CHAPTER TV .

‘ \8ITE SBL&CTIOE AND‘EVALUATION (1)

| ‘In the near futu ‘ : ”:7«, be launehinw
;j~Ju$!ﬂ335§*S;%Fritﬂe whereby a large amount af |
financial reseurses has baan bué?eted for the :
retail salas functions and retail sales developmenz.ls
This 13 cartainly a very significant as well as
ambitious programme, and its sucecess or failure
rhingés,yery'heavily on the potentialities of the
new‘retail‘outleta envisaged in this programme. In
view of this, these new retail outlets which will be
develoned when the programme is implemented must be
capable of high sales volumes both immediately after
they ére developed and in the future so that
desirable returns may be assured on the large
iﬁvestmant. The key factor which should be considered

'becomes'apparent; it is the sales volumes of these

new retail outlots., How can the new outlets he

1 .

o 5At the time of budpet Erepara*icn for the
year 1067, the Retail Seles Dept. had planred to
increase the rate of exnansion of retail outlets,

For this particular budget, the number of new proposed
retail outlets was about 2& which was about twice
the rate of eMpansion envisarad in previous budrets.
The writer regrets that the agtual budget in
monetary terms is not available, due to its

B eaafidontial nature.




anpahlo ef higc

sale vﬁlu:cs? Ga?%aialy site selection

as aeiantific approach to the sclection of sites for

‘thesa aatleta, n3} forretting the part played by

:he dealer which {28 already been discussed. This

chaptﬁr faausea‘og

the selection of sites and the

geneml aPPmCh

rds such ] sélactian as adopted

byythe‘campanya |

Very broa;vy,~the'appreach;may be outlined

as f@llowa

il) Pinpeinting the suitable areas within
& city or area for Esso to market its

 products.

2) Identifying and isolatin~r the site factors
‘which are influential.

3) Summarising the available research findings
and evaluating the relative importance of
relevant factors which affect sales
potential.

4) Presentihg aklozical method of estimating

thé sale vélume of a site.

AREA ANALYSIS

411} wA cgmplgte discussion of factors related to

all types of 0ﬁtlets such as service statien, marina,
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mobile fuél station, curb pasp; etc. is rot possible.
The analysis presented here is limited to the most
common as well 8s most important type of retail outlets,
i.e. the aervice station, locating in or near a
reQidantial area, in a city or metropolitan arel.

The 111ustrat10n chosen is an area in Ipoh, Perak.

The steps takan are outlined below as

a hrﬁad ruide:
9n a~strvetmip of the city, the commerciél,
1ndustr1a1;ana residdntial areas are outlined (see
illnétfation 7).' It is not necessary to go into
great detail to classify the smaller sections within
them which may be zoned for other uses., Information
on aoning of the city may be available from the local
auth@rity such as the Ipoh Municipality Council, by
observation, or from the zoning maps of the city, if

available.

This will bring to focus the area where
the comnany has immediate interest in terms of acauisition
for development into service station. The area chosen
is ther: indicated on the map. 1In this illustration
the,arenchcsen is situated on the east of the Central
BusineééiﬁiStrict (CBD),‘demarcated by Ashbey lLoad,

AndefSOn Road? Kampar Lload,
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TLLUSTRATION 7: MAF OF I1FOH WUNICIEFA
SHOWING Lhis COmlbKCLAL, INDUSTRIAL
AND RESIDENTIAL AREAS.

Commercial
R881d923331
nght Industrial

ONE INCH IQUALS ABOUT 5.6 MNES
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ﬂavin? classified the areas, and pinpointed
ehe area which interasts the company, an analysis
of the raaidents' ineoac levels is then uﬁdclé !ssor;
111=utratiaa 8). Although in many residential ereas,
there are sabusectiuns compnsed of residents in
dift:raat eeancqie levels who as customers, ean differ

16
It is difficult to ebtain,infbrmatiem aheut
the 1neenm levels in a particular area like this, Ko
statistical report is certainly availsbdle. Howevar,
in determining the income levels, some ecomomic
indicators ean be used as the haamc of differentiatioen.
In this respect, the writer has made use of types
of residence and rough estimation of incomes as the
bases for demarcating the area into "hizh®, "middle”
and 'low income areas,
- Rumber of cars owned or types of car
ownaé may also be used as indicators of income
levels, However, this is difficult to observe and
such infbrnatiom is non-existent, by basins on
estimated incons and type of reaidanee& one can safely
generalise that the Thigh™ and ™middle” income prouns
are rcacrally car-owners or vehicle-owners,
This can be summarily presented as

CATUTTARAAN UNIVERSITY MALATA o

follows:
income Type of reaidence ] Egstimated Income ,
1. Low Houses penerally § . é
| with no garden . =" "Below $300 :
B -campound, and mostly . per mensem ;
B veod§n.d Fod S T i
. Middle @ Sinple.detached or
2 M . semi-detached houses, = ¢300 = ¢1,000 L
| may or may not have = per mensem i
IR 9ﬂ?ﬁ s S - I
o Single or detache ; ‘ 0
3 ey 5 heuﬁea or mansions, @ Above $1,000
. with 893010“5 rarden per mensem.

é x
| compound. |
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ILLUSTRATION 8: CLASSIFICATION OF THE
SELECTED AREA BY LEVELS OF INCOME

SN Commercial Area Showing The CBD.
SEEBR Middle Income
‘S High Income
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in their nurchase potertials, such sn analysis is

only hroadlf mad@.

This step will enable the cornany to identify

at a glance the most desirable locitinn to operate
iﬁ.‘ Sacondary types of data to be collpcted within
an ircome group are: the ams-levels, the number of
cars per dwellins unit, and the level of standard of
livine of the residents, Such information may b»
thainable from the local authority,by ohservation,

or by rourh estimation.

2L . ‘.

The next step is to evaluate the area chosen

and detefminé th> rete and éirectﬂon;ﬁ&gﬁiﬁiwﬁh>

growvth. It is important *o know what the area will
be li%e ir the future, as an area that looks ~ooc
to-day and is still grovwing is of more value than one
hhatg;f‘looks zood but hs:s rcached maturity or has

berun to decline.

A reasonable estimate of the rrowth of the
area may be made on the bazic of housinr development,
Baté oh the number of new housirns units erected over
the nast few years may be obtairable from the local
authority. Another good indicator is the hous;ng

prbjéété[that'afe‘under construction in the

i m
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ared. This can be pathered by observation, Infornntian
about roads constructed Trecently ancd about new

rotda is also very useful, 17

Contacts with local real estate arencies
are llaa banefieinl since they are generally well

1nf0rnad of grvyth trends, Informal discussions with
one or a few of these individuals can be of Freat

help in estimating the rate and dirﬁeticn of srowth
in the area,

Sten &

This step involves identifyins the traffic
arteries passing through the area. The feeder roads
of these main arterins, which also connect the various

sube=gections are also noted.

Gonaf;lly, traffic is oriented towards the
central business district (CBD) and the local shopping
areas of the city. <Ihe network of major streets and
roads is identifiadble from a knowledge of the area
by means of obssrvition or the traffic flow map of the
eity, if available. This will indicate how traffic

flovs'in’aut and throu-h the selected area. From

proposed

b §
7infarmatien on new proposed roads is

ginertlly very difficult to obtain as this is treated
as cunfidential.
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I1lustration 9 the a4 Jor streets are Tambun iioad,

Gopeng Road, Huch Low street aﬁd Brewster Road,

Step 5

| | Ravin: idertifjed the mejoy rreffic arteriecs
the next step ie 1o measure ths traffic volumes alonr
the main bhoroufhfaras i the srse, Thié‘will
indiéaté the traffic volumes and help to differentiate
between (a) the possible routes motorists can take

to and from work or shoning, and (b) the actual ones
they do rravitate towards. The takinz of a traffic
count. is usually very time-consunine. In order to
have ar accurate measure of th: treffic volume it

i3 necessary to take the count for at least one vhole week so
that the result obtained may he representotivs of the
weekly traffic flov nottern of the area, If -uch
information is obtainabls fro: the plannirn- unit of
the local authority or th. road transport authority,

the traffic count may be saved,

Bagsed on this inforretion, the subecsections
can now be listed in order of treffic volumes, as

indicated in the Illustretion 9.

Un to this point, in th: analyais, «fforts
have beén directed towards ratherins data about the

varinua sub-sections in the area vhere the company

wishes g5 market. It is now necessary to decide as to
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ILLUSTRATION 9; TRAFFIC COUNTS ALONG
THE MAIN THORQUGHFARES

wwmﬂsmmﬂwuawamam traffic volumes exposed LEGEND: T
to sites. Refer to Appendix 1. ~ Major Roads e
| | Feeder Roads __ |

Selected Strip '




which of these subesections the company would like to
consider first. Some consideration- that »o into
the evaluation can be briefly di=cussed here:

a) List the sub-sections in order with respect to

potential,

It is noted that sub-scetions with a hi~her
income level are usually preferrable, but it is also
necessary to investirate the averars are of the
residents in the sub-sections, If the are level is
hirher than the overall are the sub-saction may be
less desirable since the mumber of miles driven per

year normally decreases with aqelg

(say, over 40 ye:rs).
Thus, a sub-acetion whose income leval is more "middle”
than "hich®™ but the ave level is lower irdieating th:t
the younser people would be expected to travel more

often, may be preferrable,

Ti:e traffic flow infor~ation can also
terper judgement on which is the most likely sub-
scction to be developed. For one thinr, one must know
how many alternative routes there are in the particular
area 1# going to the CBL, OSince altern:tive routes
are available, potential volurme would be lost. Ferhaps

those with only one route are the most potertially

vt

aggg Inc., Retail Sales Levelopment, January 1,
1963, "Site Selection and Evaluation™, .
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profitable when compared to others vhich have many

alternative routes, This mey be true ever t hourh the

latter areas have a lareer porulation ar a hishap

income lavel,

All these factors must be esnsidered in

arder

to arrive at a list of the areas which can be exneceted
to obtain the srestest volure haced unon econmmic

anc sroasg traffiec factors,

h) ¥ithin the desirahle sub=sactions, idontify the

strin or »nortion of the rain tharsurhfares wheare an

sutlet enn bhe develoncd;

ne irmportant aspect in wakins =vch 8 choice
ig the 2oninr restrictions. 1If, for exornle, a
section of a particulsar thoroushfere haos no sarviecs
stotion, it is almoest & covtoivts thet gerine recty ot
are apainst establishines ¢ service ctztion thire, 1)
liovever, it appears to he zored #s a residential
area, but there are service statinns that were crcotad
durins the past few years, it is then evident thet
periit viriances have been nhtained or razoniny may

be ronesible. A further insncctinn oY thase existiine

gervice stations will indicate whether thare arae ano

-

seyere restrictions on building desicn or piacement

that would make the section decirable, dn any Cond,

4f the strip is desirable, rezonin: applicotion waj
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be attsuvted and bnildinz design planned to comply
with any apeeifie Fegulation current in the area,

should this pﬂrticular strip be chosen.

In choosinv the desirable strip, these

factors udll have to he considered., If there are already

a few stationa'exiftins in the particular strip, then
.t may not be so desirable since full potertial may
not heyr:’el‘lli‘sed. Thus, a strip where there is'no
serwieeﬂstatieh establishec as yet may be preferrable,
Also the diatancc of the strip from the CBD and the
possible routes that lead to the CBD but bypassing
the strip have to be carefully considered. Therefore,
a strip ﬁhere thery are no alternative routes to the
CBD and which is not too distant from the CBD may be

preferred.

In making the choice, all the data collected
in the area analysis are applied. In brief one can
generalise that a strip where the traffic volume is
high, and where there are not too many service stations
already in existence as well as few alternative routes
to CBD availablei’would be chosen. On these bases,
the strip as indicated in I1lustration 9 is chosen.

c) Lbcatcflnd‘idcntify sites that are available within
the desirable strip.

“Ii?   fh1§ 1§-theri§31 ,tgp in area analysis and
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bring.'thc lnnlyais down to the
site.

evaluation of the
This is discussed in the next chapter,




