZSI?
A.
B.
WHAT DC YOU THINK ARZS Y0UR BUSINESS PRCSPECTS/POTINTIAL IN THE
DCWRTCWN MALL
Very good Poor
Good None
Pzir
ZXTENT OF =PTZCTIVE TRADE AREA (Miles).
PTAX HOUR SUSINESS 5Y Dat: . ;
{8.00-10.001} 10.06-22.00 12.00-2.9¢ ! 3.00-7.C0'7.00-10.00+

Moncavy i I

Tuesday

wedresgav

Thursdav

reiday

-y S -
surcav

Sz

]
i
i
!
:

Sunizv
=83 TEE TING SPACE AD

I¥ NG, . : THZ AMCUNT
ADDITIONAL COMMENTS:

4
(a3
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ABSTRACT

The process of urbanization is not a2 recent phenomena but the
magnitude of such intense urban living and sprawl is unprecedented.
Diffusion and centralization of human activity coupled with the concept
of continual growth can be seen manifesting itself in the form of towns
and cities and the 'malling of America is yet another trend in that
direction. The phenomenon being studied is an aspect of the larger
process of the structural reorganization of the urban community and
mainly the downtown. Suburbanization and its concomitant increase in
suburban shopping centres around nearly all major American cities has
given the consumer a choice as to where he can buy goods and services,
and has stirred considerable apprehension in the minds of all whose
quality of life and well being depen upon the integrity of the central

business district,

The process of downtown renewal is part of a much larger process
and decision making which small communities with diversified and rela-
tively autonomous past have to deal with. Small business establishments
operating at a small scale are exposed to peripheral and regional com-~
petition resulting in the bankrupcy of many. Some survive through re-

location, many disintegrate.

Parsons, Kansas is one such town gituated in Labette County with
a population of 12,574 in 1979 and launched the biggest improvement

program in its history embracing a $10 million downtown redevelopment



scheme, The business district was being redeveloped on the basis that
"it was laid out for the horse and buggy age and it will be updated to
the automotive age". It was proposed that a four block pedestrian mall
be built in the heart of the downtown shopping centre; two blocks on the
main street, two on the principal intersection of the retail area. The
mall would be closed to traffic except for emergency vehicles which will
cause a change in land uses, transportation and the allied social costs
of population displacement. The Parsons Urban Renewal Agency was created
in 1966 and the project went into execution on July 19, 1969, with the
issuance of a $7 ,345,537 loan and grant contract by the United States

Department of Housing and Urban Development.

The focus of this study will be to study the existing mall in the
historical context in view of the social, political, economic and phy-
sical factors and to draw comparisons between the existing and the
anticipated levels of performance relating to the mall. Also list certain
guidelines which would help assess and evaluate not only the existing
programs of similar nature, but also potential schemes which are yet to
be realized. A literature survey was made of the available up to date
techmiques of assessment and documentary search was undertaken to gather
facts which includes case studies of other small and big cities and their
downtowns. Interviews, questionnaire surveys of consumers and retailers,
and visual survey and analysis were undertaken as part of the downtown

redevelopment research upon which some general suggestions are ;iroposed.



