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A Study on Problems and Control of Commercial Developments in Suburban Roadside Areas of Local City
Junichiro Asano
Summary

In the suburbs of local city many commercial facilities have been developed in the areas along arterial roads,
what is called roadside area, since about 1970. Because these stores are located in roadside area and target
car-use-customer, they are called ‘Roadsideshop’. Recently some roadside areas have big commercial -
accumulation, which is as large as CBD. And in this study I call big accumulation ‘Roadsideshop-Syuseki-chi’,
which means ‘Roadsideshop Street’. These commercial developments make many problems on urban planning
and on commercial planning.

The purpose of this study is to clarify the actual circumstances of Roadsideshop Street and commercial
developments in the suburbs, to specify the planning problems and to suggest the methods of improvement.  This
study is composed of introduction, the main issue of 6 chapters, and conclusion. 1%, 2" and 3" chapters clarify
the actual conditions of Roadsideshop Streets and suburban commercial developments. 4™ and 5" chapters clarify
the actual conditions and contents of methods and measures to solve the problems and to improve Roadsideshop
Streets, which have been formed without effective control. 6" chapter considers the planning problems and
suggests a conception and concrete methods to improve Roadsideshop Streets.

1* chapter gives an outline of a formative history of Roadsideshop Streets after World War I until now. It
can be divided into 4 periods, the formative preparation period of 1962 — September 1969, the appearance period of
September 1969 — May 1979, the growth period of May 1979 — May 1990, the full growth period of May 1990 —
now. On the other hand, this chapter makes clear the paradigm changes of the distribution industry and changes
and problems of commercial and retail policy. ’

2 chapter is constituted from 3 researches and clarifies the nationwide situation of suburban commercial
developments as of 1998 and location characters of Roadsideshop Streets.  In the case of 252 local cities with over
30 thousands people, we can recognized lots of large stores stock in the suburban areas of almost all. ~ Local cities
with over 50% of large stores stock in central area is only 6% of 110 cities with 100 thousands people and only
13.8% of 152 cities with 30 — 100 thousands people. In most of local cities retail balance between the center and
the suburban area inclines toward the latter intensely from the viewpoint of sales-floor-stock.  On the other hand,
Roadsideshop Streets have been formed in Urbanization Areas and loose regulation areas but have not been grown
much in Urbanization Control Areas.

31 chapter clarifies the constitution characters or the inner circumstances and commercial environment of
Roadsideshop Streets from case studies of Toyokawa City in Aichi Prefecture and cities with loose regulation areas
in Nagano Prefecture.  Clarification of retail categories of stores, scale and size of stores, sites and parking spaces,
zoning uses, and location etc. enable Roadsideshop Streets to classify into 3 basic types.

4" chapter is constituted from 2 main researches and examines the interests of residents, who live ncar
Roadsideshop Streets, for various problems and opinions of administrative planners for improvement. Residents
near Roadsideshop Streets are much interested in urban planning problems from Roadsideshop. The priority of
improvements is roads infrastructure and land readjustment and the next priority is landscape design of
Roadsideshop Streets. Residents who are interested most intensely are people who have moved into the present
places in parallel with formation of commercial accumulation. On the other hand, accordingly to administrative
planners, improvements of Roadsideshop Streets are the prevention of environmental influences to near residents
areas, landscape design, improvement of arterial roads and land readjustment. ~ Administrative side thinks much of
new Roadsideshop Streets and forming Streets but thinks little of old Streets and formed Streets. Consequently in
the present situation opinions of residents with most interested in problems are not reflected to the improvement



course of administrative side.

5t chapter is composed of 3 main researches and makes clear the actual condition on improvement of
Roadsideshop Streets and the structural characteristics on landscapes and buildings etc. of Roadsideshop. 1%
research clarifies the planning method of road and grid patterns by an investigation the relation between site uses of
stores and the difference of road-patterns and land readjustment. 2" research is the nationwide one on District
Planning in suburban roadside areas and classifies the practical use of District Planning for Roadsideshop Streets
into 6 types. 3" research clarifies the effect of District Planning and space characteristics on landscape, buildings
and signboards etc.

1% - 5" chapter also extracts 10 urban planning problems on Roadsideshop Streets as follows:

Planning problem 1 is balance keeping between formed commercial areas as old shoppihg streets and forming ones
as new Roadsideshop Streets.

Planning problem 2 is developments control in loose regulation areas of local cities.

Planning problem 3 is arrangement of Roadsideshop Streets in the whole area of a city.

Planning problem 4 is control of Roadsideshbp Streets by zoning uses.

Planning problem 5 is adjustment of uneven lots.

Planning problem 6 is relief of the traffic congestion in arterial roads and facilitation of car-circulation.
Planning problem 7 is arrangement of store building in a lot.

Planning problem 8 is control of building form and facade.

Planning problem 9 is landscape design as signboards regulation, exterior design and planting etc.
Planning problem 10 is countermeasure against speed-up of stores accumulation.

6" chapter considers the planning problem from the circumstances of commercial and retail policy, which I call
planning problem 0; and 10 urban planning problems. [ suggest the necessity to strengthen the relation between
land use control and encouragement policy for retailing and the conversion of the images for suburban commercial
accumulation as for planning problem 0. [ consider the necessity of capping regulation for sales-floor stock -and
guidance on arrangement of commercial areas as for planning problem 1, the importance of land use control by
municipal bylaw or rules and the necessity to enlargement the planning area of guidance on commercial
arrangement as for planning problem 2, and a conception on arrangement of Roadsideshop Streets in viewpoint of
the whole city area as for planning problem 3. | also suggest the necessity of zoning uses to prohibit
Roadsideshop as for planning problem 4, the need of guidance on site uses and car-circulation as for planning
problem 5 and 6, prohibition of houses in roadside districts as for planning problem 7, the importance of
image-construction of roadside landscape to form a city’s own as for planning problem 8 and 9, and propose the
practical use of District Planning positively for Roadsideshop Streets as for planning problem 10.

Conclusion completes knowledge clarified in each chapter and considers a prospect and subjects after this.



