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aBSTRACT
From an evaluation ~f the density concept, it was
concluded that the factors that influence density standards
L 8

have changed dramatically in the last two éécades_

Initially, in the nineteenth cenfury, density standards were

.developed in an effort to improve living conditions, but, as

planning theory evolved, density vas conceived to be an
allocative device for residential;space requirements and
service and facility provision. It therefore stood as a /
synoptic measure, summarizing-a complex array of ! '
environmental gariables in a single statistic which was
meant ﬁo expre;;ﬁseme desifeq;level of environmental
qQuality. In fact, the relationship between density and
environmental gquality va; clear only under conditions of
homogeneous development, such as could be found in suburban
tracts of single faéif; residences laid out on neighbourhood
unit principles. Under changing market conditions of the
past 15 years, and the dual pressure of more intensive
development of suburban land and a greater diversity of
suburban housing, the use of density standards for planning
purposes has simultanec;sly become more obscure and more
controversial. To the owners of singlerfamily houses, in
particular, att;mpts to i@crease the density of residential
land use are freqguently seen as a threat to everything that
they value in the subgrban environment,

An interpretation of these suburban density issues was

developed from the responses of an opinion survey

iv
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' -ty
ted to single family homeowners in three differently
ed neighbourhoods in H;st Jasper Place. The pufpése'éf
the survey was to determine th; factors which influence
density and density-related reactions. As the study area,
“West Jasper Place vas selected on ihe basis of housing
development characteristics, planning histﬂfy and documented
density protests.

The survey findings showed that density pet se did not
represent a major influence in housing reactions. The
"neighbourhood effect,” or the way in which the -
neighbourhood environment is regarded as a place to live,
wvas much more important., It affected not only reactions to
housing, but to all residential characteristics. It was also
concluded that internal design characteristics of the
pgighbéurhgéd (land use layout, distance between housing
types, location of multiple housing) and design elements éf
different housing types do not significantly contribute to
reactions.

The sugaeyffinéings also indicated that density
standards have not been an effective way of addressing
current density-related issues and problems in suburban
develepmenﬁi From a review of recent app{icaticns of the
density concept, it was concluded that the development of
baensity*relatgd guidelines provides planners with a much
better understanding of the role of density in suburban

development and the complex relationships of the variables
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The éufpcse of this thesis is to evaluate the planning
application of the density concept through a case study of
residential development in West Jasper Place, Edmonton.
Here, as in other suburban areas in Edmonton, the density of
residential land use has become an issue of great concern to
residents, planners, developers and municipal politicians.
Much local controversy has erupted, chiefly on the
initiative of single-family homeowners who fear a loss of
vital aspects of environmental quality as development
densities are raised. It is in this sense that density is
objective is to draw out the implications of these resident
fears for the contemporary application of density measures
or standards in residential land use planning.

Although density has played 'a crucial role in the
planning andzaesign of residential areas since the origins

a concept that® has

of the modern planning movement, it i
created many problems and a:greatideal of confusion. This
can be attributed to the failure of land use planning tﬁegry
and practice to keep abreast of chgnggsiin Canadian society.
In particular, different housing and environmental needs,

1



and changing priorities in suburban development, haye
undermined the effectiveness of density standards as a
simple control on environmental quality.

Initially, during the nineteenth centur density
standards were developed in response to over:rggéed and
unhealthy housing conditions, Given the standard definiti@n
of density as "a measure of the designed population capacity
of the land"' and "the degree of closeness with which
dwellings, and hence the people occupying them are
arranged,"? early density standards were based on criteria
of health, safety and privacy. These still represent
important elements of the density ccncept; in the sense that
density controls are meant to ensure that some desirable
minimum standard of living conditions is achieved. More
recently, that view has broadened and density standards have
been used as an allocative device for residential space
requirements and the delivery of services and facilities.
Thus, the role of deﬁsity is crucial because density
controls really provide a framework for the residential
environment that encompasses not only living conditions and
housing requirements, but also the provision of education,
recreation, transportation and other facility and service

needs for a projected population. Yet, it is in the very

[y 1

bfeadth Qf 1ts rgm1f1cat1ans that the weakness of the

'F. S. Chapln and E.J. Kaiser, Urban Land Use Planning
(Chicago: University of Illinois Press, 1979), p.50
'Ministry of Housing and Local Government, The Density of

Resident ial Areas (London: Her Majesty's Etaticnety Office,
1952), p.!



yilensity concept rests. On the one hand, it is seen as a
synoptic measure or indicator of environmental quality and,
following from that, a convenient way of expressing baseline
staédaras for future development. On the other, little, if
anything, is actually known about the ability of the
conventional density measures to express anything of
5i§ﬁ!ifi§an:e about the @mterdependence of complex
environmental variables.

This general problem has been intensified in Canada in
recent years by the changing conditions in the housing
market, which have made a virtual necessity of higher
density development. This has run counter to conventional

planning approaches towards suburban areas, influenced as

[

they have been by the neighbourhood unit concept and single
family housing development. But, in the last two decades,
the rapid inflation of land prices, higher building and
servicing costs, and changing household composition have
created a need for higher density housing forms to be
accommodated in subufbanlafeas. The result is suburban
neighbourhood environments composed of a mixture of déta:heé
and multiple housing.

One outcome of this trend to an increase in the average
density of suburban development has been syviggfcus and,
apparently, unexpected resistance from single family
homeowners. Their protests are based on the belief that

ed amounts of multiple housing will devalue their

increa

property, increase the competition for public facilities




services, and create social problems because the lower cost
housing will attract what are perceived as undesirable
sociéeconomic groups. This situation has created a real
problem for planners. Essentially, solutions to two
increase the densities of suburban neighbourhoods in a way
that is acceptable to single family homeowners, and how can
housing be provided at a low cost while still maintaining
some desirable standard of environmental conditions?
Through a case study of in West Jasper Place, this
thesis will identify how planners are coping with the issues
that affect the application of the density concept in
suburban neighbourhoods today. Have planners succeeded in
recognizing the problems and the implications of increased
densities for homeowners? What are the characteristics of
. multiple housing that incite negative reactions? Is the
development of multiple housing the only solution to

providing low cost housing in suburban areas? To address

guestionnaire survey was designed and distributed to
homeowners asking for their opinions about neighbourhood
housing, public services and facilities, and other
residential characteristics that are affected by density
controls.

was based on its characteristics of housing development and

neighbourhood design, its planning history, and its record



of homeowner protests towards housing densities. Although
most of the neighbourhoods in the area are designed around a
mi;ture of multiple and single family housing types, the
exceptions of Callingwood (primarily multiple) and Westridge
(primarily single family) permitted a comparison of
reactions in three differently designed neighbourhoods. The
third neighbourhood, Aldergrove, was selected on the basis
of highly publicized homeowners' opposition towards housing
‘projects that would increase the average density of
development in the neighbourhood. Concern for density igsues
in all three neighbourﬁoods indicated that homeowners should
be interested in a survey dealing with housing opinions.
Chapters -2 and 3 are devoted to the history of the
density concept and the factors that have changed its role
and application throughout time. From its origins in the
sanitary and housing reform movements of the mid-1800's to
the American Public Health Association's attempt to
establish generally acceptable density standards, the
planning literature is reviewed in Chapter 2 to trace the
development of the density concept at a time when the desire
to improve living conditions represented a planning
priority. Chapter 3 focuse§ on the factors that have
affected the treatment of the denSity concept during the
last two decades. In particular, changes in the Canadian-
housing market and the implications of inéreased suburban

densities for homeowners are considered.



The selection of West Jasper Place and a description of
the area's planning characteristics are presented in Chapter
4. This is a::@mpénied by an evaluation of the 1967 Outline
Plan for West Jasper Place and the 1972 Amendments, to
determine the role of the outline plan concept and density
standards in the development of the area.

In Chapters 5 and 6, the research methods employed in
‘the thesis and the findings from the survey are revieved.
The development of the guestionnaire and a description of
its contents are presented in Chapter 5. Samgling and
guestionnaire returns are also discussed. The analysis of
the gquestionnaire response pattef%s in Chapter 6 reveals
important implications for the application of the density
concept, particularly the discovery of the "neighbourhood
effect.”

The final chapter of the thesis reviews the most recent
attempts by Edmonton planners to apply the density concept
in suburban neighbourhood environments. The Jdensity
guiéeliﬁés in the "Distribution and Design of Neighbourhood
Density Report" are compared to the findings of the Housing
Opinion Survey, and conclusions regarding the present
function of density standards and the role of
density-related design guidelines in suburban develgpmgnt

e presented,



I1. CHAPTER TWO

THE APPLICATION OF THE DENSITY CONCEPT

A. DENSITY DEFINED

Residential density is defined, in principle, as "the
degree of closeness with which dwellings, and hence the
people occupying 2%em, are arranged."' In practical terms,
this means that it is "a measure of the designed population
capacity of the land,”* and "the method of expressing the
number of people or the number of dwelling units on a

particular plot of land.™’
Although density is a means of expressing such physical
relationships as persons per acre, building coverage and

floor area ratio, it is much more than a measurement

(o]

technique. As a planning concept, it is a manifestation of a

fundamental concern for the relationship between people and
the amount of land they need for their accommodation.* While
planners utilize density calculations to estimate land

needs, these calculations are made in an effort to ensure

1952), p.1

'r.S, Chapin and E.J. Kaiser, Urban Land Use Planning
(Chicago: University of Illinois Press , 1979), p.S50

' Urban Land Institute, Residential Development Handbook
(Wwashington: Urban Land Institute, 1978), p.153
‘Ministry of Housing and Local Government(1952), p.2



that certain desjrable standards are obtained for new
. development, and to convey an idea of present sfandards for
existing development.® Thus, density standards act as
criteria for residential development, for they are usually

ical values setting the maximum number of

La |

expressed as nume
people per unit area of land. As a control device, density
standards have a major value in subdivision regulations,
zoning ordinances and so on, for they "give assurance that
land :fcwdingiéeanga:hments on daylight and similar
blight-inducing factors will be controlled.”* In relation to
living conditions, however, the significance of density
standards and measurements is more complex, for they do not
directly reflect design qualities or physical aspects of
development. To appreciate the role of density standards, it
is necessary to identify the basic needs that should be
fullfilled in the planning of a residential area and how
these needs would be affected by alterations in éensié§gi
The United Kingdom Ministry of Housing has summarized
the basic residential needs in the ferm‘af four principles:
1, "Enough living accommodation arranged in a
suitable var.ety of dwellings.”
2. Dwelling arrangement should provide access to
light, air, sunshine, and open space.

3. The physical relation between service facilities
e mmm—————————
*IBID
‘American Publit Health Association-Committee on the Hygiene.
of Housing, Planning the Nelghbourhood(Chicago:Public
Administration Service,1960), p.36
'Ministry of Housing(1952), p.2



(such as shops and schools) and dwellings should
be convenient.
4. The scale and position of the residential area

should be convenient in relation to the rest of

the urban area, iﬁ:luéing places of employment,®
As a planning tool, density standards are an attempt to
express? numerically, the most effective means of satisfying
these principles. Although each can be considered
separately, the difficulty confronting planners is that the
principles are contradictory from a desigg perspective. To
provide a residential environment that satisfies the
_criteria of ample dwellings, spaciousness, and open space
for outdoor activities, planners would have to restrict
development to low densities. If, on the other hand, there
is a desire for living conditions in which convenience and
accessibility are stressed, it is apparent that more
compact, high density development would be appropriate.

In attempting to provide "desirable"” living conditions,
however these are defined, the planner is confronted with
the problem of determining a balance among the factors that
control residential density itself, and that entails
compromise. As the Ministry of Housing report concludes:

"The point at which to strike the balance will be a
matter of opinion, often of controversy, and will
involve decisions of policy on such vital matters as
the proportion of people to be accommodated in
houses and flats."’

*IBID
‘Hiﬁi;try of Housing(1952), p.3
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It is apparent, then, that while density standards can be
regarded as numerical representations of the balance among
factors which affect living conditions, differences in
residential needs and local conditions make it impossible to
determine absolute density standards. It can be concluded.
therefore that the purpose of density standards is not to
provide a universal format for the development of
residential areas. Rather, density standards should
represent a calculated balance of residential needs to be
used as a planning guide to ensure that a desifable minimum
standard of living conditions is achieved. And both the
desirable minimum standard and the acéeptabig balance will

vary with the circumstances of time and place.

B. THE BEGIE?IHGS QFETHE MODERN PLANNING MOVEMENT

The concern for "suitable"” densities and the controlled
development of residential areas originated in the sanitary
and social reform movements of the mid nineteenth century,
notably in Great Britain and Germany. Both will be reviewed
here, along with the rather different orientation that
emerged later in the United States. The purpose is to show
the density concept, which began as a comparatively
straightfoward control upon environmental health conditions
through the prevention of overcrowding, gradually took on
larger meaning in planning theory and practice.

Low standards of housing documented in reports by



11
Engels,'*® Chadwick,'' and others, earé;g;h the Victorian
period, created interest in public health and the provision
of services to improve the overall quality of urban areas.
In the early period of industrial development, before the
introduction of mass transit systems, workers were
encouraged to live close to the factories. An increase in
urban migration was accompanied by housing shortages, aaﬁ
also changed the physical structure of the towns. Provisions
for open space and public parks were not considered, and the
demand for working class housing encouraged the close
arrangement of buildings. With the absence of building
regulations and land use restrictions, severe overcrowding
and back-to-back houses were evident in many industrial
towns.'? Although high density housing was seen as a
solution to the housing problem, this development pattern
was underlain by a powerful financial motive:

"In general, working class housing districts were

built purely as a commercial undertaking......

Congested prgperty, built back to back in confined

areas, was constantly increasing simply because it

was a profitable investment, although it imposed a

heavy cost on the community."”'’ i

In addition to the excessive building densities, a lack
of public maintenance and sewverage facilities caused a
'*F. Engels, The Condition of the Working Class In England
(Oxford: Basil Blackwell, 1958 edition) )
"'M.W. Flinn (ed.), Report on the Sanlitary Conditions of the
Labouring Population of Great Britaln by Edwin Chadw ick,
1842 (Edinburgh: Edinburgh University Press, 1965)
"1G,E. Cherry, Urban Change and Planning(Henley-on-Thames::
G.T. Foulis and Company, 1972), p.30 o
‘3w, Ashworth, The Genesls of Modern British Town

planning(London: Routledge and Kegan Paul Ltd., 1954), pp-.
20827 -
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further decline in living conditions. Since there was little
or no space between the houses, access to light and air was
severely limited. The situation was similar for water and
drainage facilities; street cleaning and sewage disposal
became the responsibility of local residents, and dwellings
were forced to share an intermittent supply of water.'®

In response to the inadequate residential environment
of working class areas, Chadwick completed an independent
report in 1842 on the sanitary conditions of Great Britain's
labouring population.'*® The significance of the report was
that it clearly identified a relationship between excessive
housing densities and deficiences in public sanitation and
;menities. Although Chadwick's principal concern was the
decline in morality and the increase in disease caused by
unsanitary and overcrowded housing, the report's detailed
descriptions of high density districts and the intensity of
public health problems changed the public's opinion towards
urban life and sparked a variety of reform legislation, such
as the Public Health Act, 1848. It was also Chadwick's
conviction that overcrowding and the subsequent
deterioration of living conditions was increasing, and he
used his reporﬁ to cite examples of this trend.'’
Additionally, the report identified environmental causes for
the spread of cholerea, typhus and other contagious

'4G.E. Cherry(1972), p.31

'sM.W. Flinn (ed.), Report on the Sanitary Conditlons of the
Labour ing Population of Great Britain by Edwin Chadwick,
1842(Edinburgh: Edinburgh University Press, 1965)

'¢M.W. Flinn (1965), p.10
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diseases. In particular, typhus was termed the "poor man's
disease”™ because of its presence in high density districts;
"it was the pf@éuct of squalor, insanitation and
overcrowding, a perquisite of working-class housing."'’
While it is apparent th;z Chadwick recognized the
health problems associated with high density environments,
his documentation of substandard living conditions did not
help improve the guality of working class housing in central
urban areas. With a public attitude that saw the decay of
working class districts as only a temporary characteristic
of urban growth, the impact of the urban reform movement was
still limited to providing the public with an awareness of
conditions.'* On the surface, the Public Health Act of 1848
and subsequent national legislation represented progressive
steps towards the improvement of h@;siﬁg conditions for the
working classes. Although the 1848 Health Act gave local
authorities the powver to control cleansing, sewering,
paving, and the provision of a water supply, its adoption
was inconsistent throughout Britain. Many local governments
were poorly structured with over-lapping responsibilities
and waste among different bodies and commissions. Cherry
indicates that in the corporate and non-corporate towns of
England with populations of more than 5,000, only 175
developed local acts from the national Public Health Act
while 296 towns failed to adopt the national act for local

'"'M.W, Flinn(1965), p.10

"*W, Ashworth(1954), pp.52&65
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o
conditions. '’ Moreover, the 1848 Act failed to establish

local government boundaries that would correspond to

built-up areas. Large parts of the industrial towns were

excluded from local government congrols, or were the
responsibility of outlying parish authorities. The situation
did not change until 1875, when the revised Public Health

Act established a national structure of urban and rural

‘sanitary districts with clearly defined responsibilities.?®

In addition to the problems associated with local government
jurisdiction, slum clearances sparked by the 1848 Act only
disrupted the supply of housing and aggravated the
situation.?' As a result, the state of housing in the
central working class districts did not improve: they were
still high density, overcrowvded areas for families with
marginal wages and assets who could not afford alternative
accommodations,

One response to the close dwellings and unhealthy
living conditions found in the central city was the rapid
development of suburban areas in the late 19th century.
While.suburban growth was attributed to increasing
population numbers, the initial spread into outlying areas
vas associated with the quest for social exclusiveness by
the upper and middle classes.’’ For the upper classes, the
availability and low cost of land presented an opportunity

'*G.E. Cherry(1974), p.38
1*G,E. Cherry (1974), p.29
11'G,E., Cherry(1972), p.17
131BID, pp.62-64




to hold large properties, and the housing style and size
- represented i symbol of social status and:uealth. Social
motivations also attracted the middle classes to the
suburbs, but the outward move was based on practical

considerations of regard for health.?’ Because the intense

| asso&iated with overcrowding and disease, the begfge@isie
were drawn to the suburb§ by their superior sanitary
conditions and greater privacv and 1iving space. It was
apparent that these features Gould be most effectively
provided in environments of low densities.

With the comparatively low cost of suburban land, low
density housing also became affordable to the upper levels
of the working classes, the so-called "labour aristocracy.”
To a certain extent, however, the development of suburban
areas was dictated by the availability of public transport.
In particular, the growth of working class suburbs was
dependent upon the cheapness and frequency of commuter
trains or tramways which linked the outlying areas to the
industrial city centres.?‘ Although public transport enabled
the more affluent working classes to escape the high
density,overcrowded environments, it also encouraged urban
sprawl and increases in suburban land values. The demand for
inexpensive, low-density housing forced developers to
consider land located farther and farther away from the city

——————— . — — —— g - ———

13G.E. Cherry(1972), p.65
14y, Ashworth(1954), p.149&150
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centre. While the lure of better living conditions continued
t6 attract families from the central districts, a lack of
legislative authority in the suburbs sometimes allowed the

nd substandard housing. '’

rapid construction of faulty
Additionally, there‘was no assurance that public services
and sanitary facilities would be provided to new homeowners.

As a result, the development of healthy and safe suburbs
partly depended upon the outward movement of urban
government boundaries, since boundary extension also meant
the extension of building byelaws and public health cant%alg
into erstwhile rural areas.®®

Regardless of the problems asseciateé with suburbang
growth, it is apparent that the movement to the suburbs by
the middle and working classes reflected a general public
outlook towards density: that high densities represented
unhealthy and immoral environments, and low densities
provided the improved living conditions of cleanliness,
privacy, efficient public services and greater space. The
impression that low densities were "good,” and high
densities "bad,"” proved to be an underlying motive in the
continuous development of suburban residential areas. In
essence, the density concept was established during this
period of planning history, and, as will Ee shown, the
application of density in modern residential design still
reflects some of the early principles found in the social

23w, Ashworth(1954), p.157
3¢IBID
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and sanitary reform movements of the 19th century.

As with the development of the suburbs, the emergence
of the planning movement in the late 19th century reinforced
the shift towards low density housing. According to Cherry,
the town planning movement arose from the search for an
ideal city and society by architects and community builders.
1 Be:ausé of the continual concern over working class
housing conditions, public officials and reformers believed
that government intervention was necessary if better living
environments wvere to be provided. In particular, government
intervention meant that officials could establish public
health and housing standards, essentially by setting strict
limits on the density of development. A critical step
towards controlling housing conditions was the 1875 Public
Health Act, which called for a central body of control and
locally administered sanitary districts in urban and rural
areas.!' However, the most important feature of the act for
the present purpose was its comprehensive approach towards
the improvement of housing conditions, for much of the
legislation in previous sanitary and health-related acts was
consolidated in the 1875 Public Health Act. Although the act
did not directly identify the need to regulate "density" per
se, the power to adopt byelaws concerned with overcrowding

and space between buildings was a critical component of the

act's overall purpose. As an example, section 90 provided
1'G,E. Cherry(1972), p.84
**1BID, p.85
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local governments with the authority to fix or limit the
number of persons who could occupy a dwelling, and section
157 addressed the importance of regulating the spacing of
buildings:

"Every urban a.-hority may make byelaws.... with
respect to the sufficiency of the space about )
buildings to secure a free circulation of air, and
with respect to the ventilation of buildings." **
National regulations compelling local authorities to

greatly improved

build sewage works and water supply system

tricts as well,

w

the living conditions in working class di

and the deaths from epidemic diseases, all due to poor

authorities the power to regulate the construction of new
steets and new buildings, the 1875 Public Health Act
advanced the conditions of working class housing and ensured
that a higher standard was maintained for new development.
Despite these improvements, however, housing
deficiencies and unhealthy conditions were still evident in
many cities of Britain. The 1875 Act was therefore followed
by several public inquiries into the housing conditions of
the working classes. In particular, the royal commission of
1885 recommended an extension of local government duties,
including housing inspections for sanitary conditions and
the power to purchase land and provide loans for municipal

housing projects. These recommendations led eventually to

*'The Public Health Act, 1875, The General Public Statutes,
Victoria 38439, Chapter 55
*G.E. Cherry(1972), p.68
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the development of The Housing of the Working Classes Act in
1890. As a national act governing local authorities, the
importance of the 1890 Housing Act was that it represented
the first public general act related to housing, and it
provided the basic foundation of the long succession of more
effective housing statutes from 1919 to the present. *' With
particular reference to the the density concept, the 1890
Act offered more. stringent density guidelines for local
authorities than the 1875 Health Ar+. The word "density” was
still not used, but the "general esecution schemes”
presented in the act contained the critical elements of the
density idea and recommendations for their control. In
particular, section 12(4) addressed the need for some form
of éensity;fegulatians, and while the responsibility for
developing such regulations was left to local authorities,
be considered:

"For the erection of dwellings for the working

classes the local authority shall impose suitable

conditions and restrictions as to the elevation,

size and design of the houses, and the extent cf the

accommodation to be afforded thereby, and shall make

due provision for the maintenance of proper sanitary

arrangements,.”'?
Like the Public Health Act, the 1890 Housing of the Working
Classes Act led to further impraveméﬁts in public health and
housing conditions, and a further reduction in death rates
“HSISBUFy s Sfatutes of England, Volume 16-Housing(London:
Butterworth & Co. Ltd., 1970), p.2

*1The Housing of the Working Ciasses Acts, 1890, The General
Public Statutes, Vol.53454, Chapter 70
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‘and infant mortality.®® By the end of the century, it was
apparent that improvements in housing and urban living
conditions could be achieved by regulating densities, and as
part of an effort to provide the prized conditions of air,
sunlight and water, the concern for density regulations
became an essential element in the development of early
planning legislation.

While the statutes of the late nineteenth century
represented major legislation in their effect orr the course
of residential development, the movement towards higher
quality housing was still greatly influenced by strong moral
judgements. In particular, social reformers argued that the
improvement of living conditions was a necessary
prerequisite for raising the moral character of the working

classes.’* Individual shortcomings and moral delinguencies

were blamed on the poor quality of urban life and the
problems associated with overcrowding. The quest for high
moral standards plus the basic human necessities referred to
in LeCorbusier's major works as "soleil, espace, verddre,”’?
became the foundation of the modern town planning movement.
By continuously exposing the social and personal costs of
overcrowded and unhealthy housing conditions, Booth, Ruskin
and other social reformers gradually gained acceptance for

the idea that residential environments should be controlled

33G.E. Cherry(1972), p.90

s41BID, p.91

»sLeCorbusier, The Radiant City (New York: Orion Press,
1967)



21

and planned. Interest in social problems, and changing
attitudes towards rapid urban growth and its subsequent
housing deficiencies, also contributed to an emergent town
planning view.**

The emergence of a distinctive body of planning theory
in the early 1900's marked the first serious attempt by
planners to consider the use of residential density
restraints and controls. Functional approaches to housing
layouts were described in early planning textbooks by Unwin
and others, and for the first time, previously accepted
design precepts were attacked and criticized. ’’ Although
sanitary controls and byelaw develgpmgnt;cent:ibuted to the
improveifent of urban living conditions, Unwin insisted that
street placement and backyard size were more effective
regulations for the reduction of overcrowding and density.
In his 1912 paper, "Nothing Gained by Overcrowding,” it was
shown that lower residential densities could be achieved by
reducing the proportion of land devoted to roads. As a
result, the size of the housing plots could be increased, so
permitting more space between housing structures.’*® A
smaller area in roadways also implied that transportation
and servicing costs decreased as the intensity of
development was reduced.
2i6.E. Cherry(1972), p.91
»'W.L. Creese(ed.), The Legacy of Raymond Unwin: A Human
pPattern for Planning(Cambridge, Mass.: The M.I.T. Press,
1967), pp.68-108
1+1BID, pp.109-126
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When compared to the emergence of the town planning
movement in Britain, the application of the dEﬁsiE%FCGﬁ:EQt
in German cities can be regarééd as more effective En the
improvement of living conditions and the regulation of new
residential development. An evaluation of German approaches
to density controls is therefore important for understanding
the development of the density concept. Although the
concerns of reformers in Germany were also directed towards
elimgnatiﬂg overcrowding, improving the physical environment
and providing healthy housing to the working classes, as
they were in Britain, the first attempts at regulating
densities came with the development of zoning ordinances.
The origins of zoning were linked to building regulations
dating back to the 16th century, where the principal
" concerns were fire and structural safety. By the 18th
century, German state governments had begun to issue
regulations covering structural solidity and building form,
and, gradually, these regulations became standardized and
" broad in coverage.®®' They were also concerned, in various
ways, with density control, since they typically regulated
such aspects of development as the unbuilt portions of a
lot, building height and placement, and light access.
Although it has been shown that many of these
éeﬂiigy!reincié elements are evident in British ééglth and
housing acts as well, the Germans paid more attention to the
::;:;:‘EEE;;:;%;;!Americaﬁizatian of German Zoning" (Journal

of the American Institute of Planners, Volume 42, #4,
October 1976), p.379



23

inefficiency and ugliness of new urban development, whereas
much of the British legislation was directed towards the
improvement or renewal of existing housing. The attention to
new development is particularly evident when comparing the
structure of administrative control and boundaries in the
two countries, for unlike Britain, suburbs in German cities
were put under city regulations or consolidated with the
cities’' informal town extension schemes. **

While there was a trend towards a uniform application
of building regulations and ordinances in German urban areas
during the 19th century, in the 1890's a number of cities
dropped the concept of total uniformity in favour of
developing various zones or districts. For cities such as
Frankfurt, Berlin, Stuttgart and Hanover, early zoning
ordinances consisted of zones specifying the type of
development permitted and the standards regquired. However,
the most notable characteristics of these zoning ordinances
was that the regulation of building heights and lot coverage
formed the primary basis for distinguishing the zones.*' In
addition to controlling the density of residential
development, the "density zones” also had the advantage of
segregating undesirable land uses and ensuring that a

specified land use was predominant in each zone. By the end

Urban Planning: Germany and Austria in the Nineteenth
Century,” in A, Sutcliffe, ed., The Rise of Modern Urban
Planning 1800-1914(London: Mansell, 1980), pp.31-54
‘'T.H. Logan(1976), p.381
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controls with land use zoning represented a logical
extension of the density concept. As will be shown later
however, the application of density controls by zones was
most influential in the United States, wvhere zoning became
one of the foundations of the planning movement. /

While early planning literature emphasized the
importance of density controls, the emergence of the Garden
City Movement and the use of restrictive zoning in the

nited States dramatically changed the outlook towards the
design of residential areas. In particular, the
establishment of density standards became a critical element
in the design process, for density was seen as an effective
means of ensuring healthy living conditions.

The emergence of the Garden City Movement in the early
1900's marked a change in attitude towards urban development
and desired lifestyles. Ebenezer Howard was the father of
the movement, and his book Garden Cities of Tomorrow
contained proposals to limit the physical spread of cities.
+1 ypon reaching a predetermined size, further growth would
be restricted to planned, self-supporting satellite towns of
30,000 residents. Between developed areas, a belt of
permanent open space, primarily used for agricultural
purposes, was placed in an effort to provide the desired
qualities of clean air, water and sunlight. In offering more
open space, Howard gttgmpteé‘ta "raise the standard of

- - — e - - — == = =

¢1E. Howard, Gardéﬁ Citles of Tomorrow (London: Faber and
Faber Ltd., 1946)



health and comfort of all true vorkers of whatever grade-
the means by which these objects are to be achieved being a
healthy, rational and economic combination of town and
country life."*? The significance of the Garden City formula
was that the use of land was not seen purely as an economic
venture; instead, Howard and his followers felt that land
use applications must contribute to improvements in the
quality of life, particularly for the working classes.
Haiérd's planned garden cities represented a turning
point for residential development, since segregated land
uses and lower densities were deliberately employed to
secure healthy living conditions. Land allowances for
individual housing plots were increased in anfeffart to
provide all social classes with essential public amenities
and to improve the immediate access to sunlight and clean
air. In addition to satisfying basic human needs, lower
densities offered private open space to each household. .
Howard also concluded that allocating sufficient gagéen
space to all housing lots would allow families to experience
the advantages of country life. With its underlying desire
to provide the advantages of town life in a spacious and
healthy setting, the Garden City Movement represented a
basic set of beliefs about residential design tnat are still

evident in current planning applications.*®

**IBID
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By contrast, the initial applications of density
century were related to land use segregation rather than to
attempts to reduce the intensity of development. Although
the United States suffered from housing and living
conditions similar to those found in Great Britain, local
government in America was corrupted by giant corporations
and syndicates, ‘' and was increasingly under attack by
progressives and reformers. Additionally, private land
ownership and subsequent aévelapment were fragmented, and
residential areas were readily encroached upon by business
blocks and light industrial activities. The lack of

continuity in residential areas was a problem that

to prevent mixed land use came in response to the demands of
health departments and housing reformers. *‘*‘ Combined with
height restrictions and an underlying desire to develop
homogeneous resiéentgal areas, attempts to segregate
incompatible land uses were considered to be the faundaFieﬁs
of the early zoning movement in the United States. In
addition, however, American planners and reformers were )
aware of the use of zoning in Germany and "used the
precedent as part of their argument for its adoption."*’
Visits to Germany by Marsh, Olmsted and other planning

‘*M. Scott, Amerlican City Planning Since 1890(Berkeley ,Ca.:
~ University of California Press, 1969), p.40

‘¢M. Scott(1969), p.75

‘’T.H, Logan(1976), p.377
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advocates led them to accept the value of zoning as a
planning tool, and their published descriptions of German
zoning systems introduced the concept to American planners,
By imposing building height and land use restrictions
early planners also contolled density. But while zoning vas
used to "protect single-family residential areas from
invasion by factories and apartment houses,™** and to
"protect lawful investment and not to inju}e assessed
valuatipns or existing uses,” '’ as a planning tool it did
not contribute to the improvement of hous:ing for the poor.
As Logan concludes, "there is no evidence of their use
[zoning ordinances] for housing reform through decreased
density of working-class homes."'* Although writers in the
early 1900's emphasized the need to reduce densities in the
interests of housing reform, zoning resolutions developed in
New York and other cities did not focus on the
"decongestion” of housing. The New York resolution of 1916,
for example, was "dominated by the financial and commercial
interests of the city” and so limited itself to restrictions

on the height of skyscrapers and the exclusion of

o |

manufacturing from hi-gh quality commercial areas. *' I
fact, the Advisory Commission which drafted the resolution
bluntly stated that "zoning was designed to promote business

interests, not injure them for the benefit of the working
ssM, Scott(1969), p.152

«*S.1. Toll, Zoned American(New York: Grossman Publishers,
1969)pp. 182&183

s H. Logan(1976), p.382

"'M, Scott(1969), p.155



class poor."*?

In .the American applications, then, the priorities of
zoning changed from the attempt to improve working class
housing conditions to the exclusion of the working classes
from middle class housing areas and the imposition of height
restrictions on commercial buildings. Originally, in
Germany, zoning ordinances were a response to the U
overcrowded, unsanitary living conditions of the working
classes. As in Britain, the objectives of German reformers
in the 19th century we;e to improve the physical environment
of cities and provide the working classes with housing and
public amenities that would ensure a healthy life. In the
drive towards housing and urban reform, the regulation of
density was critical, for it was a method of ensuring that
desirable housing and enYironmental standards could be
achieved for the working‘classes. Zoning was thus used to
promote the development of new fesidential areas for th
;orking classes as wefi as the middle class, through th
control of such factors as development density and building
bulk.*®? Although advocates of zoning in Amerjta initially
voiced a similar concern over~sium conditions, the
improvement of wofking class housing and the need to reduce

"congesti'on,” all of which could be ameliorated by reducing

the gross density of development, these conditions were soon

- - —— - - ——

s1p, Marcuse, "Housing policy and city planning: the
puzzling split in the United States"(Shaping an Urban World.
Ed. G.E. Cherry, London: Mansell Publishing, 1980)p. 33
s27.H. Logan(1976), p.380
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overshadowed.'* In the development of new residential areas,
density was not a zoning issue, except in the loose sense
that low density was equated with a desirable residential
environment. Rather, zoning regulations were directed
towards protecting the property values of landowners by
excluding conflicting land uses and working class housing.
Thus, wh{le zoning répresented one of the most important
contributions to the early planning movement in the United
States, it drﬁmaﬁically changed the role of the density
concept, for the regulation of density to ensure healthy
living scnditicﬁs for the working classes was no longer

regarded as a planning priority in residential development.
/

C. THE NEIGHBOURHOOD UNIT CONCEPT

Although zoning héé considerable ;mpa:t on housing in
the early years of the American planning moveme 7 as a
residential planning toolk it dié nét’meet the o ctives of
housing and urban reform. ** While zoning éfcviééé the
desirable qualities of homogeneity and exclusion, its

‘application as a residential planning tool was limited to

density for a residential area, planners merely used the

local zoning restrictions as a guideline, and since the ?

zoning was primarily influenced by existing development,

uniformity with surroundings formed the basis of density

s+p, Marcuse(1980), pp.30-36
ss7 H. Logan(1976), p.380
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criteria.'* With the introduction of the neighbourhood unit
concept in the 1920's, however, it was realised that this
approach was no longer adequate, especially for the design
of new residential areas.

The c@ntfibutiaﬁ of the neighbourhood unit concept
cannot be overemphasized, since it has been the most ?iéely
used model of residential design for the past SD-years." As
developed by Clarence Perry in the books Neighborhood and
Community Planning and Housing for the Machine Age, it
formed the basis of modern planning standards, particularly
as presented in the influential manual Planning tQE ;

Ne ighborhood (American Public Health Assaciatiﬁﬁ,ﬁ1969)i“
I1n addition to providing general design guidelines for .
residential areas, the neighbourhood unit greatly
ccntfibu;ed to the practical influence of the density
concept, because it required density controls and guidelines
to be viewed as more than just a planning tool to ensure the
provision of essential services. As with the layout of
streets, open space areas, and commercial facilities, Perry
felt that regulated densities determined the "residential
environment” and the "character of the neighbourhood.™*’

Since one of Perry's objectives in developing the

1eg.1. Toll(1969), p.181&182

s7A.A. Solow, C.C. Ham and E.O. Donnelly, The Concept of the
Ne ighborhood Unit(Pittsburgh: Graduate School of Public &
International Affairs, University of :

pittsburgh, 1969)pp.34-38 ,

1sA .M. Richman, "Planning Residential Environments: The
Social Performance Standard”( Journal of the American
Planning Association, Volume 45, #4, October 1979)p. 448
s*A.A. Solow, C.C. Ham and E.O. ponnelly(1969), p.12
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neighbourhood unit was to create a residential environment
that would fulfill the social wants and needs of
child-rearing families, ** it is apparent that he believed
that density controls could contribute to a desirable and
supportive social environment. "Residential dengity," he
thought, "should not be restricted to only the physical
environment, but should also involve planning for the social
environment.” *’

While the fundmental aim of the neighbourhood unit
concept is to provide a “guiée for the planning, design,
development, bﬁélding and control of new urban or suburban
areas,"*‘? one of the underlying principles of the model is
that it attempted to reflect social norms and traditional
needs which were perceived as desirable and characteristic
of American society. As a result, the neighbourhood unit has
been accepted as "an area representing certain values both
for the residents and the larger community."**® Yet, although
the plaﬁningsrglated objectives of the neighbourhood unit
are clearly presented by Perry, the social values on which
the concept is built have generally been left as vague
assumptions, rather than explicity identified and evaluated.

In the context of this thesis, the significance of

identifying the values that underlie the neighbourhood unit

«sA.B. Gallion and S. Eisner, The Urban Pattern-City
planning and Design(New York: D. van Nostrand Company, #&th
edition, 1980), p.223 :

¢'A.M., Richman(1979), p.449

«1p.A. Solow et al(1969), p.15

¢35, Keller, The Urban Ne ighborhood: A Soclolc fcal
Perspect Ive(New York: Random House, Inc., 1968)p. 92
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concept is that they help to account for the progressively
changing role and application of the density concept in
residential planning. In general, the values assumed by
Perry reflect the desire to create homtgeneous residential
areas where the population shares similar interests and
moral standards. Furthermore, Perry felt that the values of
a homogeneous population could be most appropriately
supported and served by a village lifestyle and phfsical
setting. As a result, the density of housing and the
physical relationship (e.g. distance and location) to open
space and educational and commercial facilities became the
primary design criteria that Perry employed to achieve his
conception of neighbourhood life.

It is apparent that Perry's own bias towards the single
family home and his assumptions about social norms greatly
affected the placement and layout of single-family
housing.** It should be emphasized, however, that it was not
the purpose of the neighbourhood unit to provide gquidelines
or standards for residential densities. This can be
attributed to Perry's belief that the normal. lot size in any
neighbourhood unit "should be as close as possible to that
which an informed real estate man would say was best for
that type of district.”**® Perry's attitude towards density
was limited to the following considegations: how and where
different housing types should be segregated; the degree of

«4«C.A. Perry, Housing for the Machine Age(Philadelphia:
William F. Fell Co., 1939)p.108
¢3C.A. Perry(1939), p.S8
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concentration and representation of single family housing in
proportion to multiple housing; and the security or
preservation of family-oriented values such as privacy,
cleanliness, sanitation, community identity and the
protection of economic assets. Because it was assumed that a
desirable family life and values could be most effectively
fulfilled through the provision of single-family housing,
this form of housing development is dominant in applications
of the neighbourhood unit concept.

The segregation of different housing types was also

promoted by Perry, since it was assumed that this pla

practice would contribute to the preservation of
family-oriented values. Perry's segregation by housifhg type
has endured as an essential design consideration in
residential areas, and because this aépf@ach still helps to
maintain real estate values, it continues to be regarded as

an indigenous American planning concept.*®

D. DENSITY STANDARDS .

‘Although many of the design criteria presented in the
‘neighbourhood unit concept are still employed in residential
planning, the first genuine attempts to establish generally i;f
acceptable density standards did not occur until the 7
publication of Planning the Ne ighborhood by the American
Public Health Association in 1948 and 1960, and its British
equivalent, The Denslity of Resldential Areas, in 1952 and

- - — . e . e W e

.ssyrban Land Institute(1978), pp.115-6
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1959, Regardless of the recommended densities presented in
these two highly regarded references, it is apparent that
the treatment of density is strictly limited to the
provision of essential needs and services, and a desire for
healthy living conditions.‘’ This application of density
reflects the fundamental residential design objectives that
were rooted in the sanitary reform and garden city
movements: protection égainst overcrowding and the desire to
provide the basic'human nétessities of sunlight, clean air
and water to all residents.

As concluded by the APHA, the principal factors

governing or limiting housing densities in a neighbourhood

=

1. ’;prfilscntial need to provide adequate daylight,
air and usable open space for all

sunlight,

are

dwellings

2. to ensure adeguate space E;r all community
facilities

3. to create a general feeling of openness and
privacy. *°

For practical purposes, the difficulty planners

encounter when trying to determine desirable or appropriate

densities is that a fine balance must be established among

the factors that govern or contol density itself. In other

Hygiene of Housing, Planning the Neighborhood (Chicago:
Public Adminisgation Service, 1960), p.36
ssAmerican Public Health Association(1960), p.36-7
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words, the planner must identify the desired standard of
living or demanded lifestyle for the neighbourhood, and then
try to determine the essential service provisions,
health-related factors, and so on, that would help to
fulfill the wants of residents. In reaching this balance of
density-related factors, there must be consideration for
each factor's weight on a scale of importance and whether
some factors, which may be regarded as absolute necessities,
can én%y be provided if others are sacrificed. 1f the need
to economize on land is regarded as a physical design
objective, for example, what densities are most appropriate
to ensure "a general feeling of épénness and privacy?”
Without compromising, is it pcssiﬁle to determine a level of
density that is capable of satisfying both criteria?

The preceding example helps té express the general
dilemmé that is encountered when trying to understand the
density concept. For planners, thgfexkrg no density
standards that can be universally applied for all physical
planning objectives and socioeconomic conditions in widely
differing local settings. Bgcaﬁsg of these differences, the
"palance” or mix of factors that governs the appropriate
level of density is unique to the individual neighbourhood.
Moreover, the confusion is compounded by the APHA's
recommendation that it is desirable for a neighbourhood to

contain a variety of dwelling types, so as to "provide for a
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normal cross section of the population.” ‘' It is
unrealistic, however, to assume that the mixture of dwelling
types can be consistent for all neighbourhoods. The need to
different lifestyles thus presents the problem of
determining an appropriate mix of dwelling types in each
residential area. To accomplish this, the demand for each of
the different dwelling types must be identified. While the
APHA concludes that good design éra:tise and site planning
can provide the necessary factors and amgﬁiéigs that
contribute to "good housing” even at high density levels,’®
design criteria or guidelines are not offered. The mix of
dwelling types and the arrangement and relationship of
different levels of density represents one of the critical
components of neighbourhood planning. It also directly
affects the lifestyles and satisfaction of residents, as
well as land values and access to all facilities,
Unfortunately, these aspects of density and a planning
approach for mixed housing development have been completely
ignored by the APHA.

To solve the problems associated with density
applicationé and the determination of suitable density
levels, the APHA recommends densities for various dwelling
types. Although the APHA does not directly promote its

recommendations as a-"guarantee” for meeting the needs and
‘*American Public Health Association(1960), p.27
"*American Public Health Association(1960), p.36
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requirements of neighbourhood residents, it is easy to
interpret or accept the recommendations as absolute
standards. In fact, there is an accompanying warning that
some of the "amenities of géod housing™ will be precluded if
the standards are exceeded: a
"Although higher densities for these dwelling types
may be compatible with standards for light and air,
it is doubtful whether densities beyoné these maxima
will permlt sufficient flElelllty in design to
~_ _ensure privacy and other amenities which should be
obtained with one- and two-family dwellings."” '
The recommended standards are summarized in Table 1.
For most neighbourhooods, the density ;tanéards for one and
two-family dwelling types, ranging from five to sixteen
units per acre, have the gfeatesé implications for
residential design. The APHA, however, do not reveal how
these density standards wvere detefmined!ar the criteria that
wvere used to arr‘e at the specific values.
Since the beginning of the modern planning movement,
the desire to set residential density standards has been a
common design-related objective. Table 2 provides evidence
of this tendency, and it also illustrates the lack of
agreement amongst planning theoreticians. The proposed
density standards range from Frank Lloyd Wright's one
dwelling unit per acre to Goodman and Goodman's one hundred
dwelling units per acre. In comparison, the density
standards proposed by the APHA do not help to determine a
generally acceptable standard, since the 5 to BE‘QﬁiES per

- e e . e o= omE o= = e =

"*American Public Health Association(1960), p.38
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TABLE 1
L]
RECOMMENDED DENSITY STANDARDS

HET DMELLING DENSITY

(Units per Acre of Net

DWELLING TYPE Residential Land)
Standard: Standard:
Desirable Maximum

ONE- AND TWO-FAMILY .
l-family detached............. 5 7
l-family semidetached

or ceassen 10 12
2-family detached

l-family attached(row)

or ceessus 16 19
2-family semidetached

MULTI-FAMILY

Ziitﬁtyi.iaii;!..g._.!_;-iiii- - 25 10
J3=BEOLY. .. ccvrnsarassssrnsannns 40 45
6-story. S essssesaterrennnas €5 75
9-lta:y....ii.iig.;._.,....iii 75 85
13-8tOrY..cccovpsccnsnnsassnsns 85 95

Source: American Public Health Association-Committee on the Hyglene of
Bousing. Planning the Neighbourhood. Chicago: Public Admin-
istration Service, 1960, p. 39.




RECOMMENDED DENSITY STANDARDE BY PLANWING THEORETICIAMS

TEROUCHOUT THE DEVELOPMENT OF THE DEMSITY COMCEPT

Author, Title, Sub-Area

Denaity per Groes
Residential Acre

1929
18%0

1923

1947

1945

1945

18%)
1948

1947
19)4

1919
1944

1944
1945
193

(T. Adams) Dasign for Residential Areas )
Ragi{dentisl Ssction
(E. Chambless) Rosdtown
(A. Comsy) Regional Planning Theatry "Sixth
Class Size Cley”
(Le Corbuiser) Urbaniams
City
Garden Cities
{Le Corbusier) ASCORAL Las Trois Establisssanta
Humains
Linsar Town
Migh Densicy
Low Density
(N. Farrias) Mstropolis of Tomorrgw
(T. Fritsch) Stadt dar Zukunft
Inner Ring
Outar Ring
(E. Glosden) Inflation der Gross Stadts
Inner ring
Outar ring
(F. Goodwman snd P, Goodman) Cossinitas
City of Efficient Consumption
Mew Comming
Urban nods
Urban balt
Semirucal balt
Production Canter
(Groplus and Wagne:) A Program for City
Reconstruction g
Small Onit ‘
Large Unic
(M. Herrey, ot.al.) Orqganic Theory Residantial
unit
(E. Moward) Garden Clciss
(Le Corbusier, J. Justement) Mew Citiss for Old
inner ring
Middle ring
Outer ting
(A. Klain) Man and Town
{R. Neutra) Rush City Reformed
(4 types of reaidential asreas)
(C. Parcy) Naighbourhood Unit
(8. Sandsrs & A. Aabuck)] Hev City Pattecns
Ns ighbourhoods
(J.L. Sscrt) Human Scale in City Flanning
Reasidential Unics)
(L. Molfs) The Reilly Plan Reilly Unit
(F.L. Wright) Brosdacre City

125 people
n.a.

40 4.u.
10 4.u.
30 4.u.

Modified from 5. Sussna, “Residential Densities or s Fool's Paradise.”

Land Eqonomics, Voluma 4%, 01, Pebruary 1973, p. 9
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acre range presented in Table 1 merely falls in the middle
of the density spectrum shown in Table 2. Unfortunately, the
great disparity of density standards in/the planning
literatufe only serves to reduce their credibility in
practical applications.

in evaluafing the purpose of the APHA's density
standardﬁ, it must be concluded that an attempt has been
made to develop an "ideal" density, where all of the needs
and requirements éf residents can be met. This is also true
of the diverse selection of density standards presented in
Table 2. But, because of the different values and changing
planning needs that are reflected in the standards proposed
in the planning literature and the need to consider local
coqditions, it is difficult to evaluate and rank the
effectiveness of each of the recommended standards. As an
example, many planning advocates in the past associated low
density housing with the fulfillment of family lifestyles
and needs. In contrast, other density standards have been
more mindful of the cost of providing community facilities,
transportation services and the like.’? Density standards
also vary nationally, for planners from Britain tend to
advocate higher densities than those in the United States.’’®
Since it has been observed that Ebenezer Howard's density
concept, which has "safeguarded light, provided gardens and

"15, Sussna, "Residential Densities or a Fools Paradise”
(Land Economics, Volume 49, #1, February 1973)p. 10

"3G. Drover, "Urban Density-My Space and Your

Space" (Canadian Welfare, Volume 50, #3, May-June
1974)pp.17-18
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recreation space 1is héléingrup well to the test of time,”
Sussna has argued that the garden city densities still have
some credibility.’* On the other hand, Jane Jacobs argues
that the garden city advocates confused high densities with
overcrowding amd that low densities wvere simply used as a
preventative measure against overcrowding. * For Jacobs, six
dwellings or fewer to the net acre is a low density.
Although Sussna, Jacobs, the APHA and other planning
theoreticians give the }mpfessicn that the most appropriate
level of density for 5iﬁgle family housing falls somewhere
between five and ten dwelling units per acre, it is still
apparent that the optimum or ideal densities estimated by
planning "experts” are as varied as the experts
themselves.’* But in thexquest to recommend
suitable/appropriate density standards, the purpose of the
density concept and the design factors which shéuld affect
the level of density appear to have been neglected:

"The target is to regulate density by prescribing
the allowed number of dwellings and floor space per
acre on the basis of design controls to ensure
compliance with a preconceived plan for a particular

" 7Y

neighbourhood development or new town..

1+g, Sussna(1973), p.10

"+3. Jacobs, The Death and Life of Great American Cities(New =~

York: Random House, Inc., 1961), pp.205-6
'4G. Drover(1974), p.16
"1, Sussna(1973), p.10



E. DEVELOPMENT OF THE DENSITY CONCEPT SINCE 1960

After the publiéaticn'@f Planning the Neighborhood, the
planning literature fails to approach the density concept
Avith any new perspectives régarding its role or purpose. As
presented by such authors of representative planning texts
as Keeble, ’'* Gibherd, '’ Gallion and Eisner, '°® Ratcliffe,
+1* and Stevens, ‘‘the primary fun%ticn of the density
.concept continues to be limited to ensuring the provision of
essential services and‘the basic health-related needs of
light, sunshine, air and privacy to é%l :esidént?. wWhilg
there is a common agreement that alternative forms of
housing should be offered in a neighbourhood, aﬁdéthat
effective design practice and site planning must accompany
density controls to provide the desired living environment,
the bulk of planning literature suffers from the same
deficiencies as Planning the Nelghborhood: the diséussian of
~mixed dvwelling types is biased towards single family housing
development; there is a failure to accept and anticipate
changing needs in housing and, subsequently, changing
density level requirements; and design recommendations or
guidelines are limited and directed towards single family

1+1,. Keeble, Principles and Practice of Town and Country
Planning{Londont The Estates Gazette Limited, . 1969),
pp.254,259,262,263,269

"sF. Gibberd, Town Design(London: The Architectural Press,
1970), p.267

seA.B. Gallion and S. Eisner(1980), p.337

+1J. Ratcliffe, An Introduction to Town and Country
Planning(London: Hutchinson & Co. Ltd.,1974), pp.291,295
s1p_H.M. Stevens, Densities in Housling Areas(Dept. of
Scietific and Industrial Research, London: Her Majesty's
Stationary Office, 1960), pp.5-11
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housing layouts.'® For Keeble'*‘ and others, the failure to
effectively address the problems associated with the density
of mixed developments and the role of éésign pfin:iples and
site planning can be attributed to a reliance on recommended
density standards. By applying these standards, the authors
have assumed that the design-related considerations will be
contribute to "good" housing. While it is p@ssible that
density standards contribute to the layout of residential
areas by regulating the intensity of development, the
architectufal component of design has been neglected:

"The arrangement of various space, masses and wall

elements by architectural design could have a
profound influence on residential dwellings and thus

affect or alter the assumptians as to density
controls, but with few exceptions, architectural
influence has been excluded from residential areas.”

Although the planning literature after Planning the
Ne ighborhood generally recognizes the impeftaﬁée of allowing
for neigbourhood densities that are high enough to permit
mixed development, it is obvious that the single-family home
continues to be associated with desirable living conditions
and the most effective method of catering to the essential

needs of all residents. In fact, Keeble bluntly states that

2L, Reeble(1§§9) pp.270-282

‘4L, Keeble(1969), pp.256,259

**L.A. Stein, The Relevaﬁce of Legal Density Controls in
Town Planning to the Human Use of Space(Toronto: Dept. of
Urban & Regional Planning, University of Toronto, 1976),
p.12
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"low density is good and high density is bad."** Since the
origins of the planning movement, "lower density has always
been.  interpreted as synonymous with higher quality."*’ The
advantages of the single family house are well documented:
it symbolizes the family as a unit; the health-related
factors of clean air, light and privacy are normally
ensured; there is more outdoér space for recreation; and the
house can be maintained or remodeled at the discretion of
thé owner.'* As an alternative form of housing, high density
apartments and condominiums have been traditionally regarded
as poor environments for a healthy family life and raising
children. It is widely held that high density development
induces danger to children while creating general
inconveniences, a -lack of privacy and mental stress. *’ The
design of high rise apartments, in particular, encourages
vandalism and crime.’*® Furthermore, to support the merits of
the singlé family house, Ratcliffe and Keeble have argued
that apartment development is not economically feasible:

Flats can be said to impose greater costs of

construction per dwelling, particularly in respect

of combating the increased structural stress, the

supply of lifts, sound insulation, rubbish chutes,

fire escapes, and general maintenance of common
parts."*"'

s¢[,, Keeble(1969), p.143

s'Urban Land Institute(1978), p.153

»*k. Lynch, Site Planning (Mass.: The M.I.T. Press, 1971),
p.297 .

s*J. Ratcliffe(1974), p.320

rer. F. Saarinen, Environmental Planning - Percept ion and
Behav ior(Boston: Houghton Mifflin Company, 1976), pp.73-76
»13. Ratcliffe(1974), p.320
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Regardless of the living conditions and costs
associated with higﬁ'density, it is apparent that there has
been a distinct desire to limit this form of development 1in
suburban areas in North America. In general, ;he literature
succeeding Planning the Ne ighbourhood opposed the
development of high densities in residential areas on the
basis of two previously implied misconceptions: that single
family houses provide living conditions that are superior to
all other types, and that high density apartments and rental
units downgrade an area since they attract people who fall
into a lower social status group. These misconceptions date
back to the early zoning movement in America, when the
central motivation of ordinances was to segregate
undesirable socioeconomic classes from middle class families
who wanted to protect their property values while
maintaining a homogeneous social environment. However, with
changing social trends, the demand for alternative forms of
housing and improvements in technology, it is no longer
appropriate to approach residential design and planning from
the perspective of the middle class family owning and
occupying ‘a detached house in a spacious yard. By limiting
the role of the density concept to ensuring the provision of
essential services and health-related factors, the planning
literature has simply failed to account for changing social
and physical needs and technological advances in housing

construction.



111. CHAPTER THREE

THE HOUSING MARKET: CANADIAN TRENDS AND IMPLICATIONS FOR THE

DENSITY CONCEPT

A. CHANGES IN HOUSING NEEDS
Since the early 1960's, societal trends and changing
demands in the North American housing market have
dramatically affected the design of suburban neighbourhoods,
with large implications for the density concept. While these
societal trends represent changing values and attitudes
towards housing, living conditions and lifestyles, the
specific trends which directly affect the density concept
can be summarized as follows:
1. a greater percentage of discretionary income is
being paid for housing;'
2. the birth rate has fallen; *
3. the population of single adults is
increasing(divorced, widowed or never married);’
4. the number of households has been increasing,

but their average size has declined in

"Urban Land Institute, Residential Development Handbook
(Washington: Urban Land Institute, 1978), p.19

*Urban Land Institute(1978), p.20

sUrban Land Institute(1978), p.22
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reflection of pétterns of family formation;*

5. changes in transportation and communications

3

have contributed to new settlement patterns,
encouraging lessened attachment to place, long
distance friendships and high levels of
mobility;?®
6. a greater emphasis on social equity, recognizing
the heterogeneous nature of the population, has
demanded\a more pluralistic view of the
neighbourhood* »
1n combination, these trends have reflected a major shift in
household composition. One result has been that the
single-family dwelling dominance of the Canadian housing
market has been disrupted, to meet the needs and lifestyles
of single adults, childless couples, and so on;
"Wwith smaller households, the demand may increase
for multifamily housing, townhouses, and smaller
detached houses. Housing which suited the needs of
middle-aged couples with school children may not
satisfy the needs and preferences of young
households. The young unmarried adult population
tends to be less concerned with seeking permanent

housing. This suggests that the demand for rental
housing, particularly apartments, will increase.”

7

Yet, although the popularity of high density housing
units continued to grow throughout the 1960's and into the

1970's, the demand for multiple housing cannot be attributed

‘IBID

*A.M. Richman, "Planning Residential Environments: The
Social Performance Standard"(Journal of the American
Planning Association, Volume 45, #4, October 1979), p.449
¢*IBID :
'Urban Land Institute(1978), p.25
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solely to changes in household size and formation. As recent
literature indicates, the increased demand for multiple
housing also reflects the escalating costs of housing in
Canada. Sincé‘the early 1970's, Canadians have been spending
more and more of their income on housing, because housing
prices have increased much more rapidly than inflation and
the QEﬁéfal price level.® In evaluating 25 urban areas
across Canada, the Greenspan report concluded that "lot
prices increased at a.rate over 40% greater than the general
of other goods."' Although the land component is often
regarded as a major culprit in soaring housing prices, the
cost of the house itself has also rigen dramatically, due to
increased building standards, escalating mortgage rates and
the increased costs of building supplies and labour. '*

In the Canadian housing market, such factors as the
large inérease in the 25 to 35 year age group and higher
household incomes greatly contributed to the housing price
boom of the early 1970's. While it has been suggested that
the significant increases in housing demand were due to a
period of constrained supply, higher housing prices were

=
also the result of a change in the purchase motives of the

*S.M., McFadyen and R.J. Hobart, "Inflation and Urban Home
ownership" (Urban Housing Markets: Recent Directions In
Research and Policy, BA. L.S. Bourne and J.R. Hitchcock,
Toronto: University of Toronto Press, 1978)p.164

'D.B. Greenspan, Down to Earth(Federal Provincial Task Force
on the Supply and Price of Serviced Residential Land, Volume
1, 1978)p.5

"*E.L. Snider, Density and Behavior(Edmonton: Alberta
Environmental Research Trust, 1977)p."

(
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Canadian cansumer, In studies by McFadyen and Greenspan, for —
example, it was concluded that the prlafltles of housing \\5
purchasers had shifted from the need for shelter-and living

space alone to investment expectations. Therefore, housing
ownership was increasingly based on the speculation that

capital gains could be expected in the future.'' This

hypothesis is supported by the price of rental housing, for

rental accommodations were avéilable at market prices much

below the real resource COStS of ownership.'?® Because
housing for many Canadians represented a speiulatiﬁg
investment, the market responded with higher and higher
prices; "investors" were willing to pay more in expectation
of a profitable return and a curb against inflation.

As single family house prices inflated, however, a
proportionately larger sector of consumers vere eliminated
ffam_the housing market. It therefore became apparent that
alternative, more affordable forms of housing had to be
offered. The housing market has responded to this need in a
variety of ways, all of wvhich have served to increase the
density of suburban development. Average lot sizes have been
fedu&gé, new types of detached housing have been introduced
(e.g. zero lot line houses), and the amount and diversity of
multiple housing have been greatly increased. These trends
are expected to continue. For example, according to Alberta
Housing and Public Works, the forecast for the housing mix

“IBID



50

in Alberta by 200! is approximately 45 per cent single
detached and 55 per cent multi-family, as compared with a
split of 65 per cent to 35 per cent in 1976."° Table 3
provides a detailed breakdown by five year intervals of the
proportionate change of multiple housing in the Alberta
housing market. This shows 2 steady decline in the supply of
single family housing, with a complementary ¥ncrease in the
supply of rental housing (Table 4). This can be attributed
to the changes in household structure desrcibed earlier. In
addition, the demand for rental housing will greatly depend
on Canadian mortgage and 1ending rates. I1f the current trend
of high interest rates continues, a greater proportion of
the housing market will seek rental accommodation rather
than home ownership. Therefore, it can be concluded that
there will be two basic trends in the Canadian housing
market: a shift from s ngle family houses to multiple
housing, and from awnérship to rental occupancy. The trends

are not necessarily the same.

s. MULTIPLE AND DETACHED HOUSING TYPES

In the housing and real estate literatureg such terms
as apartment, condominium, and multiple housing are used
Qery loosely, and betray a confusion between the concepts of
tenure and structural form. Regardless of the housing
structure, there are two basic types of tenure: rental or

*’alberta Housing and Public Works, Alberta Housing
Requirements to 2001(Policy and Planning Division, 1979)p.2
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TABLE 4
ESTIMATED FUTURE OCCUPIED HOUSING STOCK IN ALBERTA
Owned Rented Total
% of s of |
Cansus Total Total
1976 372,825 64.8 202,460 35.2 575,290
1981 478,800 64.9 2%8,700 35.1 737,500
1986 595,300 64.4 329,100 35.6 924,400
1991 714,500 63.4 412,000 36.6 1,126,500
1996 835,200 62.2 508,000 37.8 1,343,200
2001 959,700 60.8 819,200 319.2 1,578,900
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self-ownership. Although many owners rent detached houses
for profit, and so on, renting is commonly associated with
housing forms where more than one unit is contained. As
defined in Webster's Third New International Dictionary, an
apartment is:

"A room or a set of rooms used as a dwelling and

located in a private house, a hotel or a building

containing only such rooms or suites vith the

necessary passages and hallways ...... a building

made up of individual dwelling units.”
From this definition, an apartment could be located in a
number of building forms, such as a house, duplex, or
high-rise multiple-unit building. In the housing literature,
however, an apartmenﬁ is generally taken to represent a
rental unit, and the term refers more to the type of tenure
than to the building form. Although apartments are most
commonly associated with multi-storey structures, their
distinguishing characteristic, from a sg:uctural
perspective, is that they are designed as rental units and -
may therefore lack many of the amenities of housing for
permanent occupancy. When compared with housing designed for
self-ownership, this commonly differs in the quality of
construction and interior finishings, in methods of sound .
control, and in the life expectancy of the building. This
has led the Urban Land Institute to conclude that "a

for-sale unit will be completely aifferent from a
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competitively priced rental unit of the same size.
The distinguishing characteristic of condominiums is

also the type of tenure. Unlike an apartment, a condominium

)

is a self-owned housing unit contained within a building of
more than one unit. But unlike 2 continuing co-operative,
where the members mutually agree to build and operate
housing to be owned and occupied collectively,'' a
condominium is individual, outright ownership of a unit,
although certain facilities and obligations may be held in
common., The Urban Land Institute describes a condominium as
"actual ownership of real property: ownership in fee
simple of a cubic air space including only interior

surfaces .... A condominium is not a design solution
but a form of ownership.”'®

That definition to the contrary, however, condominiums in
suburban areas have most commonly been associated with a
design known as the row house or the townhouse. This
structure usually refers to one or two storey attached units
that in many cases include a private drivevay ;nd\yaréi Only
recently has there been a strong tendency for high-rise and
walk-up apartments to be cenverted into self-owned units, or
for high-rise and walk-up complexes to be constructed for
sale as condomirfiums. Thus, a condominium is a self-owned
unit found in a variety of housing types, including v§1k=up,

high rise and rov house/townhouse structures.

= A= S [

vsUrban Land Instiute(1978), p. w80
*sM, Dennis and S. Fish, Programs AlR-Search of a Policy: Low
Income Housing In Canada(Toronto: Wy fprt Press, 1972)

"¢1BID, p.131 E»E%;s




! Multiple housing is also a term that has been widely
used in the housing literature, Essentially, multiple .

housing includes both rental and self-owned forms of
occupancy. It therefore embraces condominiums, apartments,
duplexes, walk-ups and all other housing structures that are

designed to contain more than one housing unit.

C. APPLICATION OF THE DENSITY CONCEPT: PROBLEMS AND
CONFLICTS
As the high costs of land, building materials and
labour have pushed the price of a single fa%ily house beyond
the financial reach of a proportionately larger sector of
the Canadian population, the housing market has responded by
implementing a variety of density-related measures, such as
an increased dependence on apartments and condominiums and a
reduction in lot sizes. While technical impraveménts in high
- density construction have ensured that minimum standards for
air, light, sanitation and safety can be met, the increase
in development égnsitigé in suburban neighbourhoods has
created many problems and conflicts. In general, these can
be summarized as follows:
1. An entrenched reluctance to accept multiple
housing as a permanent solution to inflated
housing costs and as an alternative to the
single family house.
2. A general failure to cope with the social

consequences of approving high density



developments in predominantly single family

neighbourhoods

W
L ]

The poor design and careless placement of high
density projects by developers and the failure
of the planning system to regulate these
projects through appropriate design criteria.

The significance of these problems lies in the
relationship between the poor design and quality of some
multiple housing and the strong resistance to its planning
approval in many suburban neigbourhoods. As Huntoon
concludes, much of this opposition is based on a reluctance
‘to discard the traditional values associated with the single

- family house:
"The key problem is not the volume of housing being
built but the disproportionately long time it takes
for new development concepts to be accepted. And the
solution to this problem can only come after we
overcome ‘our reluctance to accept anything other
than the single family house as the predominant, and

often the only, form of housing in our suburbs."™'’

The image of multiple housing has been detrimental to its

neighbourhoods, and it is unrealistic to assume that the
established residents of a neighbourhood will calmly accept
higher densities. It has also been observed that the
opposition to the development of multiple housing usually

comes from the owners of private houses in the adjacent

e e e e e o o = i = =

.''M.T. Huntoon, PUD: A Better Way for the
SuﬂurbS(Washlngtcn? The Urban Land Institute, 1971)p.S
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fprjEEt'S acceptance in a suburban neighbourhood depends
"not only on location, access and other physical factors,
but also on the attitude of nearby residents and their
perception of what the density change will mean to their
neighbourhood.™'* For those residents who oppose multiple
heusing developments, a density change regfesenﬁé a threat
to existing lifestyles and the deterioration of
neighbourhood quality. It is therefore in conflict with
everything that the concept of "neighbourhood” is meant to
stand for:

"The sociological conception of the neighbourhood

emphasizes the notion of shared activities,

experiences and values, common loyalties, and

perspectives, and human networks that give to an

area a sense of continuity and persistence over

time."'"’
Preéicusly, density fegulaéians and the planning of
conventional neighbourhood units were seen as aids to middle
class property hslderé for the preservation of property
values.?®* i high density project of any kind is a
threatening intruder, and homeowners assume that their
property values will decline. In their own defence, they
have arqued that developers are constructing housing that,
in many éases, is incompatible with existing residential
development. Recent examples of this type of opposition have
occurred in the West Jasper Place area of Edmonton, where

'sUrban Land Institute(1978), p.39

tvg. Keller, The Urban Neighbourhood: A Sociological
Perspect ive(New York: Random House, Inc., 1968), p.91
1¢G. Drover, "Urban Density - My Space and Your Space”
(Canad an Welfare, Volume 50, #3, May-June 1974), p.17




homeowners reacted strongly against the development of a
project with zero-lot-line houses. *' Single family
homeowners have also argued that higher densities will
result in the excessive use of community education and
recreation facilities, and that local traffic flows will
increase. Since they are the primary land owners in the
neighbourhood, single-family residents associate the
overburdening of community facilities with an increase in
their property taxes, *' as well as with a decline in their
enjoyment of the amenities that are conventionally
associated with the neighbourhood unit.

\
D. THE ROLE OF DES#GH: HOUSING DENSITY OR NE 1GHBOURHOOD
DENSITY?

Eegaféless of whether the protests of single family
homeowners are justified, it is apparent that with the
further deveropment of higher density housing in suburban
areas, their opposition will continue ané,'gerhaps,
intensify. Although the press has covered the recent é}ategt
actlans of resident groups, few if any studies have dealt
with homeowner reactions to the density of suburban
neighbourhoods, and the residential design approaches that
can be emplcyed to provide higher density housing forms
vhile alleviating the concerns of single family regsidents.
Instead the l1tefature has been focused on the pathological

“Edm@ntén d@urnal December 1,1980, February 9,1981,
February 23,1981
11M.C. Huntean(1§71) p.14 e




and social implications of living in high density housing,
from the standpoint of the occupants. It has been observed,
for instance, that high density living accommodations tend
to intensify a person’s reactions and attitudes towards a
situation, particularly if that situation is viewed in a
negative way.’'’ But while szudies of crowding and high
density living have provided methods of improving the design
of multiple housing to alleviate such problems as social
isolation and anxiety, they have failed to consider how
higher density housing affects neighbourhood residents. In
other words, the research has been directed towards the
implications for housing design rather than the implications
for residential or neighbourhood design.

As shown in the review of the density literature,
planners have peen preoccupied with the arrangement and mix
of different housing types in suburban neighbourhoods since
the beginning of the planning movement. While Perry, the
APHA and others greatly contributed to the improvement of

residential environments through the recommended provision
of public amenities, density standards and segregated land
uses, their planning formulas were conceived on the basis of
single family housing develgpment. And although many
components of these planning formulas are evident in
suburban neighbourhoods today, the increasing demand for
different types of housing caused by changing market

—— = = =

133.L. Freedman, Cﬁawdlng and Behav ior(San Francisco: W.H.
Freeman and Company, 1975), pp.56,89,120,121
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conditions and alternative lifestyles has created new
problems that Canadian planners are only beginning to
address. The physical structure of suburban neighbourhoods
has already changed to meet the need for qreater proportions
of multiple housing. Planning-related problems have also
come to the surface, because planners have not been very
su§:e§55u1 in devising ways of incféasing densities that are
acceptable to neighbourhood residents, and particularly to
single-family homeowners.

The development staging of different types of housing
is another factor that has contributed to the conflict
between single-family homeowners and planners and
developers. In suburban neighbourhoods where single-family
houses were built at an early stage because of favourable
housing market conditions, the change to multiple housing
development represents a threat to homeowners. There is a
greater 1ikelihegd that conflict will erupt when high
density development is phased over several years. Since
increasing pressure is likely to be placed on planners and
munié\Fal governments to change zoning to accommodate higher
densiéies and develop vacant land for multiple housing, it |
can be concluded that the density-related protests will
continue and tension between single family homeowners and
developers and planners will intensify. In essence, planners
f£ind themselves on the horns of a di'lemma, torn between the
pressures of the housing market and the special interests of

single family homeowners. The most likely compromise is to
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try to find a way of introducing multiple housing and other
higher density housing forms into suburban neighbourhoods
where single family development has occurred at an early
stage, without disrupting the residential environment.

One of the special planning difficulties of this
situation céncerﬂs the provision of public amgnities and
facilities, or the relationship between neighbourhood
pallation and the availabilty of amenities. In the original
conception of the neighbourhood plan, the provision of’
public facilities and amenities is based on the need of a
projected target population. From this projection, such
facility characteristics as type, size, location, and
proximity to the neighbourhood population are determined. In
many cases, however, the unanticipated development of
multiple housing increases the population density above the.
planning projection for the neighbourhood. Not only does
this force essential services to be upgraded, it also
implies that many of the facility characteristics must also
be changed for a diffefent population composition. To
accomplish an effestiv; upgrade means spending public money,
and this will be reflected in possible tax increases to
landowners. Furthermore, upgrading public facilities means
that planners are changing the fundamental structure of the
neighbourhood plan, since the physical relationship of the
zoned land use districts will be altered, the mixture of
housing types will be éifferént, and the concentration of

the neighbourhood population, which affects the locational
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characteristics of public facilities, may not be the same as
originally conceived. Therefore, in addition to finding a
way of increasing suburban densities that is acceptable to
neighbourhood residents, a cost effective method of
upgrading public facilities and amenities must also be
determined - a method that follows the development
guidelines and objectives'established in the plan and does
not negatively affect the phys}cal or social environment of
the neighbourhood.

While the prob?m; related to increases in the density
-and total population of suburban neighbourhoods have not
been addressed in the housing literature, the design of
multiple housing is a significant factor in the successful
introduction of higher density housing types in suburban
environments. The acceptance of multiple housing by
neighbourhood residents will greatly depend on the ability
of planners and developer§ to design projects which compare
favourably with the conventional single family house.®® This
implies that multiple housing must be compatible to detached
housing in its profile, layout, placement, and general
physical features and that it must provide similar living
conditions, c?nveniences and other amenities to meet the
needs of Canadian families. From the current literature on

the problems of high density and overcrowding, it appears
)

34R.B. Zehner and R.W., Marans, "rResidential Density,
Planning Objectives and Life in pPlanned Communities” (Journal
of the American Institute of Planners, Volume 39, #5,
September 1973), p.337
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that design changes offer possible solutions to the
successful development of higher suburban densities. While
these solutions or recommendations are still tentative, the
significance of these design improvements is that they
provide a guide to the likely future appearance of suburban
environments.

In addition to the pathological and social implications
of high density living, literature on multiple housing has
also focused on life in planned communities and the reaction
of residents towards their environment. Still, many of the
design principles that have been used successfully in these
communities can be employed for multiple housing projects in
partially developed neigbourhoods. A major study by Lansing
et al. **(condensed in the article by Zehner and Marans)
compared the quality of residents' lives in planned
resgdential environments to more conventional neighbourhoods
of single-family housing.®* The results indicated that
residents living in the planned higher densities rated their
environments as high or higher than those in the .
conventional low density neighbourhoods. In evaluating the
contributory factors, it is apparent that the multiple
housing areas were designed to incorporate man&.of the
advantages and features that are commonly associated with

neighbourhoods of single-family dwellings. However, the

- m e e e e

ispLansing, J.B., R.W. Marans and R.B. Zehner, Planned
Resident 1al Environments (Ann Arbor: Institute for Social
Research, The University of Michigan, 1970)
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study concluded that some factors of housing are more
indicative of the residents’ quality of life than others,
and as result, the pravision of these factors strongly
influenced the resident's rating of their environment.'’ For

example, one of the factors that developers tend to neglect
in the design of multiple housing is the need for recreation
space and pf;vate yard space. By providing a patio or small
fenced-in yard for each household and including a
combination of open space, walkways and recreation
facilities(tennis courts, playgrounds) as design
requirements for the project, developers of the
highly-rated, multiple housing fulfilled the needs for
outdoor activity space for the majority of the resident
families. *° Fufthermcre, the study shca;é that the
prévisicﬂ of private yards secured mgny'healthéfelated
factors, such as privacy, quiet and safety from traffic for
children. In addition, the provision of private yard space
and project recreation facilties has important lifestyle
implications to other residents in the ﬁeighbaufhaédi There
is less stress on public facilities, despite ghe larger
population, and the multiple housing residents are less
visible, giving the impression that the increase in
population represented little or no physical or social

impact on the neighbourhood environment.

1"R,B. Zehner and R.W. Marans(1973), p.340
1'R.B. Zehner and R.W. Marans(1973), p.342
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Although the research by Lansing et al. represents one
of the most comprehensive studies on resident reaction to
living environments, recent planning literature has
approached the deficiencies of multiple housing design with
solutions that stress many of the desirable features of
single family housing ownership. Schreier has concluded that
Canadian developers have failed to realize that "acceptable
multiple-house forms would have to possess occupancy
characteristics normally associated with traditiodal
- housing."** The attributes which are considered to have a
decisive impact on the acceptance of higher éeﬁg}ty housing
are car access, 1dent1ty, and privacy. In particular, he !
con51der5 the phy51zal relationship between car and resident
to be one of the critical determinants of multiple housing
design, yet it has commonly been overlooked by developers
and designers. In the majority of multiglé housing projects,
the car is relegated to a communal parking lot at a distance
from the dwelling, and parking overflows into surrounding
streets, creating tension between homeowners and project
tenants. By separating the car from the resident, the
cohcept of ownership and control is removed. As Schreier
indicates, this separation in current mgitiple housing forms
is unnece ry, and imaginative design can accommodate up to

25 dwellings per acre while ensuring a close proximity

3'W.E. Schreler, 'Resldentxal Density: Problems and
Prcspects'(HaQitat Canada, Volume 20, #1, 1977)p.17
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between car and dwelling.?’

Multiple housing developers have also been :ritjcizg§
for designing living environments that lack identity, sgétus
and character, features which are part of housing tradition

and homeownership.’' To secure these desirable gualities,

developers could provide the opportunity for each resident's

|

housing unit to enjoy physical presence on a public

—

street.’? Attempts to create a "communal” feeling and

central open space have resulted in circular or clustered
housing forms where the residents associate themselves as
part of a co-operative or group. In many multiple housing

7z I

projects cogyunal de#ign means the backs or sides of units
face thé str;et, maﬂiDg the appearance of the project to
ﬁearby homeowners unattractive. However, without a street
address or presence on the street, the ;ésiéent is confined
and cannot be identified by others in the neighbourhood.
There is also the distinct relationship between the cif anar
housing identity, for immediate car access to the stréet
simulates a driveway in a conventional single family house,
and removes cars from public streets. In addition to
providing a closed yard for each resident, privacy can be
improved by landscaping and avoiéing'multi‘gta:ey projects.,
Along with the careful arrangement and placement of
dwellings, these improvements would enable developers to

secure the gualities of audible and visual privacy at

'*W.E. Schreier(1977), p.18
'»'W.E. Schreier(1977), pp.17&18
}IBID



densities higher than those commonly associated with the
development of single family dwellings. In addition to
improvements in privacy for multiple housing occupants,
building arrangement, placement and site landscaping greatly
determine the general acceptance of the project by nearby
homeowners in the neighbourhood. Combined with individual
drivevays and private yard space, landscaping in a multiple
housing project can simulate the physical characteristics of

single family dwellings.

2

E. THE TRADEOFF: LIVING CONDITIONS OR ECONONY ?
The preceeding review was intended to indicate that

multiple housing can be improved in terms of occupant

to increase densities in suburban neighbourhoods. Through
cé%gful design, developers can offer multiple housing that
contains most of the characteristics of the conventional
single family dwelling, thereby making an increase in
density more acceptable to suburban homeowners. The results
are not necessarily "cheap"; on the contrary, the
availablity of "luxury" townhouses or condominiums is just
one of the many changes in the suburban housing market. But
the efforts by developers to provide cheaper alternatives to
the single family dwelling generally represent a tradeoff
between the economic costs of construction and living
conditions, where the guality of living conditions is

typically sacrificed in order to minimize economic costs.
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However, the continuous construction and geﬁeral acceptance
of poor quality multiple housing forms suggests that the
priorities of housing requirements have changed to the point
where living conditions are being sacrificed in order to
attain "homeownership” at an affordable price. As Schreier
concludes, North Americans have always regarded
homeownership as a symbol of status and identity, and 1in
part, personal success has been measured by the quality of
housing.’® While developers have been able to fulfill tHe
need for homeownership through current design practices in
multiple housing, developers do not attempt to simulate or
provide many of the features and qualities associated with
tne single family dwelling. Due to financia{ limitations and
a lack of desirable alternatives, Canadians with incomes
that cannot meet the costs of owning a single family house
have no choice but to accept the poor multiple housing
living environments dictated by developers. As a result,
although the concept of "homeownefsh%p* may be financially
and econoﬁically fulfilled throdgh higher density housing,
Canadians must be prepared to "tradeoff” 1ivipg conditions.
>The problems resulting from thiéktfaéeéff also affect
single family homeowners. As indicated previously,
homeowners in suburban neighbourhoods react negatively to
housing development which they regard as inferior in
quality, appearance and status to their own. In West Japser
Place and other Edmonton suburban areas, opposition to

33w.E. Schreier(1977), p.18
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multiple housing has occurred in suburbs where the single

family housing was developed at an early stage. Under these

[

circumstances, thece have peen two types of conflict
associated with homeownerss

1., Opposition to multiple development built after

the single family, and originally conceived as

part of the neigbourhood plan for hcusiﬂég

2. Objections to proposals (often approved) to

increase the densities of some vacant sites,

which would result in changing the plan and

increasing the neighbourhood population density.
In view of the market trends that have already been
described, it can only be concluded that the pressure to
change neighbourhood plans to accommodate increases in
édensities for vacant sites will intensify. Under market
conditions where multiple development will meet the housing
needs of an increasingly larger proportion of Canadians in
whe future, many developers will be in the position to
design and build projects ;ith little consideration for
existing development, 2 trend that will only intensify the
conflict between developers and single-family homeowners in
suburban neighbourhoods.

In addition to this growing conflict, by yielding to
the demands of the housing market, planners risk
encountering a host of problems related to lifestyles and
living conditions. The approval of multiple housing projects

directly increases neighbourhood density, creating a greater



strain on essential servi:egi public facilities and
transportation routes. This‘difectly affects all
neighbourhood residents. Additionally, the residents of
poorly designed multiple housing projects must cope with
inferior living environments and the feeling that they are
by conventional homeowners.

For the planning of residential areas, the tradeoff
between economy and living conditions in housing has greatly
changed the role of the density concept. Until very ,
recently, the problem of land economy and availability has
not been an important consideration in the application of
density controls. While the literature has indicated that
effectively designed housing at higher densities can offer
desirable living §Qndiéiaﬁs without any additional costs to
developers, planners have little, if any, control over the
design of multiple hogs;;g or the selling price dictated by
develggers. It is apparent, then, that the efforts by
planners to set an appropriate level of density for multiple
housing represents a compromise where a balance between
economy(housing costs) and quality(living conditions) must
be fea:hed, Under ideal circumstances, densities should be
set at a level where both economy and living conditions are
ma:i€izeé, but that ideal is probably unrealistic. The

result, Keeble suggests, is that one element or the other is

normally compromised: 5
-
X"
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"Should one seek to discover the density which will

afford the cheapest possible accommodations or, on

the other hand, that will provide the best possible

living conditions?"?®*
The process of balancing these two factors represents the
most difficult problem in understanding and applying the
density concept today. As is evident from the review of the
literature there are no universal guidelines or evaluative
critera that can be used to reach the most effective
balance. This presents a basic question that is not answered
in the planning literature: How do planners attempt to
determine a density level that will ensure a desirable
balance between economy and living conditions?

Although market demands will continue to lead to the
planning and development of new residential areas, it can be
concluded that the problems created by the tradeoff between
ecbnemy and living conditons are more prevalent in partially
. developed suburban neighbourhoods where single family
hous1ng has Leen developed at an early stage. To date, the
consequences of approv1ng h&051ng projects of a higher
density than existing development seem not to have been
fully r;%lized. In order to fulfill the housing reguirements
of all residents in a partially developed suburban
neighbourhood, planners must change their assumptions about
residential design and density standards. Although the need
for more multiple housing has been generally accepted by
planners, the protests of single family homeowners suggest
that the injection of higher densities .into partially

- e - - e

1+ L. Keeble(1969), p.269 o
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developed suburban neighbourhoods has created a great deal
of hostility and distress. At this stage in the development
and application of the density concept, there does not seem
to be a solution to the problems created by a mixture of
dwelling types or\{?e inability to determine density
controls that will achieve a desirable balance between
economy and li;ing conditions. As Sussna has concluded,

"The relationship between people and the amount of
land needed for their accommodation is a fundamental
problem of land use planning. Competing needs exist.
Striking balances to provide cheap housing
accommodations while providing good living
conditions requires complex work. More than
development costs are involved. The appearance of
residential areas and the costs of repairs and
maintenence need to be taken into account. The
blending of dwelling types and sizes to provide the
highest occupancy rate consistent with comfortable
living is a job that not only demands technical
skill, it is one that is hampered by formidable
forces throughout the nation."*!

3sg. Sussna(1973), p.3&é



IV. CHAPTER FOUR

THE WEST JASPER PLACE STUDY Al

~

A. SELECTION OF THE STUDY AREA AND SAMPLE NE 1GHBOURHOODS

For the purposes of this thesis, the selection of West
Jasper Place as the study area was based on the following
criteria:

1. Planning history.

2. The nature or charagt;risﬁiés of the housing
development.

3., Documented resident reaction towards the density
of housing in the area.

From a planning perspective, the history of West Jasper
place dates back to 1967, when the territory was annexed by
the City of Edmonton. To try to control future development
and ensure that the land was used effectively, the West

Jasper Place Outline Plan was developed by the Edmonton City

planning Department. It was approved by city cou cil in
1969, and then amended in 1972, chiefly to revise the
projected housing requirements for the area and to improve

the design of such essential services as the educational and

73
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commercial facilities and the road network.' Subsequently,
numerous plans at the neighbourhood and subdivision level
were submitted and, in some cases, ,adopted by city planners
for the West Jasper Place area, but these plans represent
development proposals 53% forward on behalf of major land
holders or developers. They therefore fall under the
controls and guidelines established in the 1967 Plan and the
1972 Amendments.,

As shown in Figure 1, West Jasper Place is one of six
suburban districts known as>;utline plan areas. Like the
others, it abuts on the city limits (as they existed before
January 1, 1982) and has precisely defined boundaries:

"The area lies south ;f the Jasper Frgqeway, West of

170 Street, East of the Outer Ring Road, and North

of the river and Wedgewood Ravine. It includes the
area south of 79 Avenue and east of 170 Street.,” ?

In describing the phy:ical attributes within the
defined area, the 1967 Outline Plan emphasized the role of
natural vegetation and other landscape features as critical
elements of design. A review of the dominant physical
features of the West Jasper Place area provides evidence
that th lanning and design of the housing and essential
facilties was greatly influenced by the spatial
characteristics of these features. In jparticular, much of

the 1967 plan is devéted to the need to preserve the

existing tree cover. Trees are regarded as an amenity. which

'City of Edmonton, West .Jasper Place Qutllﬁe Plan

Ammendments, 1972, p.3 !
‘West Jasper Place Outline Plan Amendmentg. 1972, p.6
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should "strongly influence both roadway and walkway design,
and the layout of buildings,” since they add "quality and
interest to a Sbae.” ' Great value was also attached to the
nearby river valley and ravines, both for recreational
purposes and for the viewsites that could be designated for
luxury high-rise apartments along the river bank. In
addition, while tree cover and the river valley presented an
opportunity to integrate elements of the natural landscape
into proposed development schemes, soil types influenced the
placement of housing types and neighbourhood layout.
Specifically, to the north of 79 Avenue, west of 170 Street,
a peat moss meaéaﬁ and a "dumping area"’were discounted for
single family housing because of their high development
costs. Since multi-storey buildings require deep
foundations, however, their construction costs are not
affected by such conditions. This has led to the obvious
principle that "high rise buildings separated by generous
landscaped areas should be located in zenés vhere severe
sub-soil problems exist."*

When compared with older residential areas in Equgten,
the outline plan areas present several special housing
development characteristics. Between the inner city and the

outline plan areas."he residential neighbourhoods consist

primarily of single family housing built during the 1950's

p.16 ,
* West Jasper Place OQutline Plan, 1967, p.18



plan areas began in the late 1960's and early 1970's, the
complex changes in the housing market exerted their
influence on the density standards and housing mixes
recommended by planners. In general, the response wvas to
propose a variety of housing types to accommodate different
socioeconomic groups and a wide cross-section of households.
This trend foreshadowed a dramatic change in the physical
structure and design of residential areas. '

As a study area, West Jasper Place DEEEfs‘ﬁany
advantages for an investigation into resident reaction
towards the density of housing. Unlike the homogeneous
housing that is typical of earlier residential development,
the West Jasper Place area provides a range of houking
patterns, from primarily single family ngighbcﬁfh@aﬂs to
multiple housing neighbourhoods wvhere detached houses are of
:}hcr importance. The majority of neighbourhoods, however,
are of the mixed type, with higher density projects
concentrated iﬁ;pafﬁiﬁulaf sectors, separate from the
detached houses. In West Jasper Place, the neighbourhoods
with the strongest mixture of housing types tend to be
grouped in close proximity to each other, mostly north of
79th Avenue (Whitemud Freeway). The least mixed
neighbourhoods tend to be gouth of 79th Avenue and

immediately adjacent to each other.

*p.J. Smith, "Changing forms and patterns in the cities,” in
P.J. Smith (ed.), The'Prairie Provinces (Toronto: University
of Toronto Press, Studies i‘ Canadian Geography, 1972),

pp. 109-11 y '



The best example of a ne;ghbgurhccd in which multiple
housing is dominant is callingwood (Figure 2), the
neighbourhood in which it was originally intended to locate
the West Jasper Place town centre. With the recent
development approval of a 1200 unit rental project on that
site, along with other projects including public housing,
callingwood will be the most densely populated suburban
neighbourhood in Edmonton.* The contrast with the Westridge
neighbourhood, immediately to the e;;E, is particularly
dramatic. AS 2 "prestige” housing areafiﬂestfidge contains
some of the most expensive homes in Edmonton, ranging in
price from $185,000 to $800,000. Two condominium projects
have also peen developed in the neighbourhood, with a price
range of $185,000 to $250,000, but it is apparent that an

attempt has been made by the developers to establi

Westridge as a "luxury condo” market. The high qua
housing is oomplemented by the natural physical sétting of
Ehgineighbéufhéoé, for the tree cover and ravines provide
relief from the bare landscapes of West Jasper Place
neighbourhoods north of 79th Avenue.

The proximity of two such different neighbourhoods as
callingwood and Westrijdge provides an ideal opportunity to
jdentify resident reactions to density issue H‘t only are
there differences in the socioeconomic status of the two
neighb&urhgad;, but each illustrates a different approach
tav:rds reﬁident;al design and the application of the

‘Edmnnten dﬂUFnal April 10, 1981
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density concept. If, in addition, a neighbourhood whereﬁ
there is a mixture of housing types is included, the study
will represent a complete cross section of housing
development and neighbourhood design in West Jasper Place.
?s a result, it should be possible to determine reéctians to
the density applicaéions that are most commonly used in
suburban development by planners today.

The Aldergrove neighbourhood was selected to represent
the mixed housing pattern. In addition to its proximity to
Callingwood, which was expected to offer many conveniences
during the distribution of the questionnaire, it was thought
that the residents of three ngighbaurﬁéada as close together
as Aldergrove, Callingwood and Westridge would share many
facilﬁties, such as transportation routes, parks, retail
outlets and schools. As a result, direct comparisons of the
responses from each neighbourhood coul@ be made. The main
reason why Aldergrove was selected however, is that it has
b:;n the seat of more aggressive homeowners' protests
against high density developments than any other
neighbourhood in West Jasper Place. These protests have
‘received a great deal of publicity, which means that they
are well documented in newspaper accssnts. It was also
anticiéated that Aldergrove residents would be very
interested in completing a questionnaire. ‘

Although the ;ature of th? housing development was the
primary factor in the selectién of West Jasper Place as the’

study area, the history of resident opposition had a. number

i
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of favourable implications: West Jasper Place residents a;e
well avare of the housing trends in their neighbourhood and
the application of density controls; the protests against
local housing prbjects have been based on density and
density-related issues, such as neighbourhood population
increases, the overburdening of public facilities and
depreciation of land values; and, most significantly, the
oppositioh against density has come from single family
homeovwners who are immediately affected by the approval of a
higher density project. It is also interesting to note that
these protests have not been limited to neighbourhoods where
there is a mixture of housing types. They have come, as
well, from resident groups in neighbourhoods where the
development is clearly dominated'by multiple housing

(Callzngwood) or single family housing (Westridge).

B. THE OUTLINE PLAN CONCEPT -

Although the plan governing West Jasper Place has been
defined as an "outline plan,” there is a great deal of
confusion surrounding the purpose of this type ‘of control.
Since 1967, three plans for the City of Edmonton have been
published: the proposed general plan of 1967, a revised )
version which was adopted by bylaw in 1971, and the general
municipal plan of 1980. Only the second addresses the

concept of the outline plan explicitly. As defined there, an

outline plan is:



"A broad land use and transportation plan which
establishes the distribution of major uses ,
throughout an area, with the fundamental objective
of providing a framevork upon which detailed
subdivision may be based."’
Prom this definition, it can be concluded that the intent of
the outline plan is to act as an intermediate level in a
hierarchy of plans - a level between the detailed plan of
subdivision and the general plan for the whole city. Indeed,
according to Gradin, the idea of providing a framework for
land subdivision and the allocation of public services
represents the central purpose of the outline plan:
"Such a plan thus ensures that major uses such as
schools, shopping centres, and arterial roadways are
located in an orderly and economic manner, and in a
manner consistent with the needs of the
neighbourhoods, district, and city."” °*

Although the planning literature does not ,identify the
outline planning concept under that name, it is a
vell-established idea. Its fullest expression in Canada is
to be found in Carver's concept of "cities in the suburbs,”
which is built on the argument that there is a need for a )}
level of spatial organization between the neighbourhood unit
and the city at-large. The population coinmonly associated
wvith the neighbourhood unit, in Carver's view, is just not
large enough to support some vital social and commercial
gservices. He therefore suggested that three or four

neighbourhoods should be considered as a single unit, to

'City of Edmenton, General Plan, 1971, p17.4

‘*R.R. Graden, The Planning of New Resident lal Areas In
Edmonton, 1950-1976(Unpublished Master's thesis, University
of Alberta, Department of Geography, Edmonton, 1979), p.74

-



generate sufficient population to support these services.'’
And from that, in turn, emerged the canég§t of the town
centre as the central c}gani:iﬁg principle in the design of
"cities in the suburbs." Ideally located near the
geographical centre of the plannihg area, the town centre is
also seen as the focal point of the area, in a functional
sense. In addition to a major shopping centre and social
services (doctors, dentists, etc.), it would provide such
necessary facilities as libraries, fire and police stations,
places of entertainment and recreation, and so eg;“ Mid
level educational services, such as high schools and
community colleges, were also expected to occupy adjacent
sites, as were those higher density forms of housing (such
as hiqp—rise apartments) that were not thought to be |
compatible with neighbourhood character. In sum, then, the
town centre vas to accommodate "all the essential features
of suburban living which are extra-territorial to the
neighbourhood. '’

The outline planning approach can therefore be said to
have two purposes:

"To provide a general framework into which specific

development proposals could be fitted; and to create

a community service unit larger and more realistic

than the Perry neighbourhood.”'’® e
'H. Carver, Citles in the Suburbs (Toronto:University of
Toronto Press, 1962),.p.60
"*H, Carver(1962), p.64
"'H, Carver(1962), p.60 :
"1D.G. Harasym and P.J. Smith, "Planning for Retail Services
in New Residential Areas since 1944" (Calgary: Metropolitan
Structure and Influence, Ed. B.M. Barr, Victoria: University
of Victoria, 1975), p.177
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But while both these purposes skem to have been accepted in
Egﬁgdmcﬂtan, the 1971 general plan failed tc!pfeseﬁt any
criteria or guidelines for developing an outline élang In
s

Gradin's ‘'words: |

"The General Plan did not specify the relationship

of an outline "plan to other types of plans, nor did

it specify its place in the planning process.

Furthermore, the General Plan did not establish

principles that could be specifically applied in the

design of outline plan areas.™'’
Gradin might also have added that the general plan did not
indicate exactly how the outline plan was intended to act as
a control during the subsequent éeveiapﬁent=af
neighbourhoods: and 5ubéivisionéi Its tple at the
implementation stage of the planning process has never been .
identified.

In addition to this general limitation, which affected
all the outline plans prepared in the late sixties and early
gseventies, West Jasper Place suffered under the special
handicap of being the first in the series. It was the
prototype outline plan, the cutgfcwthgcf a strengthening
belief, which the planners in Calgary shared, that there
should be a more comprehensive basis for residential land
use planning than was permitted by the neighbourhood unit
concept. Unfortunately, neither planning theory nor planning
practice at that time was able to offer clegf'dirg:ticn ’

about the technique of outline plan preparatiop. The Alberta

planning legislation was of no help either; the copcept of



utline planning was not even recognized 1n law until the

[ ]
c
[y |

rea structure plan was introduced in the Planniﬁg Act of

197 It is not altogether surprising therefore, that it is

~J

difficult to know exactly how the West Jasper Place outline
plan was expected to function as a,control on the
development process.

¥

C. LAND USE AND THE APPLICATION dF.TE! DENSITY CONCEPT
The approach to land use.structure in the West Jasper
Place outline plan was strongly influenced by Perry's’

neighbourhood unit concept, and the relationship between the

5 - - = = - " N - “ 3 *
neighbourhood pattegn and the circulation system. The units

re referred to, confusingly, as "quadrants,” but, as in
Perry's concept, each "quadrant” was to be capable of
accommodating about 5,000 people, and land use is structured
around a centrally located school, with a park and small
commercial complex situated aéj§QEﬁt to the school. The
placement of the neighbourhood "centre" directly determines
the layout of housing, for it is recommended that the areas
of medium residential density should surround the school,
and "as distan:e from the school and park site increases,
the density of the residential area decreases."'* The
underlying principle is that families in multiple housing
E#?; given the;best access to community open space and to the
designated transit routes (Figure 3). In 1t; actual
statemgnts abcut hau51ng mix and density, however, the plan

'‘West Jasper Place Outline Plan, 1967, p.4!
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provides very limited guidance. While recognizing the‘need
for "a wide rangé of housfggﬂ;ypes,' including low cost
multiple housing, apdrtments and a variéty of detached
housing types, a representative breakdown for eacg
neighbourhood is not indicated in the plan.'® As a result,
it is uncertain how the placement and layout of housing in
each sector was eventually ﬁo be determined. The objective
of housing "in concentric rings of ever decreasing density"”
is a vague design guideline for developers and builders to
follow. More detail is provided in an example of a
subdivision design, but even there it is difficult to
identify a consistent layout to be implemented throughqyt
West Jasper Place. This limitation is most evident in the
examples of housing group layouts, vhich concentrate on
single family dwellings and neglect the relative placément
‘of higher density dwelling types. How, then, did the
planners determine the desired balance of housing types: did
they forecast demand in the housing market, or base the
housing mix on the objective of planning an area that would
"result in a satisfactory relationship” with the residential
development adjacent to West Jasper Place?

Further problems have followed from uncertainty about
the application of a key comcept of outline plan theory. As
already noted, one of the major features of the outline plan
concept is the provision for a comprehensive town centre, to

''West Jasper Place Outline Plan, 1967, p.62



serve as the focus of the entire planning area.'* The
proposed location of the West Jasper Place town centre was
south of the 79th Avenue freeway and west of 170 Street, in
vpat is nov known as the Callinivcéé neighbourhood. The
facilities that were envisioned for, this site included a
"caméus' complex with a variety of schools for different age
groups, A major;sports centre, and a large commercjal
centre..Qthe apart from the question of whether this kind
of facflify was needed in West Jasper Place, the plan is not.
.clear about the hgusjing mix proposed for the neighbourhood
vhich contained the town centre and, consequently, for the
entire planning area. The plan simply recommends that the
"residential areas surrounding these major facilities should
be of higher density than those surrounding the school and
commercial sites in the other quadrants of the scheme area."”
'’ From this wording, however, it is not certain if the
planners intended the higher densities ;c be restricted to
the area immediately adjoining the town centre, or if the
vhole of the town centre "quadrant”™ was to be given over to
apartments, or if several "quadrants” around the town centre
vere to be developed in this way. Nor was there any attempt
to define "higher density” or to set a measurable standard.
The purpose of this illustration is to draw attention

to0 the confusion that surrounds the proposed housing mix for

West Jasper Place and the application of the density

'"*R.R. Graden(1979), p.93
' 'West Jasper Place Outline Plan, 1967, p.46
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concept. In reviewing the outline plan, it is ev

the planners vere thinking in terms of neighbour ~e  sat

were similar in size and structure. From the description in
the plan, it could be concluded that the neighbourhoods were
to follow a consistent pattern, witgy similar 3ay§uﬁ§ and
h@usiné mixes. But the town centre required spécial
treatment, and its implications féf residential design are
not spelled out.

TFE specific treatment of density in the original plan
of 1967 does nothing to clarify this siguatien, A standard
of 19 persons per gross acre jf developable land was used to
calculate a target population for West Jasper Place
(69,000), and from that, in turn, community service needs
should have been determined. Yet, this was too crude a basis
for making large investment decisions, a deficiency that was
compounded by the plan's failufétta justify the choice of
density standard or to evaluate its appropriateness. It
appears (although even this is unclear) that 19 persons per
acre was the average density of existing nearby suburbs, but
the plan neither explores the implications for the actual
development pattern there nor addresses the relevance of the
standard to the proposed development of West Jasper Place.

For the purposes of this thesis, the amended plan of
1972 has greater implications for the density concept than
the 1967 outline plgn: Three critical elements of
residential planning were dealt with afresh: specifying the

composition of housing types for each neighbourhood in West



90

.L,

Jasper Place; providing more detgileé population estimates
and density standards for each neighbourhoed; and outlining
a neighbourhood scheme and specific planning boundaries for
each neighbourhood to replace the original "quadrant”
- concept. Above all, it was said,

"a general trend towards higher density regidential

development as a means of providing more variety and

economy in housing required that the plan be

reviewed and brought up to the current density

levels being applied in all other outline plan areas

in the city.”"'*
By ‘that time, detailed subdivision plans for five
neighbourhoods had bee approved, and were expected to
generate gross gensities well above 19 persons per acre. In
the words of the amended plan (p.! of Part 4), "considerable
difficulty was experienced in keeping densities to an
acceptable range.”

Section & of the amended plan deals vith the question

]

of density standards and population distribution, and the
"planning requirements” to which they gave rise. The whole
treatment is considerably more detailed than in the original
outline plan, but its bases are left as obscure as ever. The
nearest approach to an explanation is as follows:

"In developing the Density Distribution Plan, the

Planning Department reviewed development patterns

emerging elsevwhere in the City and the capacity of

the Outline Plan area in terms of the population

that could be accommodated by the circulation

systems, the school and park distribution plan and
the utility networks."'’

'sOoutline Plan Amendments, 1972, p.3
"*Outline Plan Amendments, 1972, p.18

*
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since it implies that the density standards vere fixed by
the population :aégcity!cf the outline plan area rather than
the reverse. Density standards have no meaning as a planning
tool if they are not used to convert measurements of land
area into estimates of papuléticn size and community service
needs. 1n the amended plan for West Jasper Place, however,
the real density standards are concealed.

To understand the procedure that was followed, it is
necessary to turn to a little-known technical appendix, in
wvhich the detailed calculations of population and community
service needs are set out, neighbourhood by neighbourheed,

That meant, as a first step, that a basic neighbourhood 7

scheme had to be agreed upon. As presented in Figure 4, it
comprised 13 neighbourhoods (essentially unchanged from the
"quadrants" of the original oultine plan), the size and
shape of which were dictated largely by the desire to impose
a hierarchical street system on the area. The neighbourhood
boundaries were set by the pattern of major and minor
arterials. From that, it was possible to make the first
critical measurement - the total gross developable area for
each neighbourhood (Tables 5, 6, and 7). Next, it seems
assumptions were made about the land use structure of each
neighbourhood, but the logic that was used here can only be
deduced. The initial step appears to have been the
calculation of a net residéntial area, vhich was presumably

the area left after tbe community service needs had been

accommodated. That suggests, in turn, that the service land
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TABLE S _ r
DENSITY CALCULATION
NEIGHBOURBOOD NO. 5 ‘
(ALDERGROVE)

1 General

Total Gross

Developable
Area

237 Ac.

-
(]

zoning Composition

Zoning
Category

L]
-
[

Schoolas and Parks
Commercial
Proposed Circulation

Total

Total Net
Residential
Area

14

wn

AEE

Number
Dwellling
Units

. % Net
Residential
Area

74 642
13 323
13 475

100%

Density Per
Gross Acre

sity Per
Net Residential Acre

22.32

36.48

City of Rdmonton Planning Department.

West Jasper Place Outline Plan Amendments.

1972.
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TABLE' 6
DENSITY CACLULATION
NEISHBOURHOOD NO. 7 i
(CALLINGWOOD NORTH)
_ ) . a o 7 N .
1 General A )
.- Total Gross Total Net
Developable ' Residential
Afea Area
{
190 Ac. $9.6 Ac,
. '-\
11 ~
§ Net . Number
Zoning Residential Dwelling Number
Category Area_ Area Units People
R-1 17 28.5 102 423
R-2 ' 2 3.4 24 98
R-2A 29.9 50.2 508 2,083
R-3 6 10.0 150 411
R-3A 4.7 7.9 272 704
-3
Total 59.6 1004 1,056 3,719
111 Other Uses
Schools and Parks 96.3
Proposed Circulation 30.5
Ravine 3.6
Tﬂt;l : . 130.4
v Overall Pqpulatian and D-n:i;x N
Total n-:nnty Per Density Per
Population - Gross Ag¢re Net Residential Acre
3,719 19.5 62.4

Source: City of Edmonton Planning Department.
West Jasper Place Outline Plan Amendments.
1972,




West Jasper Place Outline Plan Amendmentsy.

1972.
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[}
- DENSITY CALCULATI
NEISHBOURBOOD NO. 13
(WESTRIDGE)
1 G;ne:;i i
Total Gross Total Net
Developable Residential
“ Area Area
472 Ac. 266 Ac.
II zoning Composition
% Net Number
Zoning Residential Dwelling Number
Category Area Area Units People
RrR-2 5.3 2 64 262
R-2A 42.6 16 724 2,968
R-3 23.9 9 598 1,639
Total 266.0 100% 2,551 9,704
IIT  Other Uses
Schools and Parks 6§2.0 Acs.
Churches 4.0 Acs.
Commercial 6.0 Acs.
Proposed Circulation 134.3 Acs.
Total 206.3 Acs. - 206 Acs.
w Overall Population and Density
Total Dansity Per Density Per
Population Gross Acre Net Residential Acre
9,704 20.56 30.48
Source: City of Edmonton Planning Department.

r



E

96

needs were not derived from the anticipated population but
from some preconceived view of "desirable” servicing

standards (evg. one public elementary school on a site of X

acres per neighbourhood, regardless of the characteristics

" of the neighbourhood population). The second step was to

break the net residential area down by zoning categories,
and this resulted in extraordinarily precise calculations of
the amounts of land in each zone. Regrettably, there is no
explanation of the means by which the different zoning
combinations were dEt%gmiﬂed, and no indication of héi it
was possible to arrive at such precise measurements at the
outline planning stage. ;

é It is at this point in the procedure that density
standards were introduced, though their role is not

acknowledged.- To calculate numbers of awelling‘units fTom a

measurement of area, howvever, it is necessary to have a

(9]

onversion ratio. In the case of R-1 zoning, for exameéé, it
proves to have been 6 dwelling units per acre, a density
that'assumes a standard lot size o¥about 60 feet by 120
feet, which was Edmonton's norm in the 1960's. Then, a
second ratio had to be introduced, to convert the estimate
of dwelling units into a papulatian.estimateg This could ,
have taken the form of an occupancy ratio, presumably based,
in its turn, on assumptions about the average sizes of the
families and households most 1i;ely to be associated with
the diffgfgﬁt housing types represented by the zoning

.categories. In the case of R-1 zoning, again,. the standard



P

97

proves to have been 4.15 persons per dwelling.

Quite apart from any question about the validity of the
various standards that were employed in these calculations,
it is far from clear where the whole exercise was leading.

n the amended

et 0

The statistical result, which was included
outline ‘plan, is summarized in Table 8. But what were the
planning implications? In reflection of the increase in
average gross density from 19.0 to 23.4 persons per acre,
the population capacity of West Jasper Place was raised from
69,000 to 76,800, but that does not seem to have been
a:cémpaniéd by a systematic reappraisal of community service
needs. The only obvious change between the plans of 1967 and
1972 is an increase in the number of separate elementary and
junior high schools (from 6 to 11.) The proposals for public
schools, on the other hand, are identical in the two plans,

<
and other elements of the service system do not appear to

have been'adjusted either. Yet the population total of
76,800 is referred to as a "ceiling population,” which
obviously implies that anything larger would cause the
service facilities of West Jasper Place to be over loaded.
The plan, itself, provides no evidence in support of such a
céncerﬂ_-The real relationship between population and
service needs had not been investigated with sufficient
rigour to knov whether the plan's allocation of service
facilties was adequate or inadequate, generous or skimped.
One particular use that was made of the detailed

-

population data was to forecast the school age population
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TABLE 8
POPULAION DENSITY AND DISTRIBUTION
BY NEIGHBOURHOOD ‘-

98 .

Ne ighbourhood Gross Population
217 4,887
190 5,058
260 6,363
236 5,077
237 5,290
194 4,955
190 3,719
189 8,611
. 219 4,671
212 4,745
, 231 4,631
1lla ’ 242 4,745

-
O WD O~ O W R

12 190 4,352
13 472 9.704

3,279 76,808

. \”‘ -

Density
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Source: City of Edmonton Planning Department.
West Jasper Place Outline Plan Amendments.
1972.
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for each neighbourhood, and to distribute the chj;érgq by
school type (elementary, junior high and senior Eigh) and
system (public and private). Once again, however, the
purpose of the exercise was obscure. Not only did it come
too late for land use planning purposes, because the school
pattern had already been determined and land needs had beéﬁ

fixed, but it generated the sort of information that was

more likely to be used at the stage of designing school

buildings.
Finally, and most confusingly, for the purposes of this

thesis, the data on gross and net land area and population
capacity were used to calculate mean population densities

d, it was only at this step 1

for each neighbourhood. Inde
the analysis that the term ndensity"” was used at all, which
suggests a complete misunderstanding of the concept of
density as a planning tool. Rather than being recognized as
the most critical variable in the land use allocation
process which is the central task of an outline plan,
density (in the form of the “de?sity distribution plan") was
presented as EhE.Eﬁd product of the statistical procedures.
So what planning purpose vere the mean neighbourhood
densities meant to serve? Did they simply provide a summary
description of the variety of neighbourhood development
patterns that was accepted under the plan, or wvere they
viewed as planning standards in thgif own right,
representing either optimum or maximum development

conditions? And if they were thought of as planning
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standards, what sort of control system would have been
required to make them workable? The amended outline plan is
silent on all these questions.

The best that can_be smid of the 1972 plan, in respect

to the density issue, is that it acknowledged the growing

:
came down to translating that awareness into a development

strategy or peolicy, hcvéver, there was no real demonstration
that the implications of an increased density vere
understood, let alone measured. The results of the elaborate
calculations that are summarized in Table 8 can only be
dismissed as spurious. In their actual use of density
standards, they reflect assumptions about future development
conditions that are never even explained, let alone put to
any test. They therefore convey a completely false
impression of precise foreknowledge, and appear to hint at a
degree of control (if the mean neighbourhood densities are
taken as maximum development standards) that events soon
proved to be unwarganted.

In theory, an outline plan should establish a general
physical framework and a set of planning principles against
which the detailed proposals of public and private
development agencies can be evaluated. In some respects, the
West Jasper Place outline plan has indeed provided this sort
of control. The hierarchy of major and minor thoroughfares,
for example, has been implemented in close accord with the

plan, and has_imposed a strong spatial order on the whole

R
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study area. Meanwhile, in other vital respects the plan's
directives have been ignored or overridden. The most extreme
case, and the most controversial, was the decision to grant
development permission for the construction of a large
regional shopping centre in Summerlea neighbourhood - a
decision that destroyed the town centre concept for West
Jasper Place and removed the original justification for a
high density of residential development in the Callingwood
neighbourhood. The ramifications of that particular decision
are séill being felt, but it also points, more generally, to
the slight role‘that the outline plan has had in the actual
development decisions. In particular, there is no evidence
that the notion of a "ceiling” on population or population
density has had any influence on the design and approval of

subdivisions in West Jasper Place.

D. RECENT DENSITY-RELATED CONFLICTS

Although it has been suggested that resident opposition
against density in West Jasper Place dates back to the early
1970's, the majority of the protests have occurred since
1977. The primary source of documentation for these protests
is'the Edmonton Journal, and the weekly column in the
*Neighbourhood Journal” dealing with West Jasper Place.
While many of the articles have focused on density and
related concerns throughout the study area (e.g.May 20,
1978; September 11, 1978; and October 16, 1978), protests

from single family homeowners in the Aldergrove and



Callingwood neighbourhoods have received the most attention
from the nevs media. And the goal in both neighbourhoods has
been the same: to limit the local development of higher
density housing. The arguments put foward to support this
goal are well known, for they are commonly associated with
density-related protests: high densities of multiple housing
will lower the value of nearby single family dwellings;
traffic will increase; existing public facilities will not
be able to accommodate an increase in neighbourhood
population; and the density of housing in the neighbourhood
is already-too high.

For single family homeowners in Callingwood, recent
density protests have focused on what is nov known as West
Edmonton Village, a rental housing project of 1200 units on
the site originally proposed for tﬁe West Jasper Place town
centre. '°* The resident opposition dates back to late 1978,
when developers applied to have the site rezoned to permit
apartments to be built. *' At that time, the Edmonton e
Municipal Planning Commission found the proposed density

unacc

ptable,” and the residents distributed petitions and
voiced their concern about the laék of public facilities and
the implications of a population increase. Yet, the rezoning *
application was approved by Edmonton City Council, with the

proviso that the City Planning Department would regulate the

»*Edmonton Journal, April 10,1981
' ‘Edmonton Journal, December 13&L18,1978



type and mix of housing for the project. *! Under the
rezoning bylaw, hovever, the developers were given the right
to build 1200 units on a 46 acre site, for a density of 26
units per acre. The mgreement between the developer and city
council also called for a committee of residents to
contribute to the project design, but the people of
Callingwood later concluded that their "participation was
virtually useless."*’

In Aldergrove, the resident protests began in July
1978, when members of the Aldergrove Community League
recommended to city council that a development freeze should
beximpcsedE due to the shortage of public facilities¥in the
neighbaurheodgi‘ They expressed concern that the provision.
of education, recreation, and transportation Eac%}ities was
not keeping pace with the increase in Aldergrove's
population density. Subsequent protests were directed
towards a vacant strip of land between the west boundary of
' the neighbourhood and the outer ring road, the alignment of
wvhich had recently been shifted vestward. Developers were
quick to propose that high density multiple housing be
constructed.’* This was countered by the residents who
obtained 700 signatures on a petition and were able to
persuade Edmonton City Council to adopt a new area structure
plan bylaw. This limited the development of the Aldergrove

111B1D, January 24,1979
131BID, June 4,1979

1+1BID, July 17&24,1978
131BID, October 30, 1978
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extension to single family dwellings.’

The most recent protest in Aldergrove has been
concerned with the possible construction of smaller houses
on this site. Following the area structure plan, a plan of
subd1vxslon for the whole Aldergrove extension was approved
by the Municipal Planning Commission in January 1980 (Figure
5). The decision was appealed to the Alberta Planning Board,
chiefly on the grounds that there would be a dangerous
increase in traffic through the original area of Aldergrove,
but this appeal was dismissed. " The subdivision was then
zoned R-1, single family residential, under Bylaw 5991, and
the way seemed clear for development. Almost immediately,
however, the City of Edmonton passed its new Land Use Bylaw,
as required by the Alberta Planning Act, 1977, and the
zoning category changed to RF1. That was also accompanied by
various new regulations, including, most significantly, a
substantially smaller minimum lot size. The developers, who
had not yet sold any of their lots, saw this as an
opportunity to reduce the average lot size and so lower the
selling price of the houses that would eventually be built_
A new plan of subdivision was therefore prepared, to
increase the total number of lots from 416 to 489, and this
plan was apprroved by the Municipal Planning Commission in
October 1980. Unfortunately for the developers, the revised

plan also included a pocket of still smaller lots on wvhich
1¢IBID, June 4,1979 .

17Letter to J. Stepnisky from S.C. Rodgers, February 23,
1981,
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it was proposed to build zero lot line houses. For that
however, a rezoning or redistricting (the new terminology of
the Land Use Bylaw) was required from RF1 to RPL. Once
again, a protest erupted. A petition with 100 signatures was
presented to city council and the support of a local
alderman was obtained.

The bases of the protest were set out in a letter from
Mr. Bruce Mintz, a property owner on 187 Street, and the
spokesman for the residents immediately to the east of the
new subdivision:

1. The introduction of smaller lot sizes,
particularly for zero lot line development,
would decrease the value of nearby properties.

2. Smaller lot sizes would be inconsistent with
existing development in Aldergrove. The first
subdivision plan had been designed for the old
R-1 zoning, with its more stringent restrictions
on minimum lot size.

3. Traffic congestion would increase along
residential streets in the area immediately east
of the subdivision. Because no direct access vwas
provided to 79 Avenue, the residential streets
in Aldergrove vauid @ave to serve as feeder

roads for residents in the new subdivision. **

1sLetter to Edmonton City Council from B. Mintz, February 4,
1981,

!
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Running through these items of concern there seems to
be an unexpressed feeling that it was unfair to change the
development control rules in midstream. If the Aldergrove
neighbourhood had to be extended beyond its original
boundaries, the new development should be in keepiﬁq‘with
the old. The issug, then, was not a small number of zero lot
line houses but the.vhole regsubdivision plan. On that issue,
however, there was no legal ground for an appeal. The
revised subdivision plan had been processed in the
prescribed manner and, with the exception of the block
proposed for zero lot line houses, it satisfied the
requirements of an RF1 district. Thé larger issue therefore
had no legal standing in the specific rezoning case, but it
explains the force of the residents’ reaction to something
that voufd othérwise have seemed quite minor.

In its evaluation of the rezoning application, and in
direct response to the concerns of Aldergrove homeowners,
the City Planning Department presented their recommendations
to City Council in January and February 1981. The Planning
Department approved of the rezoning application because the
increase in density was in "keeping with the policies of the
General Municipal Plan which recommends increased densities
in the Area Structure Plan areas."?' They also saw the
proposed RPL housing as consistent with the built up area of

Aldergrove because it was detached housing, and the "subject .

1'Summary of Recommendations for Bylaw 6243, City of
Edmonton Planning Department, February 3, 1981,
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subdivision will simply provide further variety in size and
affordabilty of single family dwellings in the area."’® Most
importantly, the Planning Department felt that the small
size of the area affected by the zoning change should
eliminate any concern about undesirable effects. The RPL
zoning would permit an increase of only eleven houses OvVer
the maximum ‘pmber that could be built under RFI zoning.
This represents an increase in density from 13.26 to 15.58
people per gross acre for the area affected by the zoning
change. The planning Department also concluded that the
nearby properties in Aldergrove would not be devalued by the
proposed RPL housing, since they would be separated by a
strip of RF1 zoning and lots comparable to those already
developed in Aldergrove.

In an interview on March 25, 1981, EEi Mintz felt that
a primary concern of residents who @ppe;gq this proposal was
the role of the City planning Department in the rezoning
application process. As part of the agreement for the

ens’

[ ]

subdivision of the Aldergrove extension, a citi
committee was formed to provide a local contribution to the
inftial layout design in 1980. Yet, neither the Planning
Department nor the developer notified these same residents
of the subdivision and rezoning applications and the
resulting increase in density.’' The Alberta Planning Act
seSummary of ;;;;;mendatiang for Bylaw 6243, City of
Edmonton Planning Department, January 6, 1981.

s'Letter to Edmonton City Council from B. Mintz, February 4,
1981,



does not require any notification in the case of subdivision

applications, and only ~adjacent landowners” need to be
notified of a rezoning application. Since the proposed zero
lot line housing was on a block of land in the interior of
the subdivision, the developer was the only adjacent
laridowner, and he did not have to inform anyone in
Aldergrove about his plans. Although this procedure is
legal, Mr. Mintz was concerned that suth technicalities give
single family homeowners the feeling of being misled by
planners and developers. It 1s admitted that the applicatiof
for rezoning was advertised in the Edmonton Journal, as
reQuired by the Alberta Planning Act, but this is an
ineffective way of making the general public aware that some
change is imminent. In the normal course of events, the
advertisements are simply overlooked.

In the upshot, the application for rezoning to RPL was
rejected by Edmonton City Council in February 1981, *°
Although all the factors influencing the decision are not
known, publicity of the opposition and the submission of a
100 signature petition ensured that the residents’ concerns
received a high profile. Since this decision was passed,

housing construction has not occurred in the subdivision.

11gdmonton Journal, February 23, 1981



V. CHAPTER TFTIVE

A. RESEARCH DESIGN
As indicated in Chapter 3, few if any studies related
to the density concept have dealt with the reaction of
in
ggé on

single-family residents towards residential densities
suburban areas. ggtheri the density research has focu
the living conditions of multiple housing occupants, and the
pathological and social disorders associated with high
densities. An original method of determining density
reactions had therefore to be*designed for this thesis. This
implied that means of gathering data, sampling and data
interpretation should be incorporated into the research
design., However, as Oppenheim maintains, before the research
methods can be developed, the aims of the research and the
variables that should be measured must be clearly
identified.' To determine the aims and subsequent design of
the research, two Questions must be asked: What are we
trying to find out, and what are we going to do with the

data?

'A.N. Oppenheim, Questionnaire Design and Attitude
Measurement, (London: Heinemann Educational Books Ltd.,
1966), pp.1-3
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Although the primary objective of the thesis research
is toAidentify the reaction of single-family residents

st

=
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towards densities in West Jasper Place, it is f1
netessary to identify the %gny éensityirelated issues which
determine the reactions af-single family residents. It is
unrealisitic to conclude that density reactions can be
identified by merely asking residents, "What is your
reaction to densities in West'JaSPEF Place?" This approach
fails to explain what variables contributed to the reaction
and how the outlook towards residential densities developed.
To suggest recommendations for planning applications of the
density concept, the research had-to be designed from the
perspective of satisfying different informatidn needs
related to density and the characteristics of single family
residents living in West Jasper Place. From the review of
protests in the area, it is evident that residents have
voiced concerns about present densities of development,
about the anticipated density after the completion of
multiple housing projects, about the availablity of public
services and facilities, and about the location of future
'high density development in Edmonton. The research design
should therefore incorporate all these topics.

In addition, to generate recommendations for planning
applications of the density concept, the research design
must address the problems associated with the housing market
and residential design as presented in Chapter 3. The need

for a tradeoff between housing economy and living conditions



represents a dramatic change in residential design and
future applications of the density concept. Escalating land
and housing construction costs will force planners to
re-evaluate the layout of rgsidential areas and allow for

greater variety in housing types, with less expensive,

higher density housing proportionally 1 creasing in demand.
The likelihood of higher suburban densities in the future
has important implications for the research design and data
r?quirements, because of the inference that resident
reactions will intensify. It is therefore crucial to
evaluate the characteristics of the densities and housing
types in West Jasper Place, in order to determine how
plgnners can provide for the development of high density
housing while minimizing the negative consequences that
single family housing residents associate with high
densities.

Because of the paucity of studies addressing the
tradeoff between housing economy and living conditions, it
is apparent, for the purposes of the thesis, that several
residential design-related assumptions must be incorporated
into the research and the data requirements. For example, at
this point, there has been no attempt to determine if the
distance between multiple housing projects and single family
residences influences density reactions, or if the design
(profile, layout, etc.) and location/placement of multiple
housing in the neighbourhood is a factor. Furthermore, it

has not been determined if there is a correlation between
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density reactions and housing types. Are the density-related
reactions of single family residents dependent on the types
of housing found in their neighbourhood? From a review of
the literature, it is apparent that it has yet to be
deﬁefﬁined if single family resiééﬂts prefer one high
density housing type over another. Furthermore, it has not
been determined if density reactions vary between rental and
self-owned housing. Problems of transiency and lack of
community interest have been commonly associated with
residents who live in rental housing. Are single family

residents disturbed by higher densities per se or by the

LAl

social connotations of rental occupancy? Eg

For the purposes of residential planning and design
recommendations, it is also necessary to evaluate the effect
of the physical environment to see how the proportionate
representation of different housing types and the overall
density of a neighborhood influence the reactions of
single-family residents. The research design should
therefore include an evaluation of different neighbourhoods.
By selecting neighbourhoods of varying overall density and
housing type, it will be possible to compare data and
determine how the physical environs influence reactions. The
ignificant purpose of the environmental comparison,

most

however, is to find out how single-family residents react to
densities in neighbourhoods where single family housing is
dominant as opposed to a neighbourhood of primarily multiple

housing. This, in turn, should provide some insights into
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the desirable balance of housing types in contending with
the density tradeoff problem.

In cbnclusion, it is worth repeating that the lack of
prior studies in this area of planning has greatly affected
the reseach design of this thesis. The questions and
problems raised here reflect possible inflences on the
density reactions of residents, and the density tradéoff,
but, af this stage, it is impossible to know for sure. Thus,
to try to ensure that all the influential factors are
identified, the research must be exploratory in design, and
it must be assumed that all the density-related problems and
factors presented here are likely to affect resident
reactions and the density tradeoff. All must be

accommodated, somehow, in the survey methods.

B. QUESTIONNAIRE DESIGN .

The research literature was reviewed in an effort to
détermine which survey technihue would be most effective for
collectiné data relevant to the objectives of the study.
While field research, personbl observation and other related
methods are discussed, the literature focuses on two widely
used survey techniques: personal interviews and,
self-administered questionnaires. It was decided that one of
these two techniques would be appropriate for the density
survey, since many of the information needslcould not be

fulfilled through observation methods.



The merits of the interview technique are well known:
its flexible approach enables the interviewer ‘to make sure
that the respondent understands the questions and the
purpose of the survey; a rapport can be established with the
respondent so that information and a high deg:ée
participation can be maintained; and, most sigﬂifizantly;
interview surveys offer a high response rate, since
prospective participants are more likely to cooperate when
approached in person.® As Burton and Cherry conclude
however, there are problems with interview techniques, and
these stem from many of the advantages just identified. In
general, the integview situation presents problems related
to bias. Interviewers are often guilty of "over rapport,”
where the success of establishing a close relationship leads
to an unconscious influence on the participant's answers.’
?utherm@re, for research entailing a large study population,
the interviewing process for an effective sample size would
simply take too long.

The chief merit of the mail survey oOr self administered
-tEEhniques is that it is possible to cover axlgrger area and
reach a larger sample of the population.* Additionally, a
mail questionnaire is cheaper to administer, since less time
is required to obtain reguits, train interviewers and travel
between participants. Burton and Cherry also argue that
“1.L. Burton and G.E. Cherry, Soclal Research Techniques for
Planners (London: George Allen and Unwin Ltd., 1970),
pp.41-42

"T.L. Burton and G.E. Cherry(1970), p.42
«7.L. Burton and G.E. Cherry(1970), p.38



"the respondent will ansver a selfadministered

gquestionnaire more frankly than he would an

interview, since anonymity is not only assured but

is seen to be assured. Again, it is claimed that the

questions 1in a selfadministered survey are totally
standardized, and therefore, responses are totally
comparable."’® :

The chief drawback to mail surveys 1is their low
response rate, typically below 50 per cent, This can be
gttributed to the lack of interest and involvement commonly
associated with mail questionnaires. Those who receive a
questionnaire often conclude that they do not have any
obligation to complete it; the timi required to fill it out
is too long and the idea of participating seems like too
much trouble. Another- problem is the threat of bias, since
those who choose to participate may not be representative of
the population and "the sample may be distorted
gignificgntly by the degree of nonresponse.”* In general,

mail questionnaires represent a tradecff: a larger sample of
the population can be polled, but in order to get a |
desirable return, a much higher proportion of the total
population must be sampled.

Its disadvantages to the contrary, the mail
questionnaire technigue vas adopted for .this thesis. In
addition to the prospect of obtaining a representative
sample of the large populatign in West Jasper Place, it was
thought that a selfadministered questionnaire would be more
effective in contending with a special problem. This can be

best described as "density bias,” or the negative

*IBID ’
*1BID, p.39
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associations that are conjured up by the word density. From
the protests of single family residents in West Jasper
Place, it can be concluded that density and its related
social and amenity problems are highly emotional 1ssues.
Since, following Berdie and Anderson, a survey should avoid
words with possible emotional overtones,’ the word density
must not be used in the West Jasper Place survey, and the
respondents should not be led to interpret the questions as
‘p?rt of a density survey. In evaluating the two survey
approaches here, it seemed that, because of the problems
related to over-rapport, lack of consistency, and the
phrasing of questions, the threat of "density bias" would be
greater under the interview technique. An interview
situation would also provide the participant with a greater
opportunity to(probe the interviewer about the purpose of
the survey. This could lead to tense situations, vhere a
respondent would question his/her participation in the
survey. Furthermore, to achieve a "good" answer, the
interviewer could be tempted to drop "hints" about
density-related issues and the purpose of asking specific
questions. It was therefore anticipated that the ability to
camouflage the intent of the survey by using a
gself-administered questionnaire would reduce bias and result
in,a higher acceptance rate by prospective participants.

- - — - e - > -

'D.R. Berdie and J.F. Anderson, Questionnaires: Design and
Use (Metuchen, N.J.:The Scarecrow Press, Inc., 1974),
pp.41-45
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Apart from the elimination of "density bias,” the most
difficult task in preparing the guestionnaire was to
incorporate all the data requirements to fulfill the
abject;ves of the thesis research. The problem in

approaching the design of the questionnaire was to ensure

that the respondents had an opportunity to identify their

reactions to the densities in West Jasper Place, the reasons
why they have developed such reactions, and the variables
that contribute to the reactions. Additionally, to assist in
the recommendations for the "density balance,” the
questionnaire had also to poll the respondents for their
suggested solutions to the problems of the housing tradeoff
and other density-related concerns.

The guidelines presented in Burton and Cherry, Berdie
and Anderson, Oppenheim, and Babbie were followed to
determine the wording of questions, question type and
sequence, and the length of the questionnaire. Since the
survey was primarily based on the opinions of tqe :
respondents, with a minimal amount of factual enquiry, it
was labeled an "Opinion Survey." And to ensure the interest 7
of the residents of West Jasper Place, without drawing their
attention to the density issue, the questionnaire was 5?#?:\245
the full title of "The West Jasper Place ;Eusing Opinion
Survey."

The organization of the questionnaire can be summarized

L]
e

as follows:
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1. The reaction to present neighbourhood housing

and public facilities]
2f¥iThe reaction to housing proposed or under

construction in the neighbourhood and the

anticipated effects on public facilities;

3. The identification of residential design

features in the neighbourhood, ;ﬂﬂ their
iDﬂtfibUti@ﬂ:ﬁQ the residential environment;

4, The preferences expressed towards future housing
development by location and housing type
criteria;

5. Occupancy profile and‘hauseheld characteristics
as they relate to the regpanéiyg‘s present
situation.

As suggested by Babbie, the questionnaire begins with
basic instructions for the respondents.’ Essentially, they
wvere asked to choose the answer vhich most closely matched
their own opinion. It was expected that this would lead to a
response rate higher than generally associated vwith
self-administered questionnaires, because the guestions
could be answered in a straightforwvard fashion. No elaborate
responses vere required. ]

To limit the length af»the questionnaire and make it
easﬁé: to complete, the majority of the questions were
closed-ended, with a Likert five-point response scale to

‘E.R, Eabble, The Pr-a:t ice of Soclal Research (California:
wadsvorth publishing Company, 1979), p.323
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represent a broad range of possible ansvers. As éppenh&im
points out, closed questions are desirable when the
respondent is expected to express an opinion.*® A choice of
five responses was not always necessary, however. In those
qguestions where the respondent was asked to identify the
presence of something in the neighbourhood, or if the
distinction between, for example, "exceeds” or "strongly
exceeds” would not contribute to the information objectives
of the survey, only three options wvere given.cme
"fill-in-the-blank” questions were also emplcyéé wvhen
respondents were asked about their own housing and household
charactetisti:s, The advantage of using this format is that
it enables the respondent tc:cémplete the guestion much more
quickly, particularly when factual information is requested.
For example, in answering the question; "How long have you
lived at your present address?”, it is probably quicker for
the respondent to give an answer in an open blank space than
to select among a number af spécifieé alternatives.
Furthermore, an open blank permits the respondent to answer
the gquestion with more detail, such as 3.5 years for the
IEﬁgzh‘éf occupancy.

For ail the emphasis on closed guestions, open
qguestions played a critical role in identifying the factors
vhich contribute to density reactions. As explained by

L
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_*A.N. Oppenheim(1966), p.43



"The chief advantage of the open guestion is the

freedom that it gives the respondent. Once he has

understood the intent of the question, he can let

his thoughts roam freely, unencumbered by a prepared

set of replies.”'®
The primary intent of employing the open question in the
opinion survey, however, was that it was used in conjunction
with a closed question, where the respondents were asked
about their reactions to the housing in the neighbourhoed.
After %éeatifying their reaction, respondents were simply
asked in the following question to explain their ansver. The
use éf an open question here is an efigctive means of
determining if there is indeed a density reaction, the
characteristics of density that the respondents reacted to
and their recommendations for the control of density in
their neighbourhood. A further reason for using open
questions was the difficulty of always providing a
predetermined set of answers. f;e reasons for selecting an
address as a place to live may vary dramatically from price
to i@t size. To ensure that all possible ansvers vere
accounted for, it was necessary to use open questions for
information requirements of this type.

To determine question seguence, it was necessary to
consider the five organizational sections of the
questionnaire presented earlier. In order to make the
guestionnaire interesting and attractive to the respondent,
it was concluded that the first questions ‘should deal with

the primary issue of the survey: reaction to present
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neighbourhood housing. Because of a documented concern for
housing issues in the past, it was expected that residents
would respond favourably to the initial questions, and this
would lead to a desire rs’complete the remainder of the
questionnaire. Factual questions ibgarding household»and
occupancy characteristics were placed at the end of the
questionnaire, since there is often a tendency for
respondents to react negatively to this line of questioning.
For comparison purposes and ease of completing the
questionnaire, the section on the reaction to future housing
immediately followed the first section on present housing.
This was to enable the respondent to complete the
questionnaire quickly, since the guestion layout and wording
for each section was similar. The sections on neighbourhood
design and future housing preferences were strategically
placed in the middle of the questionnaire, since it was
anticipated that they would consume much of the respondents’
time.

After the organization of the questionnaire was
established, each question wvas worded employing the
guidelines suggested by Babbie and Oppenheim. In order to
_nderstand the intent of the question sequencé and vording,

t i« necessary to review the contents of each of- the five
sections in turn.

With the exception of asking for opinions on present as
opposed to new housing and related facilities, the number oé

questions and their wording are exactly the same in the
\
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first and second sections. As an ex;;;zzj\in Question 2,
participants are asked whether they like or dislike the tyfe
of housing presehtly found in their néighbourhood, whereas
in Question 9, they are asked for their reaction to new
housing development. With one exception (Quesgion 8), the
order of the gquestions in each section is identical.
Essentially, the éuestion sequence employed can be
summarized as follows:

1. describe the present/new housing in the
neighbourhood;

2. ask the opinion of this housing, whether it is
liked or disliked;

3. an explanation of this neighbourhood housing
opinion;

4. _}he opinion of different services and facilities
in West Jasper Place, presently and after the
new housing is fully developed;

5. the distance between the resident's address and
multiple hoﬁsing, and housing proposed or under
construction. |

In the section dealing with new housing, the "distance
questién" follows the gquestion asking for the housing
description. This was an attempt to make the participant
consider distance as a characteristic of the new housing,
pethaps sparking further comments on distance in the
explanation of the housing opinion. Question'G separates the

first and second sections, and it is commonly referred to as
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a "contingency" guestion. Its purpose is twofold: it can
facilitate the respondent's task in completing the
questionnaire,'' and it can determine whether residents are
awvare of new housing. If residents.are not familiar with new
housing in their neighbourhood, then there is no point in
asking for their opinions. As a result, these residents are
asked to skip the éecaha section.

The third section of the questionnaire consists of only
one guestion, and it deals specifically with design fegtufgs
§r553ntly found in the participant's neighbourhood. Question
12 is divided into two distinct parts: Part 1 asks
homeowners to identify whether 17 different design features
exist in their neighbourhood, and Part 2 asks for an opinion
of these features, as to whether they add, take away or make
no difference to the neighbourhood quality. The intent was
to try to identify how each of the compared neighbourhoods
differs in design and the resident reaction to each design
feature, so that it can be determined if there is a
relationship between density reactions and the use of design
features in residential planning.

The fourth section of the questionnaire cantaing two
questions that are directed towards the future housing
preferences of homeowners, with the emphasis on -the most
appropriate location for more multipie housing (Question
13), and the best alternative housing-type to the
cenventienal house (ngstlon 14). The role of Questions 13

“E R. Babb1e(1§79) p.319
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and 14 in the survey is that they a:é a means of providing
possible fgéemmendatians to alleviate the conflict between
single family residents and developers and planners. Data
from these questions will identify the locational
preferences for multiple housing in Edmonton and the type of
housing development that homeowners may accept in West
Jasper Place in the future.

The final section is an attempt to develepxa profile of
the residents who participated in the survey, and to
determine whetheé certain occupancy and household
“characteristics affect housing and density-related
reactions. During the development stages of the survey, it
was not possible to determine if such occupancy/household
characteristics as length of residence, family size and
accommodation features are likely to have any influence on
reactions to neighﬁcufh@ad housing. To ensure comprehensive

coverage, therefore, the final section was divided in to

-
-

ive parts: length and type of occupancy; accommodation

fe

tures; selection of present housing; satisfaction
associated with present housing; and household
characteristics (age and number of persons). With this
organization, it was‘cancludeé that a comprehensive analysisé
of the possible occupancy/household characteristics

influencing reactions could be achieved.
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C. PRETEST OF THE QUESTIONNAIRE

Pilot work and survey pretesting are essential steps
towards the successful application of a guestionnaire. Both
Oppenheim and Burton and Cherry conclude that the ;
questionnaire pretest is a critical part of devising the
final wording of questions, constructing an intreductory
letter and determining the most effective method of
distribution.'? In the present instance, the pretest also
provided an opportunity to find out whether density-related
biases‘were present in the guestion wording, as well as to
determine the residents' reaction to the guestionnaire and
the time that it took to complete.

The pretest was divided intc'twe stages of evaluation:
reviewing the guestionnaire with faculty members and
graduate students who have experience in survey research,

distributing the guestionnaire as a pretest to a small

p of West Jasper Place residents. The first stage proved
effective in upgrading question sequence and wording.
Most important, it was concluded that the original draft of
the questionnaire appeared to be too condensed, and it was
recommended thgt more white space should be used to separate
the questiéns on each page. As an example of a desired
layout, it was suggested that the Housing Opinion Survey
should be organized in the same format as the Strathcona

County Residents' Survey designed by Dr. T.L. Burton. Here,



the guestions were separated by lines and each question
number was separated from the body of the question text,
enabling the respondent to identify the start of each
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guestion w se.

The improved version of the gquestionnaire was then
distributed among a selected group of residents in
Aldergrove. Because they had recently opposed the
development of zero lot 1iﬁe housing adjacept to their
property, it was thought that they would be aware of housing
issues and interested in the Housing Opinion Survey. In late
March 1981, Bruce Mintz, who represented the resident group,
was contacted and subseqguent interviews were held to discuss
planning in Aldergrove and the protest issues. On the advice
of Mr. Mintz, residents who signed a petition against the
development project were contacted and asked to fill out a
guestionnaire. The forms were dropped off at each resident’s
house and returned three or four days later. In total, ten
residents completed the pretest survey, and they were all
asked to comment on their impression of the questionnaire
and the time required to complete it.

The reaction was uniformly enthusiastic and much
interest was expressed, particularly in the anticipateé
results of the survey. On average, it took 20-25 minutes toO
complete the questionnaire. The pretest showed, hovever,
that there were several problems in the wvording of
questions, and that the respondents were generally confused

about the reference to "neighbourhood.” To many,



neighbourhood represented the block immediately around their
own house, while others did not recognize the name
"Aldergrove” as it applies to the planned neighbourhood

unit, Several respondents referred to their neighbourhood as

?neigbbeurhaads in the West Jasper Place area. Aééitianally,
the word "condominium® was used throughout the
guestionnaire, and respondents were confused as to whether
this term referred to self-owned, rental, or both types of
accommodation. To alleviate these problems, the word
polled, a special guestionnaire was prepared, identifying:
the neighbourhood by name. As an example, respondents in
Aldergrove were asked "How would you describe the housing
found in Aldergrove?" Their gquestionnaire form was
accompanied by a map which identified the boundaries of
Aldergra?ei its main roads and its location in West Jasper
Place. The confusion over the use of the word "condominium"”
was eliminated by making a clear distinction between rental
and self-owned accommodations. All rental housing units were
referred to as apartments, whereas only self-owned walk-up
units, townhouses or row houses were identified as

condominiums.



D. SAMPLING AND DISTRIBUTION

As explained in Chapter 4, the Aldergrove, Callingwood
and Westridge neighbourhoods vere selected for the survey,
so that resident reactions could be compared across a. -
complete range of residential environments. Furthermore,
single-family homeowners in all three neighbourhoods have
been involved in some form of protest related to housing
development where density is a primary 1issue.

A decision had next to be made regarding the most
effective distribution method and an appropriate sample size
for each neighbourhood. For the distribution method, the
social research literature focuses on personal interview and
mail survey techniques. More recently, the drop-off and
pick-up method has been discussed briefly. For the Housing
opinion Survey of neighbourhoods in West Jasper Place, it
was concluded that traditional methods of distributing
questionnaires would not be effective in meeting the
objectives of the thesis research. Mail distribution was
avoided because of the anticipation of poor response rates.
An example is provided by the Canada Works Project in which
a survey of social facilities in West Jasper Place generated
a 26 percent return. '’ Although the discussion of the "drop
off and pick up" technique is extremely limited in the
research literature, it was concluded that it would be an
effective way of meeting the objectives of the thesis
resear:h A “drap off and pick up” distribution includes

"Edmantaﬁ d@urnal May 21,1979
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many of the advantages of both the mail questionnaire and
the personal interview techniques:
1. A large sample of the population can be
achieved; )
2. The time required to conduct a sample is reduced
over interview techniques;
3. Ppersonal contact is made with the participant;
4. The approach for asking the participant
questions and the presentation of the
questionnaire is consistent;
5. The possiblities of bias are minimal.
For this survey, however, the prima:f advantage of "drop off
and pick up” distribution was that it is not as imposing as
a personal interview. An interview situation requires the
participant to "drop everything™ when the interviewer knocks

on the door, and the participant must commit the newt half

hour to answering questions. Combined with a
barrage of surveys from different sources, this txuly

represents an inconvenienée;dhﬁ with the inte:viev,iéhe drop
off technique still repriesents a commitment to complete the

survey, but it provides an opportunity for the respopdent to
answer the qugdffbns at a time that is convenient. Since the

respondent knows that the canvasser will return in a few

L]

days to pick up the questionnaire, a sense O responsibility
is maintained.
To assist the respondents in returning the

questionnaire at 2a time that was convenient for them, an



answering machine was employed as part of the "pick-up”
process. During the "drop-off" stage, participants were told
that the canvasser would return in three to four days. But,
if this proved to be inconvenient, they had the opportunity
to call and arrange a suitable time for the questionnaire to
be picked up. Additionally, the participants ;ere asked to
leave a message with the answering machine if they completed
the questionnaire before the predetermined pick-up time. As
a further part of this concern to make it as easy as
possible for participants to return questionnaires, they
were asked to place the completed survey in their mailboxes
if they would not be home at the‘prranged pick-up time.

To determine an effective sample size for the Housing
Opinion Survey, 1t was necessary first to determine the
popuiation of detached houses in the Aldergrove, Callingwood
and Westridge neighbourhoods. A‘total count was therefore
made by car survey, and as a pase for zoning and housing
layout, the City of Edmonton Land Use District Map published
in January 1981 was employed. As it turned out, the layout
and lot division displayed in this map were extremely
accurate, with less than a one percent error identified. For
the purposes of sampling, vacant lots were not included in
the total detached housing count, though they were plotted
on the map for future reference, The results can be

summarized as follows:

¢
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1, Aldergrove - 558 detached houses

2. Callingwood - 105 detached houses

3. Westridge - 4}8 detached houses
Therefore, the total population for the study area is 1081.

Because there has been so little evaluation of the
"drop-off ané pick-up" distribution method, it was difficult
to antiéipate the probable return rate. In an interview with
Dr. T.L. Burton, it was pointed out that surveys similar in
subject matter and design have yielded returns between 40
and 50 percent.'* It was~therefore concluded that, to be
sure of receiving a minimum of at least 100 completed
questionnaires, the sample size would have to be greater
than 20 pér cent of the population.

In determining an effectivé sample size, the research
literature focuses on mathematical forﬁulas. It was not
feasible to use any of these in West Jasper Place, however,
because such mathematical variables as the "degree of
confidence” and "maximum allowable error"™ cannot be
estimated for an opinion. Unfortunately, alternative methods
are not recommended in the research literature, To set a
sample size for the Housing Opinion Survey, it was concluded
that it would be most effective to look at the population
size for each neighbourhood and caiculate the number of
questionnaires required for at least a 20 per cent sample.
In the case of Aldergrove, with its population of 558
detacbed houses, this converted into a sample of 120

- — e — - - == =

' +personal Interview with Dr. T.L. Burton, April 2,1381.
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households. The same number was decided upon for Westridge,
despite its sma¥ler population. This really reflected
yncertainty about the likely response from a neighbourhood
vhere density issues had not had a high profile. Yet,
Westridge represented a critical component of the survey .
because it is a neighbourhood dominated by single family
housing. Determining an appropriate sample size faf
Callingwood presented a different problem because its
population of detached houses 1is so small. A 20 per cent
sample, or 20 questionnaires, would not be large enough to
yield meaningful results. It was thsfgfafe decided that 80
Callingwood residents should be canvassed, with a return of
40 guestionnaires anticiapted. )

Table 9 summarizes the guestionnaire sampling for each

neighbourhood in the study area, along with the anticipated

returns. With the adjusﬁbgﬁgs in Westridge and Callingwood,
the total sample turned DUtxégééggf?TQEf than anticipated:
320 questionnaires or 30 per centfﬁ} the population.

The distribution of the Quag;icnnaire took place
between April 17 and May 9, 1981, with canvassing completed
one neighbourhood at a time. After reviewing various
sampling techniques, it was concluded that a systematic
sample employing stratified zones to tést the distance
factor would be the most effective method of achieving a
distribution with low bias. As suggested in the literature,

systematic sampling is desirable if the population is small

and manual procedures are relied upon to determine the
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sample. Essentially, systematic sampling uses an interval
selection, where one out of "x" number of people is
consistently selected. The most common procedure is to
employ a list, from which as an exgmple,keveiy fourth person
or housing unit might be chosen. First, however, it 1is
necessary to pick a random starting point in the population,
to avoid the danger of consciously selecting a sample that
has a favourable pattern. This still leaves the danger of
unwittingly selectidg a sample which contains periodicity;
that is, the population is arranged in a pattern that
coincides with the sampling interval.'' An examéle, in area
sampling, would be the consistent selection of houses on
corner lots. Because of a crescent system of roads in the
study area and the inconsistent number of houses in
different neighbourhood blocks, it was thought that problems
of periodicity would not affect the distribution of the
Housing Survey.

Stratification by zones was introduced because one éf

the objectives ciithé thesis research is to determine if

distance between §§§§e:ent housing types and homeowners is a

factor that influences density reactions. The Callingwood
neighbourhood could not be treated in this way, because the
population is too small ahd no house is more than a block
avay from multiple hausiné, but stratification was applied

in Aldergrove and Westridge. The purpose of a stratified



population at large, in an effort to determine if a common
element of a group affects the responses in the survey. As
Babbie concludes:

"The ultimate function of stratification, then, is

to organize the population into homogeneous subsets

(with heterogeneity between subsets) and to select

the appropriate number of elements from each.”'®
For the Housing Opinion Survey, the element which
distinguishes the groups of single family homeowners is the
distance from multiple housing. Figures 6 (Aldergrove) and 7
}Hesﬁfidge) show the breakdown of the neighbourhood
populations into four zones or strata, and Figure 8 shows
the location and layout of the single family housing in the
Callingwood neighbéufhcedi Because of the layout and shape
of the neighbourhoods, it was impossible to divide the
strata into an eqgual number of housing lots or similarly
gized areas. Instead, a crude maesure of block width was
employed to give the folloving breakdown: all detached
houses less than a block avay Er@m'muiti;le housing would be
in Zone 1, between one and two blocks - Zone 2, two and
three blocks away - Zone 3, farther than three blocks - Zone
4. p

' To test the effects of the neighbourhood distance ,
factor through a comparison of responses by strata or zone,
it was apparent that an equal number of questionnaires had
to be distributed in each zone. This created some problems
in the sampling and distribution procedures, because of the

' +g.R. Babbie(1979), pp.180-181
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SURVEY DISTRIBUTION IN WESTRIDGE
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variable number of housing lots per zone. As an example, the
fangé in Westridge was from 73 in Zone 1 to 146 in Zone 4.
To accammcdatg the ﬁeighbéurhacd total of 120
'questicnnsires, or an equal distribution of 30
guestionnaires in each of the four zanes,‘it was apparent

/ff{%at the sampling interval in Aldergrove aﬁd Westridge would

/ have to vary among the zones. The procedure that was adopted
was to count the number of single family houses in a zone
and then identify the interval that would be reguired to
distribute 30 questionnaires systematically. For example, in
zone 2 of Aldergrove, where there are 131 houses, every
fourth house would have to be sampled.

ASter a random starting point was selected for each
neighbourhood, the questionnaires were d}stfibuEeé in
person, with the sampling iﬁtefval determining the selection
of participants. A different sampling interval was
determined for each zone, except in Callingwood. This was
the most difficult neighbourhood to sample, since the sample
size at the end of the distribution represented over 75 per
cent of the population. Initially, a random starting point,
every second house was asked to participate in the survey.
Once this was completed, another random starting point was
determined from the rémainiﬁg houses, and the balance of the
sample was completed.

A conscious effort was made to maintain a consistent
approach for introducing the survey to the sampled

homeowners. This was crucial to the overall success of the
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survey, since the immediate reaction of the residents to the
canvasser and the gquestionnaire would greatly affect the
final response rate. I introduced myself immediately and
explained where I was from., The gurp&ée of th; survey was
then explained, and it was emphasized that the results would
be entirely anonymous and confidential. It was also stressed
that it would be greatly.appreciated if the questionnaire
could be completed within four or five days. When residents
agreed to participate, they were immediately thanked and
reminded that 1 would return in four or five days to pick up
the form.

Although the initial acceptance rate was over 90 per
cent, there were some homeowners who were not interested in
participating in the survey, and others were not at home
during canvassing times. When this situation was .
encountered, one of two procedures was followed: either the
house immediately next door was polled or an additional
house at the end of the stratum was canvassed using the
sample interval for selection. The choice of procedure
depended directly on the stratum population and the sample
size and interval. If the population was large and could
accommodate further interval sampling after the initial
distribution was completed, this procedure was employed. For
small populations, as in callingwood, however, interval
sampling after the initial distribution could not be
accomplished, and there was no alternative but to canvass an

immediate neighbour.
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During the pick-up stage of the questionnaire
distribution there were many instances where participants
did not set a mutually agreeable time or, more commonly,
they ceuld:nat be reaéheé at home. To aveid numerous return
visits to a participant's residence, a follow-up letter was
left in the mailbox if contact could not be made (Appendix

1). This had the advantage of letting the particiéants know

that I had returned to pick up the questionnaire. They were
then asked to make use of the éeleph@ne answering machine.
As with the personal introduction of the survey, it was
critical to follow a consistent procedure during the pick up
stage. If there was no response within three days of the
follow-up letter, a second visit was made in an effort to
catch the participant at home. At this point in the return
process, the participant had had more than a week to
complete the questionnaire, If personal contact was made
during the second visit and the questionnaire was still not
completed, the participant was asked to call the answering
machine toc arrange a p!gk up. In many cases, however,
contact could still not be made, but since a follow-up
letter was delivered, further visits were not necessary.
Regardless of the circumstances encountered in the pick up
stage of the distribution, no more than two return vigits
vere attempted to each respondent. This format was based on
the belief that-if the participant was interested in
returning the guestionnaire, it would be placed in the.

mailbox for the canvasser or contact would have been



attempted through the telephone ansvering machine.

£. RESPONSE TO THE HOUSING OPINION SURVEY

From the initial-stages of the qguestionnaire returns,
it became apparent that a high response rate for the survey
would be achieved (Table 5). The telephone aﬁswering‘ma:hine
also proved to be most effective. It was used for nearly 35
per .cent of the surveys that were returned. For the
remaiﬁder, the majority of participants left the
questionnaires in their mailboxes. Regardless of the
neighbourhood canvassed, less than 10 per cent of the entire
sample required.a follow up letter. The delays in returning
questionnaires wvere therefore minimal.

Table 10 summarizes the guestionnaire returns for the
study area, distributed by neighbourhood and zone. The
response rate of 74 per cent was much higher than had been
anticipated. in the preliminary stages of the survey. It was
‘also consistent across the neighbourhoods, though there was
some variation in the zone response rates in the Aldergrove
neighbourhood. In particular, Zone 4 was extremely high (97
per cent); indeed it represented the most striking
inconsistency in the entire survey. The explanation,
apparently, was that residents in Zone 4 had recently
opposed the development of a housing project immediately to
the west of their property, as described in Chapter 4. &n
contrast to their high response, there is no obvious reason

for the comparat}vely low returns (66 per cent) in Zones 2
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and 3 of Aldergrove.



V1. CHAPTER SIK

RESULTS OF THE HOUSING OPINION SURVEY H

A. INTERPRETATION OF THE QUESTIQHFAIRE DATA

To transform the individual questionnaire responses
into raw data for the survey analysis, optical scanning
sheets were used to to minimize errors during the data
transfer. éinée only one step is involved, optical ssanﬁing
is a more reliable method of data transformation than
conventional coding~and key punching.

The statistical analys sis was carried out with the

ssistance of the MIDAS computer program package. Through

the use of MIDAS commands, straight counts of the responses
vere calculated for each question, and cross-tabulations
vere developed between those responses where it was
conceivable that a relationship would exist. However, upon
-feviewing the resulting data, it was apparent that the open
quest;cns (Q3, Q10, Q19, Q21, Q23 and Q26) generated too
many cédes_ 1t was therefore difficult to draw conclusions
from the low freguenc;es (less than five) which commonly
resulted. As an example, 37 different codes were employed to
describe the detailed responses to Question 3, and 2% of
these 37 had frgquéncy counts of less than five.

Essentially, this problem can be traced back to the coding

146
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stage, where too fine a differeptiation of responses was
made. Additionally, it appeared that many of the codes were
overlapping in their representation of responses. Obviously,
the coding for open guestions had to be changed, so that
highly descriptive codes accounting for detailed
distinctions in responses would be replaced by codes
representing a more common, higher frequency reaction. In
the upshot, the number of response codes per question ranged
from seven (Q23) to eleven (Q21). During the "recoding
process,” special care was taken to code every response that
seemed likely to have implications for the density issue.

A sample copy of the guestionnaire and summa =
tabulations of the responses are providei in Appendices 1
and 2. Appendix 1 also inc}udes the falléwiup letter and the
maps of the neighbourhood boundaries that were referred to
in the introduction to the survey. Appendix 2 presents the
question data as the actual frequencies of responses at the
zone, neighbourhood, and total sample area levels.

For the most part, the survey data did not lead
themselves to sophisticated methods of analysis. Normally,
it was not possible to do more than enumerate the responses,
or to compile cross-tabulations, particularly in the first
two sections where respondents were asked for their opinions
on present neighbourhood housing and neighbourhood housing
after projects under construction or proposed were
completed. Through the cross-tabulation technique it was

hoped that it would be possible to determine the
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relationship between the way 'in which respondents identified
the housing in their neighbourhood and their reaction to it.
For example, was the reaction to multiple housing consistent
throughout the study area? Elsevhere in the survey, ané
particularly in those questions dealing with future housing

preferences and occupancy/household characteristics, it was

t

uncertain whether relationships did exist. Since each
question was designed to facilitaée the application of
cross-tabulations, however, the process of identifyingg
possible associations between the responses to aiffgfgﬁt
questions was achieved through systematic elimination. For
example, cross-tabulations between present and nev housing
questions and occupancy characteristics questions vere
developed, and if a relationship was not "iéer\tifi'ﬁzci,i it was
concluded that this occupancy characteristic was not
influential. Thus, it was eliminated from further
consideration.

Cross-tabulations are often accompanied by statisical
tests, most nétablyithe chi-square test, which compares "the
actual number of cases observed in each category and the
number of cases expected in each category."' Essentially, an
attgmﬁt is made to test the null hypathesis; which is based
on the proposition that ﬁhe observed frequencies of each
category do not giEEEE from the expected frequencies. For
the purposes of thé thesis research, however, it was

'R.H. Kelstee Iﬁfm:du::tiaﬁ to statlistics for the behavioral
sc lences (Illlneis. The Dorsey Press, 1973), p.235
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concluded that the chi-square test could not be used to
determine if any of the associations identified in the
cro§8etahulatign5 are statistically significant. There are
issumpticns‘and limitations associated with the test that
reduce its applicability in the analysis of the housing
opinion survey. In particular, it is difficult to use the
cﬁi-square test in the analysis of data Ercﬁ zones or when
there is a‘law frequency of response to certain questions,
dn the case of evaluating data-at the zone level, with a
return of 50 per cent in a sample size of 30, the resulting
frequency would be only 15. If these 15 responses are then
distfibuted through several possible answers, as on a Likert
five point scale, the resulting frequencies are commonly
less than five. Both Mansfield *and Ott et al. ’identify one
of the requirements of the chi-square test as a frequency of
§ or more responses in each matrix cell. If the response
rate /for one or more cells in a matrix resulting from a
cross-tabulation is less than five, then the chi-square test
can not be used effectively. Since this limitation affects
nearly all of the data analysis in the West Jasper Place
survey, particularly at the zone level of sampling, it was
concluded that straight counts and cross-tabulations were f
the most that could be done. They therefore represent the
primary forms of analysis.

York: W.W, Norton and Company, 1980), p.292
’L. Ott, W, Mendenhall and R.F., Larson, Statistics: A Tool
for the Soclial Sciences (Mass: Duxbury Press, 1578), p.244
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B. OCCUPANCY PROFILE AND HOUSEHOLD CHARACTERISTICS

Before discussing the reactions to pgesent housing and
facilities, a profile of the residents who participated in
the survey will be presented. This is based on information
obtained from Questions 15 to 25, as presented in Appendix
2.

From Questions 24 and 25 it was found that the
resiéents in all three neighbourhoods représent a population
of young families, with the average household consisting of
between three and five members. The age group with the
highest frequency was 35-44 years, followed by 25-34 years.
The frequencies for the four age groups between 0 and 19
years wvere cémpafativgly consistent. In Westridge, there
were a greater number of families who had five or more
members. This can be partially explained by the availability
of larger houses than in Aldergrove and Callingwood.

The results from Questions 15 and 16 show that while
more than 95 per cent of the participating households own
their present housing, the average length of occupancy
varies among the neighbourhoods. For example, more than 50
per cent of the Callingwood respondents have lived in their
neighbourhood for seven years or more, whereas less than
five per cent have done so in the other neighbourooods. In
Aldergrove and Westridge, the majority have lived at their
present address between two and five years, an obvious

reflection of the later phasing of their development.
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When asked why they selected their present éédfess as a
place to live (Question 19) the majority of respondents said
it was because of the desirable neighb@urhégd/lacatién or
individual héﬁsing characteristics. The two most common
responses were that they liked the léca£i@n“(felgticn to
work, area in the city, etc.) or the house/lot (size, style,
etc.). One special response, which showed up particularly in
Westridge, referred to the quality of neighbourhood
planning. Westridge respondents often commented EQVQQrably
on such natural features as the tree coverage and proximity
to ravines, and their absence in the other neighbourhoods
may explain why "like neighbourhood planning” was not often
ment ioned there. Another special response, particularly in
Aldergrove, identified the importance of purchase price in
the selection of a place to live. Although Ehis may be
attributed to many factors, the availablity of sémpafatively
cheap detached houses is the most obvious explanation.

To determine how resiéents-felt about their present
housing situation, they we:e%asked if living at their
present address ﬁaé worked out as expected, better, or not
as well, and if they intended to stay at their present
addrress indefinately. Regardless of the neighbourhood
considered, a review of the responses.in Questions 20 to 23
indicates that a clear majority of residents said that they
were generally satisfied with their present housing
situation and that they intended to stay. "Not as expected”

responses in Question 20 were minimal, ranging from only two
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per cent in Westridge to 26 per cght of the total responses
in Callingwood. When asked about future intentions, the
largest group (41 per cent) indicated that they expected to

stay at their present address. An almost equal number vas

not sure whether they would stay or not, but, as can been

seen from Question 23, this uncertainty was not related to
characteristics of the neighbourhood environment. Rather, it
was a reflection of changing housing and location
requirements, due either to relocation, changing household
size or dissatisfaction with present housing accommodation.

In general, it can be concluded from the profile data
that the survey population satisfied the requijrements of the
research design. The high proportion of owner-occupiers was
particularly important, but other characteristics of the
sample bore just as directly on the issue of development
density. The length of occupancy, the relatively youﬁg age
of the families, and the satisfaction with présgnt housing,
all suggest that these residents have made a ;émmitmEﬁt to
West Jasper Place as their home. WHen viewed against the
history of resident prafests in the érear'it can be inferfeé
that this commitment includes a géneﬁal concern about the
future of the neighbourhood environment, and the
implicatiens;af further housing development.

-
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C. REACTION TO PRESENT HOUSING

The analysis of the reactions to existing neighbourhood
hous#ng was based on of Questions 1 through 5. The
interpretation begins with an analysis of the effects of
distance upon the responses in Aldergrove and wéstfidge.

Before the survey, it was anticipated that the
reactions of residents in zones closest to multiple housing
would not be as positive towards the existing quality of
neighbourhood housing as those who lived in the zones
farthest away. In fact, however, distance was not é
determining factor, and this pattern of response was
relatively alike throughout all three neighbourhoods. The
responses for facilities/amenities also showed a minimal
variation among the ;&nesl This consistency to the contrary,
however, the pattern of responses in Aldergrove and
Westridge may not be attributed 5alély to characteristics
within the neighbourhoods. As described in Chapter 5, the
zone distribution scheme was pased on a division by block
measurements, with four zones representing a four block
radius within the neighbourhoods. It is therefore possible
that the distance separating the zone closest to multipie
housing from the zone farthest away is simply not enough to
affect the neighbeufhaéd reactions. But, because the
qui;tignnai:es were distributed by neighbourhood, it was
impossible to test the distance factor beyond the boundaries
of any single neighbourhood, or to determine if there is

gome maximum distance beyond which the perception of the
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effe of multiple housing isiimmatgfial. It i
possible that the sample size for each zone was simply too
small, although there is no guarantee that larger samples
would have lead to the identification of a relationship
between increasing distance and the type of reaction
expressed. Conceivably, a larger sample size could just
reinfcrée the consistency of response. AsS it stands, the
value of identifying that responses to p:eégnt housing in

: Aldergrove and Westridge are independent of distance lies in
its implication for the planning of nevw residential |
development. The data suggest that the distance between
different housing types is not an important consideration in
neighbourhood design, at least from the perspective of the

single-family homeowners.

The responses to Question %, which asked for an

estimate of the cicsest distang tcjmultiple héusing! vere
§0 inconsistent that a patterf could not be identified. As
suggested in Chapter 5, one of the motives behind this
qﬁesticn was to make respondents think about distance, in
the hope of provoking comments about the distance-related
characteristics of neighbourhood héﬂsing. In fact, this
rarely happened. Fﬁfthefmarei the estimated distances often
do not resemble the actual éiscances_ In Zones 2 and 3 in

Westridge, for example, the estimated distances ranged from

one block to seven or more, whereas in reality the distances

were between three and five blocks. Because of the problems

encountered in interpreting the responses for Question 5, it
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was concluded that these data could not be employed
effectively for ¢f955itabulaﬁicns or other forms of
analysis. If distance-related measurements were required,
reference would have to be made to the actual zone
distribution rather than to the distances perceived by of
the study area residents.

As anticipated, the responses for Question 1, which
asked for a description of neighbourhood housing types, vere
very accurate. For the Aldergrove neighbourhood, 92 per cent
of all respondents identified the housing as a mixture of
detached houses and multiple housing, although 29 per cent
thought the multiple housing was scattered and 63 per cent
thought it was concentrated. Of the three neighbourhoods
polled, the Callingwood perceptions varied the most, for
although all of the respondents said that the neighbourhood
contained multiple housing; there was no agreement as to
whether the housing was primarily multiple (23 per cent), or
a mixture of detached houses and scattered multiple (19 per
cent), or concentrated multiple (56 ?er cent). The Westridge
residents were more consistent in their perceptions; in 70
%gr cent of the responses, the neighbourhood was considered
to consist primarily of detached houses, while the remainder
saw it as a mixture of detached and concentrated multiple
housing. :

As an identification question, the primary function of
Question 1 was to obtain responses to be used in conjunction

vith Question 2, which asked for an opinion about
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neighbourhood housing. From a cross-tabulation of these two
questions, it was hoped that it would be possible to
identify relationships between perceptions of housing type
and opinions about neighbourhood quality.

Table 11 shows the responses to Question 2 for each
neighbourhood: in the study area. The pattern suggests a
definite association between housing densities and the
expressed reactions. It is apparent that the likelih;gé of a
negative reaction towards neighbourhood housing increases
relative to the amount of multiple housing found in the
neighbourhood. In Westridge, 93 per cent of all respondents
said they either liked or strongly liked the present housing
character of their neighbourhood. In Aldergrove and
Callingwood, however, the response pattern undergoes a
dramatic turnaround; 56 per cent of all Aldergrove
respondents and 58 per cent in Callingwood indicated that
they either dislike or strongly dislike the housing found in
their neighbourhood. This suggests that the presence of
multiple housing greatly affects fesidept‘g reactions,
regardless of the actual amount within the neigﬁbeurhcaé.
Thus, although Callingwood was deséribed in Chapter 4 as a
neighbourhood dominated by multiple housing, as opposed to
Aldergrove where a mixture of detached and multiple housing
vas identified, it is apparent that the strength of the
response is not appreciably aiffereﬁtii

In Tables 12, 13 and 14, cross-tabulations of the

responses for Questions 1 and 2 are presented for each of
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TABLE 12
CRO8S-TABULATION POR QUESTIONS 1 + 2 - ALDERGROVE

detached

Perceived Housing Mix

scattered concentrated
multiple multiple multiple

Reaction to Housing
strongly like

like

indifferent

dislike

strongly dislike

[N

(2.2%)

0 0 C 3 (3.3%)
"0 6 (6.7%) . 12 (13.3%)
2 (2.2%) 2 (2.2%) 12 (13.3%)

[ %]

(2.2%) 12(14.4%) 20 (22.2%)

1 (1.18) 6 (6.7%) 9 (10.0%)

No Response: 1% of the

neighbourhood participants.



TABLE 13 N
N
CROGS-TABULATION POR QUESTIONS 1 + 2 - CALLINGWOOD
K ;,:‘;
L i

——

Perceived Housing Mix

scattered concentrated

detached multiple multiple multiple

Reaction to Housing

-strongly like 0 0 1
like 0 1 (1.8%) 1
indifferent 0 2 (3.6%) 4
dislike 0 7 (12.5%) 4
strongly dislike 0o . 3 (5.4%) 1

(1.8%)
(1.8%)
(7.1%)
(7.1%

(1.8%)

0

6 (10.7%)
8 (14.3%)
13 (23.2w)

5 (8.9%)

No Response: 2% of the neighbourhood respondents.



TABLE 14
H
CROSS-TABULATION POR QUESTIONS 1 + 2 - WESTRIDGE

" perceived Housing Mix

scattered concentrated
detached multiple multiple multiple

Reaction to Housing

strongly like 43(47.8%) 0O 1 (1.1%) 10 (11.1w)
like - 20(22.2y) O 1 (1.1%) 9 (10.0%)
indifferent 0 0 | .0 2 (2.2%)
dislike o 0 o 4 (4.48)
strongly dislike 0 0 0 0

No Repsonse: 0
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the respective neighbourhoods in the study area. From this
it becomes clear that those residents of Hegtfidge (Table
10) who like or strongly like the present housing :Qnditicng
there also perceived the h;using to be primarily detached.
That comes as no surprise, but a comparison of Tables 8 and
9 shows a sﬁ:ahg similarity in hﬁu%iﬁg reactions ng
Aldergrove and callingwood., In both neighbourhoods, the
highest response category vwas that present housing is
disliked and it is perceived as a mixture of detached and
concentrated multiple housing. For that matter, the majority
of those Aldergrove and Callingwood respondents who thought
the neighbourhood housing was primarily multiple or
scattered multiple also indicated a dislike or strong
dislike. From these response patterns, it can be concluded
that regardless of the perceived concentration of multiple
housing, the majority of residents will react negatively
towards the quality of housing in their neighbourhood once
the amount of multiple housing has crossed some threshold of
perceived intrusiveness. Although more residents identified
fhe multiple housing as can:ént:aﬁgai tRis does not indicate
that dissatisfécticn increased with the degree of perceived
concentration. The strong negative responses towards any
form of multiple housing in both Aldergrove and Callingwood
leaves open the qguestion of whether the overall density of
the neighbourhood housing was not the factor thatkresidents
were reacting to. Rather, ig must be wondered whether the

F

reaction was based specifically on housing type p:éferen;es,
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and the negative characterisitcs commonly associated with
multiple housing.

The answers for Question 3 presented in Table 15 and
the cross-tabulations for Questions 2 and 3 (Tables 16, 17
and 18) provide some support for this initial observation.
Thé most COMMONn reasons supporting a pagti:ular reaction to
present housing conditions are directly related to the type
hausing'féund in the neighbourhood, and the negative or
pas!tive characteristics with which it is most often
associated. "Too much multiple housing™ and "like the
planning of the ﬁeighbcgrheaé“ are by far the most frequent
responses Eeﬁ,Questiaﬁ 3, and although they represent
opposite reactions, they are both reactions to the type of
housing. The "too much multiple” reaction was most evident
in Aldergfave.(21 per cent) and Callingwood (33 per cent),
whereas it represents one of the 1swestifesp@nses (8 per
cent) in Westridge.
| The problems that single family homeowners assoclate
with multiple housing have already been revieveé. While it
can be asgumed that density-relhted characteristics
represent a substantial component of the reaction "too much
multiple housing,” it is impossible to isolate density as
the underlying cause. In many cases, respondents discussed
the characteristics of multiple housing that they consider
to be undesirable, yet thé word "density"” was never used and
many components of density were not c@ngiéeéed_ still, it

can be argued that by indicating that there is'too much’
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multiple QOusing, residents are indeed saying that there are
simply too many housing uﬁits in the neighbourhood. In
essence then, this response can be interpreted as a reaction
against housing densities and the size of the neighbourhood
population. To reinforce this interpretation, many
respondents discussed the undesirable characteristics of
multiple housing in terms of the conflict with their own
high priority needs. As an example, Aléergrove and
Callingwood homeowners have maintained that public facflties
and neighbourhood amenities are inadequate, and in answering.
Question 3, many respondents associated these ’
planning-related deficencies with their observation that
there is too much multiple housing in their neighbourhood.
The same link was evident in responses where residents
identified congestion and parking problems in the streets
providing acceés to multiple housing projects. Education
facilities were also picked out; a common complaint in the
survey was that neighbourhood schools have become
ove;crowded since the development of multiple housing began.'
The difficulty of distinguishing'between density
feactions and non-density reactions is evident again in the
most. frequent response: that the sample residents like the
planning of their neighbourhood. While a favourable response
can be taken to indicate that residents Are satisfied with
such characteristics as the mixture of housing types and
their placement and proximity to each other, the planning

element which most greatly influences their replies cannot
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be determined. It is open to question whether residents who
like neighbourhood planning are indeed reacting towards the
mixture of housing types, which may be interpreted as a
component of density, or if the reaction is merely directed
towards a component of residential design, such as the
layout of streets and the arrangement of the single family
housing. As an example, 12 per cent of the Westridge
residénts who said they liked the planning of their
neighbourhood also indicated that this was because of the
type of people who were attracted there, vhile 37 per cent
said their reason for liking neighbourhood planning was the
limited Jow cost housinéhéqbelopment, vhether in multiple or
detached dvellf%gs. X
Considering the reactions towards present housing for
the total survey population as shown in Table 11, it seems
that only 9 pei cent of the repﬂnses can be distinctly
identified as densxty reactions. There is, however, a direct
: ‘relationship between the ftzééency of density reactions and
vthe den51ty of the nexghbour)oods Two specific responses
vere édmmon as density reactions: residents said either that
their neighbourhood was overcrowded or that its density was
too high. The highest rate of identifiable density reactions
(16 per cent) is iﬂ Callingvood. In contrast, only one per
cent of the.resfaédts in Westridge had a recognizable
density reaction. ‘

Another response pattern evident in Question 3 is that

the lower the density for a particular neighbourhood, the
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greater the likelihood that residents will react favourably
to the design of housing. Table 11 shows that when compared
with Aldergrove and Callingwood, more than twice as many
residents in Westridge (24%) indicated that they liked the
design of neighbourhood hausiﬁg, Considering the mixture Qf
housing type% and the quality of housing found in each
neighbourhood, it is apparent that Westridge residents were
reacting to the high quality (often custom designed) of the
single family housing that is most prevalent in their
neighbourhood.

As with the guestions dealing with opinions on present
housing, the patﬁern of response for Question 4 indicated a
relationship between the level of density for each
neighbourhood and the type of resident reactions. In
general, the higher the level of ﬁeighbaufhceé density, the
greater the likelihood that residents would react negatively
to present facilities and amenities(Table 19). Of the
eighteen different facilities/amenities listed in Question
4, the Westridge sample reacted negatively to the provision
of only one, as opposed to nine for A}dergrove and eleven
for Callingwood. This margin is typical of the response
patterns found throughout the section dealing with present
housing. Moreover, although the respondents were asked to
give their opinions about the provision of facilities and
amenities in West Jasper Place, the response patterns
suggest that the neigbourhood environment is really vhat

influences the reaction. Ideally, the ansvers to Question 4
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shouid not have varied throughout the study area. The
Westridge reaction to the amenities of West Jasper Place is
therefore coloured by the fact that the residents simply
like their neighbourhood as a place to live. When asked
about any housing or facility-related characteristics of
their environment, the reaction will be favourable. The same
consistent tendency is evident in Aldergrove and
callingwood, except that there it is in a negative
direction.

In addition to an increase in the number of negative

( ) ~

reactions towards facilities as neighbourhood density
increases, it is evident from Table 15 that there are other
response frequencies that have important implications for
planners. Throughout the survey population, the‘number of
respondents indicating ﬁhat a facility or amenity is in
excess of present needs was very low, typically near 1-2 per
cent and not more than 9 per cent (callingwood - response to
open space). It can therefore be concluded that the
construction of facilities has not been completed ahead of
schedule to meet anticipated future demand. Ratheé, the
proviéio; of facilities has either kept pace with needs or
is simply not adequate for present neighbousfood
populations. This suggests that.while~ther; has been no
"over-development” of fgcil}ties or excessive expenditure of

1 [ 4

tax moneys, plans for extending the provision of facilities

should be reviewed to ensurz:}hat they will be effective in

meeting future demand. Table 15 also shows that wvhile the
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number of inadeqguate facilities varies amongst
neighbcﬁrhoeds, some facilities are identified as inadequate
everywhere. For instance, respondents in all three
neighbourhoods said that recreation opportunities and
facilities for teenagers were inadequate, and a common list
af eight features was identified as inadequate in Aldergrove
and Callingwood. These similarities, particularly in '
Aldergrove and Callingwood, suggest that the problem of

inadequate facilities and amenities is a real one.

D. REACTION TO NEW HOUSING

This section of the analysis deals with reactions
towards housing that is proposed or under construction. It
will become apparent that many dJf the response patterns
identifiable here are the same as thode identified in Part
C. However, in contrast to the 238 residents who answered
the questions on present housing, only 149 completed the
second section. As explained in Chapter 5 the role of
Question 6 was to separate those respondents who knew about
new heusingfffam those who did not. Only the former were
asked to complete Questions 7-11.

As with the fgséenses to present housing, the value of
analysis by zones was extremely limited. With the number of
respondents reduced by more than one third, the sample sizes
were too small to be representative. ?E;EE than fifceen‘
residents EHSHEf;é questions in many of the zones, and the

responses were often divided among five or more possible
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answers. Once again, then, the analysis of response rates
must be limited to the neighbourhood level.

Questions 7 and 9 are the equivalents of Questions I
and 2. In response to Question 7, the description of new
housing was consistent with the mixture of housing types

already found in the neighbourhoods. Because most of the

vacant lots, the highest frequency response was "detached
housing of the same size"” (81 per cent). In contrast, in
Callingwood, because the West Edmonton Village project had
received a high profile from the press, and because it
clearly dominated all other housing construction activity
there, it was not surprising to find that 55 per cent of the
respondents described new neighbourhood housing as
apartments. The highest frequency responses of Aldergrove
residents were split between descriptions of detached (25
per cent), small lot housing (28 per cent), and a mixture of
multiple and detached dwellings (23 per cent). As in
Westridge, the new housing development in Aldergrove is
largelydronsistent with the present mixture of dwelling
types. It is dominated by the Cadillac-Fairview project
located'to the exteme west of the neighbourhood, where a
mixture of conventional and small lot detached housing is
proposed.

fables 20, 21 and 22 show cross-tabulations between
Questions 7 and 9 for each of the three neighbourhoods. It

is apparent that the response patPern is similar to that
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expressed"ovafds present hauslng in general terms, as the

density of the identified new hau51ng increases, there is a

greater likelihood that the reaction will be negative. In
terms of housing types, reactions towards detached dwellings
were generally positive throughout the sample population
vhile respondents reacted negatively towards any type of
multiple housing. At the neighbe&rh@@é level, Callingwood
and Westridge permit a clear cut interpretation: 89 per cent
of all Callingwood residents answering Questions 7 and 9
either d1sl1ked or strongly disliked new housing because it
was descr1bed as multiple or containing multiple, and in
Westridge, where only 9 per cent of all residents answering
these questxans described new housing as multiple, less than
7 per cent gaid they either disliked or strongly disliked
the new housing in their neighbourhood. In the Aldergrove
cross-tabulation (Table 16), the rowvs indicate that
residents were either indifferent (32 g8x) or strongly

disliked (34.4) newv housing, regardless of type. Although
the pattern of liking detached housing and‘disliking
multiple housing closely resembles callingwood and
Westridge, the concentation of responses in the indifferent
and strongly dislike rows indicate that there may be a
factor other than housing type which has influenced the
reaction.

Regardless of the conflicting responses that have
emerged from the crﬁss tabulation for Aldergrove, there is

one consxstent response towards new housing throughout the



study area: the strong dislike far apartments or rental
housing. Table 17 shows that more than 50 per cent af the
Callingwood residents ansvering Questions 7 and 9 said they
have a strong dislike for new neighbourhood housing because
it is apartment development, while Table 16 indicates that
virtually all of the Aldergrove residents who identified new
housing as apartments said that they strongly disliked this
type of development. As was inferred from the review of the
housing literature in Chapter 3, this type of reaction could
be anticipated because of the common negative connotations
of apartments, such as transiency, vandalism and increased
automobile traffic. However, for the purposes of the thesi
research and subsequent planning recommendations, the most
significant response pattern is the same as was found as in
the first sectign: wvhat can be called » "neighbourhood
effecﬁ,' where there is a definite relationship between the
density and mixture of housing types found in each
neighbourhood and the response patterns for these living
environments. Higher density housing types incite negative
reactions.

Tables 23, 24 and 25 are cross-tabulations for >
Questions 9 and 10. They are designed to identify
relationships between the type of reaction to the housing
proposed or under construction and the reason for that
reaction. While the response patterns generally follow those
observed from Tables 12, 13 and 14, there is clearer

o

evidence of reactions based on density and related
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characteristics rather than on housing type.

Fever than 6 per cent of Westridge respondents ;§f2fred
to density in the explanation of their housing feactieé, but
this was. to be expected, because of the dominance of $single
family dwellings in the ﬁeighbgufﬁaadi It was more A
surprising to find that the explicit density reactions did
not increase ié Aldergrove. In fact, the number of density
reactions for hcusing;prapésea or under construction were
under 10 per cent in Aldergrove (8.8 per cent) and Westridge
(5.2 per cent). In Callingwood, however, there was a
dramatic increase to 21.6 per cent, and more than 60 per
cent of the residents answering Questions 9 and 10 said they
disliked or strongly disliked new housing because of the
densities associated with the development.

Another interesting response pattern over the full
sample is the drop in the number of people who thought there
vas "too much multiple housing.” It accounted for less thani
16 per cent of the reactions towards new housing in each of
the study area neighbagfhaeds. This supports the earlier
conclusion that in res;anéiﬁg to housing at the proposal or
construction stage, residents are less concerned about the
type of housing and more likely to react strongly towards
the implications of an increase in neighbourhood population.

It was ifdicated earlier that when compared with the
reactions tovards present housing, the total number of
indifferent responses was greater for new housing. This

tendency was particularly evident in Aldergrove and
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lf‘ j i -
Westridge, where the number of indifferent responses

J
increased from 16.5 per cent (Aldergrove) and 1.2 per cent

(Westridge) to 33.4 and 26.3 per cent respectively. Although

. this could not be explained from the analys&s of thé

rﬁaf@ss-tabulatians petween Questions 7 and 9, Tables 19 and
21 indicate that résidents who reacted indifferently towards
new housing most commonly caid that the development was not
close to their residence oOr it was similar in ‘character to
existing neighbourhood héuégﬂgg That is, it was not seen to
be posing ‘a th:egj to their property Or iifestyle.

In Quesfian‘&i the féspéﬁdents vere asked to estimate
the distance between their houses and the new housing. As
with Question 5 in the previous section, however, it was
difficult to interpret the results. As an example, although

23 per cent of the Callingwood residents answering Question
8 said the new housing wvas five of more blocks away from
their address, the actual distance to the highly profiled
West Edmonton Village can be estimated at three to four
blocks. In Westridge, it is impossible to determine the
effect of distance on reactions tovards proposed or new
housing vhen it is merely the scattered infilling of single
family lots which can be found in virtually every
neighbourhood zone. Since there was also a low response
rate, the égéa from Question 8 were excluded from the

‘iaﬂalysisi |
Table 26 summarizes the responses to Question 11, in

which the provision of public facilities and services was



@ 13 0 €€ 114 Ly 0 z 1£ ot 0 L £9 *038 ‘syull ‘syood
- 11 0 62 14 e 0 6 Ly €€ 0 €€ ve Kisgus 390138
By 1 €t 81 1) 4 6 11 113 0 Tl €S sqnyo "3ds ejwajad

s, © oz (14 LY 0 4 1s oy 0 L €S "owj ueel

"9y 1 Y 11 Ly 0 6 " €€ 1 sz 14} swwibo1d FTnpE

13 £ oY T 9y 0 L Ly 111 0 ’ z9 1T*qIdyseg-suuadl

» 0 1€ 14 " 0 6 Ly 1€ 0 91 €S Kawaqyy o119nd

1] 9 " 6 11 0 4 [ 11 €€ 1 o€ 9€ *USD UOTINS1IDVI

1] 1 Lz %4 9y 0 61 11 X1 1 (14 LE ‘owj snojbyrel

* gyl z 1 6 3 z 91 €€ 141 1 8t 6 01d aiy3-eoyrod

gﬁf; 0 0z 12 95 0 4 14 ] 1] 1 £l LE e1wdkep

9 T 8z 114 " 0 S 1% re 0 1 K11 tooyos ybyy 107ues

13 0 [:14 LT £y 0 y £s 141 0 6 LS 1ooyos ybyy zojun{

i 0 Lz 62 113 0 Tl 113 1€ 0 4 LE 1o0yos Kiwjuseere

: £y ] 6¢ t1 1] z (114 (34 1€ 1] 1 14 144 TeioI0em00
, 4] S or €1 Sy 0 (14 143 Le 0 62 ¥ IjsueIy 8Nq
- 9 1} S " 0 6 Ly Tt 0 It 9 uog3Iv3zodsuwiy

| 14 9 sy 8 £y 0 11 9 141 0 I 9s sowds usdo
K3pTyond jo odiy

*ge1 ou *poxe ‘bepe -peuy *ge1 ou °poxe “bepe "peuy +g81 ou *poxa "bepw °puuy

ebprijsen pooabuy TR sa01b3epTN

% INFOWEd NI 1T SNOILSEND Ol SISNOISTY

9T TTEVL




oo
L

[
#

addressed again. By employing the same list of facilities as
in Question 4, it was possible to compare the perceived
adequacy of facilitié€s tS meet present needs with the
perceived adegflacy for future needs. In f;;;§\althaugh there
was an increase in‘the humber of facilities th;t\are thought
to be %nadequatg,-;he pattern of responses for each
nei%hbcurhcad,:l@sély :esembie%‘@uestien 4. Aldergrove and
Callingwood respendgpt; had a large number of negative
reactions, while Westrédge respondents had very few, In
Callingwood, ev!@i?bing except commercial facilities was
expected to be inadequate; in Aldergrove everything but
commercial facilities and police and fire protection. In
contrast, only three facilties in Westridge (elementary
schools, daycare and teen facilties) were canside?ed to be
inadequate for future needs. As became apparent in th;
analysis of the present housing section, respondents in
Aldergrove and Callingwood are critical of what they see as
the failure to keep pace with increases in neighbourhood
population, vwhereas the Westridge participants generally
like the environment in which they live, and tend to have a
favourable view of its services and amenities.

As with Question 4, no facilities were thought to
"exceed"” future needs in any of the study area
neighbaurhaédsg In Aldergrove and Callingwood however,
commmercial facilities were the only ones that were
considered to be inadequate for present needs, yet adeguate

for future needs. This can be attributed to the opening of
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West Edmonton Mall in September 1981, a project hailed by .
its‘developers as the largest of its kind in Canada.
S
. N
E. REACTION TO DESIGN FEATURES

Tables 27 and 28 summarize the Fesponses ta Parts 1 gnd‘
2 of Question 12, in which residents were asked to indicate
their awareness of seventeen different design features and
to offer their opinions on the desirability of each. Unlike
the response patterns neted in the previous sections,
reactions to design features were consistent thrcugﬁ%ut the
sample area. The respondents also had similar opinions about
the value of each feature's contribution to the quality ot
their neighbourhood. *

Oi the seventeen features listed in Question 12 , the
majority of Aldergrove residents said tﬁat ten do not exist
in their neighbourhood, as compared with niné in Callingwood
and seven in Westridge. To a large degree these wvere
features that can be readily overlooked, sintce their purpose
is primarily an aesthetic or landscape one. Conversely,
seven features were consistently reported to be present.
These were parks, sidewalks, bike paths, street lighting,
underground lines, cul-de-sacs and houses not in the shade
of high rise buildings, all of which appear to be more
easily recognized than earth berms or tree barriers.

It can be conéluded from the response patterns shown in

Table 24 that, regardless of the neighbourhood, residents

felt that the features that do not actually exist would add
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to the quality of their neighbourhood, with the exceptions
of alleys/lanes and.one way streets. For many features
identified as not present, the "add to the quality" reaction
clearly dominated all responses in each of the study'area
neighbourhoods, which suggests that residents see these
featﬁres as important contributors to the quality'@f their
living environment. In particular, residents iﬂaicat;d
strongly that while external maintenance fegulatigns, :
artificial lakes/ponds, restricted parking, open space
dividers and tree ‘barriers and land berms (excepting

Westridge) were not evident in their neighbourhood, they add

to quality. While Westridge residents indicated that open
space dividers, tree barriers and land berms are present, a
review of the neighbourhood plan and personal observations
showed that they do not represent planned design features.

some straightfoward planning implications can be
interpreted from Question 12. According to the rgspandghts,
the neighbourhoods under analysis lack a variety of design
features that contribute to the aesthetic gualities of a’
living environment., Landscaping appears to be deficient or
non-existent, and as a result, represents an aspect of
design that, based on fegiaents' opinions, should be
{mproved.

kﬂ
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F. FUTURE HOUSING DEVELOPMENT PREFERENCES

nalysis of responses to

This section consists of an
Questions 13 and 14, where residents were asked their
opinions about desirable ldcations for multiple hausing and
the best alternative to the conventiorial single Ea?ily
house. Table 29 provides arsummary of the responses to
Question 13. Looking at the sample area as 2 vhole, 30 per
cent of all residents polled said they -thought more multiple
housing should be scattered throughout the city, vwhich
represents nearly twice the frequency of the second and -
third most common responses (no multiple housing, 18 per
cent, near city centre, 15 per cent). Although the
Aldergrove and Westridge response patterns are consistent
with the total sample area, the Callingwood respondents are
differént in the respect that they felt that there was
already enough multiple housing in Edmonton; and as a
result, the freqguency of response for "no multiple” was

nearly the same as "scattered thraugh@ut the city." "Areas
between the centre and never suburbs" provoked the lovest
response rates in callingwood and Westridge, while
Aldergrove residents see new suburbs as the least
appropriate location for more multiple housing. This bfeak
in the response pattern mirrors the reactions to other
questions, most notably Question 3, ithE-Aldéfngve
residents strongly voiced their éispieasure iith’tﬁi amount
of multiple housing in their neighbourhood. When the city

center and near center responses are combined, however, a
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‘majority of respondents in all neighbourhoods see the inner
parts of Edmonton as the most suitable” location. Therefore
it gan be concluded that, in general, the preferred
location’s for multiple housing are the city center and
scattered concentrations throughout the city.

In Question 14 the participan;s were asked to specify
which type of housing they felt was the best alternative to
the conventional house. Table 30 provides a summary of their
preferences, and as the response—pattEEﬁs in each
neighbourhood indicate, they continued to react unfavourably
todards apartments. When combined with the favourable
reaction to condominiums, ig seems that it is not the
development of multiple housing that is opposed so much as
rental tenure with all its undesirable connotations. The
responses to Question 14 also show a definite preference for
detached housing alternatives. When the small lot and
zero-lot line responses are combined, 56 per cent of all
respondents in the study area prefer detached housing
compared with 38 per cent who prefer multiple housing.
Aldergrove and Callingwood respondents did not differentiate
particularly among condominiums, small lot and zero-lot
line, as the response rates ranged only five per cent among
these three housing types. While many Westridge residents
also thought small lot and zefo lot line represented the
best alternative, with 46 per cent of the total responses,
neighbourhood residents showed a definite preference for

condominiums. In a neighbourhood dominated by detached
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Qousing, it could be assumed that this characteristic would
gfeatly influence preferences and that Westridge residents
would specify other forms of detached housing as the best
alternative. The favourable reaction towards comdominiums
can be explained by two factors associated with Westridge:
the unobtrusive, high quality condominium projects presently
found there, and the respondents' expressed concern about
land value depreciation and the desire to live in an
environment where the quality of the housing is consistent,
Although Question 14 1is general, in the sense that it asks
for an opinion of alternative housing types, regardless of
the location, it can be infgrred, once again,»that the
neighbourhood environment has greatly influenced the
Westridge responses.
~. For each neighbouipood, a cross-tabulation between
Question 13 and 14 was developed to determine if preferences
for the location of multiple housing are related to opinions
regarding aiternative housing types. Unfortunately, they
produced no additional insight into the pattern of response,

and definite relationships could not be identified.

G. CONCLUSIONS

Although the primary objective of the survey was to
determine reactions to the density of neighbourhood housing,
iE/nfs found that, in the majority of cases, it wvas
difficult to be sure that the answers could be attributed to

a density perception. While some definite density reactions



' 195

could be identified, they represented only a smaJl portion
of the total responses. Indeed, the most common/;eactions
seemed to be towards housing type rather than density, as in
the negative reactions towards the amount of multiple
housing and neighbourhood planning. The density implications
of these responses had to remain largely-speculative, from
which it was concluded that firm recommendations for the
*planning applications of the density concept cannot be
derived from the sections of the guestionnaire dealing with
present and new housing. -

For all their inconclusiveness, however, the response
patterns in the present and new housing sections éhowed that
there is a definite relationship between neighbourhood
environments and the type of reaction towards housing and
public facilities and amenities. This relationship, which is
a form of positive feedback, can be called the
"neighbourhood effect.” It indicates that reactions towards
any residential characteristics will be greatly influenced
by the way the neighbourhood 1is regqarded as a place to live.
I1f residents like their neighbourhood, as in Westridge vhere
the "neighbourhood effect" was first noticed, there is a
tendency to react favourably towards any of the
neighbourhood's characteristics or features. Pn contrast,
the Callingwood tespondents'made it clear that they do not
like the design of their neighbourhood and its mix of
housing types. As a result, when asked about specific

features, their reactions were consistently negative. There



196

is also a definite relationship betwveen the way residents
view their neighbourhood, on the one hand, and égnsity and
housing type, on the other. The greater the density of the
ﬁeighb@urhaéd and the amount of multiple housing that it
contains, the more likely it is that residents will react
negatively towards neighbourhood characteristics. Respanses
from Aldergrove and Callingwood also showed that the
presence of multiple housing greatly affects resident’'s
reactions, regardless of the perceived concentration in the
neighbourhood. ‘

The section dealing with new housing showed that the
"neighbourhood effect” intensified when residents were asked
about the housing proposed or under construction.
Furthermore, the number of responses based on density
increased, indicating that residents were less concerned
about housing types and more concerned about the effects of
an increase in density and the implications of a larger
neighbourhood population. This pattern was particularly
neticeablé in Callingwood, where more residents said they
strongly disliked the néw or proposed housing, and a greater
proportion based their reaction on density. The concern
about the adequacy of :ommunity facilities in Aldergrove and
Callingwood is also consistent vith this pattern. The second
section also provided evidence that residents in all three
neighbourhoods dislike apartments much more than other types
of multiple housing, and that much of the opposition towards

apartments was based on the connotations of renting.



one of the most significant findings in the survey data
was that the distance between housing types in a
neighbourhood is not an important influence on reactions
towards housing or other residential features. Because the
response patterns were relatively alike throughout the four
zones in the Aldergrove and Westridge neighbourhoods, it can
be concluded that the relative locations of different
housing types in the neighbourhood havé a minimal influence
on the reactions of residents. Rather, it is the type of
housing and the way in which it is integrated into the
neighbourhood housing mix that affects housing and related
reactions.

The section of the survey addressing design features
revealed, 1n contras£ to’the previous sections, a consistent
pattern of response throughout all three neighbourhoods. The
sample populations expressed similar opinions about the
valuable contribution of these features to the guality of
the residential environment. There was also unaminous
agreement that the features thought to be missing would add
to neighbourhood quality. While the pattern of response for
identifying design features and their contribution was
consistent throughout the sample area, there is evidence of
the "neighbourhood effect” in Westridge when comparing those
features which are actually present to the featureé
perceived to be present by residents. Aldergrove and
Callingwood residents were very accurate in identifying the

design features that are n evident in their neighbourhood.

A



in Westridge, however, residents indicated that more design
features are present than there actually are, specifically,
open space dividers, tree barriers, and land berms. This
suggests that the "neighbourhood effect,” or the favourable
impression of the neighbourhod environment, has iﬂflUEﬁéEé;
their perception of the presence of desirable design
featurgég

The section asking residents for their grgfeteﬁcgs on
the location and type of future housing development

reinforced the conclusions from the present and new housing

_sections that residents felt there was enough multiple

development in West Jasper place, and that there is
generally an unfavourable reaction towards apartments and
the concept of rental occupancy. While residents do not

completely reject the further development of multiple

housing in West Jasper Place, they would prefer to see a

‘scattered distribution of small concentrations throughout

\

the city or locations in the city center. Condominium
development is not opposed as an alternative to the
conventional detached house, but resiéeﬁts in all three
neighbourhoods indicated definite preferences for
alternative forms of detached housing as opposed to
multiple. This supports the argument in Chapter 3 that there
is still a reluctance to accept multiple housing as a
practical altgrnative'te the single family house.
F%nally,_@ﬁ the basis of the profile data of those

éﬁ};iéipating in the 5urveyi!it has to be concluded that
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occupancy and household characteristics do not influence or
contribute to the reactioné of single family residents
towards neighbourhood housing, housing types, facilities or
any related living gnvifanment'éari;bles covered in the
previous sections. One of the primary objectives in this
section of the guestionnaire was to collect data that could
be cross-tabulated with opinions about present and nev
housing conditions. In fact, definite relationships could
not be identified. The lack of pattern in the
cross-tabulations was egns{stgﬁt throughout the sample area.
The conclusions developed from the analysis of resident
profile data indicates that it is the‘“neighbcufhcad effect”
that is important in influencing housing and housing-related
opinions, not the characteristics of residents. As a result,
the way in which the neighbourhood living environment is
viewed as a place to live and the role in affecting opinions
represents one of the most important findings of the Housing

Opinion Survey.



V1i. CHAPTER SEVEN

SOME IMPLICATIONS FOR DENSITY AS A PLANNING CONCEPT

-

A. RECENT DENSITY GUIDELINES IN EDMONTON

In Chapter 4, where the.treatment of density in the
West Jasper Place plans was reviewed, it was concluded that
although the need for more intensive use of land in suburban
neighbourhoods was recognized, the implications of an
increase in density and the role of density as a planning
tool in the land use allocation process were not adequately
demonstrated. It therefore seemed "appropriate to.conclude
the thesis with a comparable review of the most recent
attempts to apply the density concept for planning purposes.
The critical documents are the Edmonton General Muncipal
Plan of 1980 and a report entitled "Guidelines for the
Distribution and Design of Neighbourhood Density," which was
adopted in 1978 for the evaluation of district and
neighbourhood outline plans. Essentially, the purpose of the
reviév is to determine how Edmonton;s planners have refined
their use of the density concept in the light of the
changing circumstances of suburban development, and to
compare the refinements against the results of the housing

opinion survey.
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To begin with, residential density standards are vell
featured in the new general plan, but neither their precise
role nor their derivatic% is any clearer than it was in the
West Jasper Place plans. The recommended standards are
summarized in Table 31, but the plan fails to explain what
is meant by low, medium a; high density. For example, what
combinations of housing and environmental conditions are
embraced by the term "medium density?" Furthermore, there
are no guidelines for the application of the density concept
in neighbourhoods with a mixture of housing types, and the
implications of mean neighbourhood density with respect to
service and facility needs are not discussed. It 1is
therefore difficult to tell exactly wvhat purpose these
standards are intended to serve, other than to pra#ide some
loose direction to aévelapefs and builders. It is also
uncertain how they will affect subufbaﬁ neighbourhoods that
are partially developed, or even (because a different basis
of measurement has been used) if the densities in the 5930
plan represent an increase over previous recommendations.
KHQH will these new density standards be implemented, amd
will they result in an overall density increase in those
housing zones (e.g. RP1) where vacant land is available? The
plan, itself, gives only the vaguest guidance, SO it must be
concluded that‘the approach to density standards as a form
of planning control has not really advanced since the
amended West Jasper Place plan of 1972. The standards are

still presented as raw numbers without any justification of



TABLE 31

SUBURBAN AREAS: MAXIMUM DENSITY AND BUILDING PORM GUIDELINES FOR
SUBURBAN RESIDENTIAL AREAS

- Maximum 7
Density Maximum
Units Per net | Height In
Predominant Characteristics Residential Eéqtgta Matres
Low Density Single Pamily 33.3 10
(13.3)% g{_a)
Low Density Multiple Onit .2 10
(17) (32.8)
Medium Density T 128 14
(50.6) (45.9)
High Density "Family” 225 . 23
(91) (75.5)
High Density "High Rise" 325 45
(131.5) i (147.6)

( ) = acre equivalent

Source: City of Edmonton General Municipal Plan, 1979.



their origin, as an end product of some unknovn statistical
calculation. .

Although the 1980 plan states that the density
standards presented in Table 31 will act as guidelines for
development in new suburban areas, the treatment of density
in the plan is much more than a reliance upon standards.
Compared to previous plans, the discussion of the
implications of density applications represents a more
comprehensive approach towards the density-related issues
affecting suburban development. The m::¥ significant
contribution of the General Municipal-Plan with respect to
the density concept is that there are recommendations which
attempt to deal with the factors behind the density
tradeocff, and density-related design guidelines are
presented in an effort to alleviate many of the problems

ed with mixed housing types and density increases in

associat
suburban neighbourhoods..

Although the relationship between the economy of
housing and living conditions is not identified, the need to
permit variations in house design to lower cOStS represents
one of the major residential policies of the 1980 plan. It
is therefore emphasized that the City will permit increases
in the density of suburban single family housing, and will
pe more flexible in its approval pféeeégfesi to facilitate
the construction of zero lot line, small lot and two family *
housing developments. To keep pace with changing demands in

the housing market, the plan recommends the preparation of 5
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year projection studies that are capable of providing
information about the "split for housing types,” or the
breakdown between the reéuiré%‘amadhts of multiple and
single family housing. It is also apparent that the
contribution of land costs is recognized in the pl#n: by
increas{ng the land supply through annekatian. the City
hopes that it will be possible to lower housing costs. |

The importance of the density-related design guideiines
is that they not only address current planning issues, but
also the problems that are anticipated as a result of the
polic¥es favouring increases in single family housing
density. The objectives of the design guidelines are to
improve the distribution of higher density housing types and
to ensure that a compatible relationship or integration af.
different housing types is achieved. The guidelines
therefore stress the design principles of neighbourhood
layout and housing location and placement, with specific
reference to multiple housing. To avoid incompatible
relationships between housing types, iéAis suggested that
the,layout of housing should be transitional by density or
housing type. This would eliminate the negative consequences
of locating high density, multiple housing next to single

family development. Although it is recommended that

P

neighbourhoods contain some mix of housing types, the plan
advocates the design of "sub-neighbourhood units," where
housing types of similar density are concentrated in the

same section of the neighbourhood. As with the transition of
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housing density, this would avoid many physical-design
problems, such as conflicting access requirements,

re also

[+"]

intrusions on privacy, and so on. Planners
concerned with the concentration of multiple housing, and to
minimize the perception of its physical presence and profile
in the neighbourhood, it is suggested that three design
guidelines be E@llowed:‘s

1. Limit the size cfrmultiple housing parcels and

the length of their street frontage;

2. Limit multiple housing concentration adjacent to
the central school/park site and neighbourhood
entrance vays;

3. Encourage high density apartments to locate at
tg; periphery of neighbourhoods.'

Compared to previous plans, attempts to reduce the exposure
to multiple housing repr ents a new design approach - one
that planners presumably expect to permit a density increase
without adverse perceptions of its environmental
conseguences.

One of the limitations of the 1980 plan is that a
rationale for the design guidelines is not presented. It is
therefore necessary to turn to the "Distribution and Design
of Neighbourhood Density Report” to find the bases of the
1980 plan. For example, the design factors presented in

policy 5.C.4., which deals with the concentration of

'Clty cf Edmcnten, Genera) Municipal Plan, 1980, p.5.1
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"incorporate the major recommendations of the report 'Design
and Distribution of Density in New Neighbourhoods.'"™?

As stated in that report, the primary function of the
density-related design guidelines is %o alleviate the
problems related to the design and distribution of multiple
housing. Two of the eleven guidelines address
density-related design factors at the district or outline
plan scale. The nine neighbourhood guidelines deal vwith
three fundamental elements of desigg: neighbourhood housing
mix; the placement and locational relationships of different
housing types; and the physical appearance and features of
multiple housing. Along whith each guideline, a "rationale”
is presented to provide an explanation of the purpose of the
guideline and the types of development circumstances it is
intended to address. Additionally, a description of the
implementation of the guideline is presented so that the
stage in the planning process can be identified.

At the district or outline plan level, the design
guidelines are related To the housing mix apd the
relationship between the range of densities and the
provision of facilities and services. In district Guideline
#1, it is recommended that a district like West Jasper Place
should be heterogeneous, and provide a variety of housing
alteratives and neighbourhoods. The need to provide a mix of
single family and multiple housing is based on the rationale

City of Edmonton, General Municipal Plan, Volume 2, 1980,
p.28 ,



that it is more socially desirable to have access to a
variety of social contacts, since democracy and mutual
understanding will be promoted. The second district
gquideline is concerned with the importance of establishing
distribution of district services and facilities can be
determined. Because neighbourhood densities may vary in the
district, planners want to ensure that the proximity to
district facilities is reflected in the location of high
density neighbourhoods. Furthermore, the distribution of
services is also dependent an‘Ehg amount and type of
services required. Therefore, it is recommended that a
profile of the population (age, household size, etc.) be
determined. |

Although the district.guidelines are important in that

they affect the design of all neighbourhoods, the
density-related design guidelines at the neighbourhood scale
have greater implications for the thesis, since they provide
a direct comparison with the survey findings. Essentially,
the nine neighbourhood guidelines can be summmarized as
follows:

1. Neighbourhoods should be more homogeneous in
housing form than districts, and
_Sub‘neighbaurheads should be largely
homogeneous;

2. Only physically compatible forms of housing

should be adjacent to each other;
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3. The development of more housing (both multiple

conventional single family house should be

encaufégeé; -,

4. Multiple housing at less than 12 units per acre
may be distributed throughout the neighbourhood;

5. A multiple parcel should be ideally limited in
size to 3 acres and no larger than 5 acres;

6. Subsidized housing developments should be as
small as feasible - concentration should be

avoided;

7, In multiple housing projects, the provision of
-
more on-site amenities should be encouraged;
8. In multiple housing, site planning and design

should lessen the impression of massiveness and
high density;

9. Sub-neighbourhoods with an identifiable
character should be encouraged in neighbourhood
design.’

Of the nine guidelines recommended, three (Guidelines #
4,5,6) are directed at limiting the concentration of
multiple housing in the neighbourhood. In order to decrease
the overall perception of density, planners have concluded
that a scattered distribution of multiple housing will limit
the exposure to multiple projects. Therefore, while these
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guidelines imply that the proportion of multiple housing in
the neighbourhood would not change, avoiding highly visible
stgzets Qnd neighbourhood entrance locations would give the
| impression that there is only a limited amount of multiple
housing. It is suggested that the most appropriate location
for multiple housing is the neighbourhood periphery.

As with guidelines # 4, S and 6, one of the objectives
of Guidelines # 7 and 8 is to minimize the visual impact of
muftiple housing and the perception of high densities. The
rationale of promoting more on-site amenities for multiple
housing is that this type of design would reduce the
competition for public services in the neighbourhood, and by
encouraging the residents of multiple‘housing to use project
facilties, this design would give the neighbourhood a less
crowded appearance. In the report, it is also reasoned that
it is often the appearance or the profile of multiple
housing that gives the impression of high density rather
than a project's actual size. As a result, the objective of
Guideline # 8 to "lessen the impress}on of massiveness and
high density" could be.achieVed through designing building
form, colours and finishing materials in a manner that would
integrate multiple projects with adjacent development. An
important principle proposed in the report is that the
."greater the density of a development, the more important
are its aesthetics."

Along with the integration of multiple projects through-

careful design, the implications of neighbourhood layout and
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its relationship to the integration of housing types are
addressed in guidelines # 2 and 3. Although housing design
and landscaping design features may reduce the perception of
incompatible hauéing forms, the need to integrate housing
types in the neighbourhood holds some impaftaﬂt planning
implications. In an incompatible layout where high rise
multiple is adjacent to single family housing, the planning
goals may be in conflict. The rationale behind guideline #2
is that "transitional housing” should be used to secure a
gradual increase in density. As part of Guideline # 2, a
chart is presented in the report which identifies the
housing types that are considered to be compatible with eaéé
other (Figure 9); this chart is also included in the 1980
plan as part of the density policies. Similarly, guideline #
3 proposes. to limit the development of housing which falls
at the extremes of the density range - large lot single
family and higher density multiple housing. The advantages
of encouraging the development of zero lot line, street
townhouses and other types of housing which fall in the
middle of the density range is that it is easier to achieve
a compatible neighbourhood layout. The logic of Guideline #
'3 is also supported by the fact that the development of
housing similar in character to conventional single family
will meet the housing market demand for lower cost housing.
Furthermefe, it is argqued that limiting the development of
high density will reduce perceptions of a dense or crowded

neighbourhood environment.
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Guidelines # 1 and 9 are also closely tied to the
concept of integrating different housing types into the
neighbourhood environment, for they fg:@mmené that housing
should be more homogeneous in form than at the district
level, and that different housing densities in the
neighbourhood should be designed as formal
sub-neighbourhoods. The reasons for encouraging homogeneity
at the neighbourhood level is related to the social
implications of a population sharing similar values, income
and background. The report suggests that homogeneous
neighbourhoods create less social stress from a diversity of
lifestyles and ﬁcusehéld composition, and the likelihood of
creating a sense of community and identity is much greater.
Furthermore, it is concluded that a neighbourhood composed
of similar housing types maintains stable real estate values
- a factor that is known to be important to homeowners.
Guideline # 9 takes the merits of homogeneous neighbourhoods
one step further by recommending that if a mix of densities
is planned, they should be segregated into
sub-neighbourhoods where the housing types are similar. In a
sub-neighbourhood scheme, compatible housing types are
segregated from higher or lover densities by open space,
major roadways or other land uses, This maintains the
desirable charactgfisti:s of homogeneity while integrating a
mixture of different housing types into the neighbourhood.

Attached to Guideline # 9 is a model neighbourhood

layout which results from the application of many of the
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density guidelines, particularly the formal
sub-neighbourhood layout (Pigure 10). As rRe figure shovws,
the different levels of densities are degiqged to form a
gradation, with only compatible housing types located
immediately adjacent to each other. The high traffic
commercial and 25 units per acre sections are situated as
far away from the low density hausing‘(7 units/acre) as
possible. The low density housing also represents the
jreatest proportion of land use in the neighbourhood.

1f all the density guidelines are taken into account,
the result is a profile of neighbourhood design different
from anything that has been recommended in the past. There
is more of an awareness of tﬁe different elements of
density, and their contribution to neighbourhood design,
rather than merely using density as a numerical
representation of some desirable standard., Unlike the 1972
Amendments, one of the important principles that is
addressed in the density report is the physical relationship
petween different levels of housing density. Such variables
as neighbourhood placement and the proximity of different
housing types have not been considered in previous plans.
Therefore, it can be concluded that the density design
guidelines are a logical ggtgfgvth of experiences with the
density concept and the planning issues in suburban

development.
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FIGURE 10
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B. A COMPARISON WITH THE SURVEY FINDINGS

To test the feasibility of the nine neighbourhood
density-related design guidelines in the 3§nsity
Distribution and Design Report, they were compared to the
findings of the Housing Opinion Survey. The design and
develépm;nt of relatively homogeneous neighbourhoods has
more implications for the planning issues and problems
identified in the-Housing Opinion survey than any other
guideline presented in the report. Although Guideline # 1
does not recommend absolutely homogeneous environments of
single family or multiple housing, it does suggest that
neighbourhoods should not contain a full range of housing
types, from large lot single family to high-rise apartments.
One of the response patterns evident in the suryey is that
the likelihood of a negative reaction towards neighbourhood
housing increases relative to the amount of multiple housing
found in the neighbourhood. The significance of homogeneity
as a design guideline is that by limiting the range of
housing types, it is apparent that the amount of multiple
housing would be reduced at least to the level where it
would not be the dominant housing type in the neighb@urheaéi'
As part of this guideline, planners were concerned with the
incompatibility of different housing types and recommended
that "too broad a range of housing should normally be
avoided at the neighbourhood scale.” Therefore it can be
concluded that high density multiple housing development

vould be limited because it is the most difficult housing
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type to integrate into the neighbourhood. By reducing the
range of housing types, it is apparent that situations like
callingwood, where Me majority of homeowners have strong
negative reactions towards neighbourhood housing, would be
avoided. The limited range of housing types may also explain
the favourable housing reactions in Westridge. As a result,
the implementation of guideline # 1 represents an important
step towards alleviating many of the concerns of single
family homeowners.

In Guideline #9, the need for formal
"sub-neighbourhoods” éfrfelatively homogeneous housing
density and character is also referred to as an extension of
Guideline # 1. Even more than at the neighbourhood level,
homogeneity is crucial at this scale, since it results in a
concentration of housing types. As will be shown, however,
this contradicts other design guidelines.

Guideline #2 is supported by the survey £iﬁding that it
igs desirable to separate different housing types with open
space. This guideline also recemmeﬁés that only physically
compatible forms of housing be situated adjacent to each
other. The experience of Aldergrove and Callingwood, two
neighbourhoods that exhibit imcompatible mixes of housing,
underlines the force of this principle.

In contrastito the implications for density and design
at the neighbourhood level, Guidelines 7 and 8 deal with the
site planning and design of multiple housing. Although the

provision of on-site amenities, such as recreation
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facilities, and the careful use aof building design to reduce
the impression of an increase in neighbourhood density are

eg rded as contributions to neighbourhood guality, response

"1

patterns indicated that the design features of different
housing types do not affect housing reactions. Therefore, in
the case of Aldergrove and callingwood, Guidelines 7 and 8
vould not change the way homeowners regard their '
neighbourhood as a place to live,

The remaining design guidelines address the ’
neighbourhood placement and ®oncentration of multiple
housing. The origin of these guidelines is unknown, but they
are not consistent with th&opinions 1dent;§1¢d in the
survey. Essentially, the guzdelines recommend that multiple
housing should not be concentrated in the neighbourhood
(part of Guideline #3), that it should be distributed 1in
small clusters, and that locations near neighbourhood
enfrances should be avoided (Guideline #4). Additionally, it
if specified that the development of housing containing many
of the desirable characteristics of conventional single
family houses should be encouraged (Guideline #3). This
would include small lot single family, and multiple forms
such as semi-detached units and street townhousing. Finally,
the guidelines incorporate a variety of related notions,

the desirability of placing single family housing

L]
(7]

uch a
adjacent to the central school/park site, reducing the
number of "project-like” developments, and increasing the

number of neighbourhood entrances (Guideline #4). What these



guidelines fail to take into account, however, is the way in
which multiple housing is integrated into the neighbourhood
housing mix, or the relationship between the amount of’
multiple housing and the amount of single family housing.
From the Aldergrove and Callingwoood respcnsesl it was
evident that once a critical amount of multiple housing was
present in the neighbourhood, residents would react
negatively to the housing environment, regardless of the
degree to which the threshold was exceeded. It remains open
to question whether the new design principles would cause
this perceptional threshold to be raised, or vwhether a
greater dependence on "gompatible” forms of higher density
housing will really be viewed more positively by the single
family homeowners. The survey results suggest not.
Furthermore, there is no guarantee that changing the
neighbourhood locations of multiple housing will change the
opinions of the homeowners about their neighbourhood as a
place to live. As indicated in Chapter 6, the mean
neighbourhood density is a major factor affecting housing
opinions; its. role is not addressed in these guidelines.

These reservations aside, the significance of the
density-related design guidelines for Edmonton planners is
that they represent a refinement of the application of the
density concept %Pé an attempt to address current
density-related issues in»subufban development. The fact
that some of these guidelines do not coincide with the

opinions expressed in the housing survey does not lead to
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the conclusion that they will not be valuable in the
improvement of neighbourhood quality in the future. Rather,
further refinement of the Shidelines is needed, and this can
only be achieved by aquiring more information about the

interdependence of density and design in suburban

/

-

neighbourhood development.

C. CONCLUSIONS
The treatment of density in the General Municipal Plan

and the Distribution and Design Report have two implications
for the density concept and its value in éaﬁtempgrafy
planning theory: that the purpose andiapplicatian of density
standards  is still not clearly understood, and that pfesenti
density issues in suburban development may be more
effectively dealt with through density-related design
concepts that will contribute to neighbourhood gquality.

| The review of the planning literature and the plans
affecting West Jasper Place has shown that, while the

tandards and the priorities of

factors affecting density

suburban development have changed dramatically, "density”
has meant little more than an attempt to give numerical
expression to snme.éesired standard of living conditions. As
a planning concept the mést serious shortcoming of density
measures is that they attempt to summarize too many elements

of the residential environment, all of which must be

amended West Jasper Place Plan of 1972 and the General
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Municipal Plan of 1980 both exemplify this problem: absolute
standards were presented without any explanation or
justification. On their own however, density standards és
not have the ability to tell planners about the
interrelationships among environmental and design variables
that contribute to neighbourhood quality. These
interrelationships are complex, and it must be concluded
that it is unrealistic to try to express them as a
calculated mean or standard.

The Edmonton case study has also demonstrated that the
ambiguity of synoptic density measures is paralleled by

uncertainty about their role or purpose in modern plann&ag!

de#lt with (such as the relationship between the
overcrowding of houses and bad health), density controls
~could be imposed in a straightfoward fashion. And as long as
residential areas were designed for a homogeneous population
of single family homeowners (as in the early applications of
the n;ighbourhood unit concept) a mean density of
development could be reasonably forécast and used, in its
turn, as a basis for allocating community services and
facilties. In heterogeneous areas, however, where housing
types are mixed in endlessly different combinations, and
service need; are equally varied amongst the different™
population groups, a mean density statistic has no practical

force. At best, it stands as a crude indicator of a desired

level of environmental quality, most commonly taking the
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form of a maximum standard or "ceiling."” But how are such
standards to be enforced? By themselves they do not serve as
obvious development rules, of the old fashioned kind. A
standard of one perfon per room as a measure of
overcrowding, for example, could clearly be turned into an
enforceable regulation, as could a standard of six houses
per net residential acre in a homogeneous subdivision. But
in the higher density suburbs that changing economic
circumstances have forced on cities like Edmonton, a
standard density could be arrived at through many different
combinations and spatial arrrangements of community
elements. The success or failure of the community design
rests in the skill with which the elements are manipulated,'
and it is through this demanding design process that
environmental quality is controlled.

This leads to the conclusion that there does not seem
to be any practical reason why planners should continue to
treat density in the conventional way. In the Edmonton case,
the Density Distribution and Design Report shows that the ¢
control of design variables provides planners with a better
understanding of the role of density in suburban development
today. The strength of design principles is that they can
more easily address the complex relationships of those
variables which contribute to neighbourhood quality. As the
survey findings indicated, the "neighbourhood effect,” or
the way in which residents regard their neighbeufhgcé as a

place to live, is greatly influenced by the way in which
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design variables are treated by §lannefs to create a total
residential envir@ﬁment; One of the most important issues in
suburban development is the problem of increasing densities
in a manner that is §c:ept;ble to single family homeowners.
As opposed to fixed standards, density-related design
guidelines offer a flexible approach to this problem, by
specifically addfggging the relationship of such factors as
housing design, layout, mix of housing types and location -
factors that cénﬁat be adequately e%pfessed in a single
.synoptic standard. The ability to account for more of the
variables that contribute to neighbourhood quality is what
makes this approach more valuable than conventional
;pplications of the density concept.

The implication of density-related design guidelines -
for planning theory ié that they reflect a need that has not
been previously‘encauﬁtered in the application of the
today are qu}té different from those that prevailed earlier
in the history of the planning movement, and while the
concern for’env1renmeﬁtal quality has not really changed,
the design variables which are crucial to this goal h;ve.
While density standards have not changed from a way of .
expressing some desirable minimum staﬁdard for future |
development, this application of density is simply not
capable of dealing with any contemporary planning problems
or issues. And although their recent development makes it

difficult to determine, the emergence of density-related
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design guidelines may represent a change in the application
of the density concept that reflects the adoption of a
comprehensive approach towards suburban neighbourhood

planning and design.
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APPENDIX 1 - THE WEST JASPER PLACE HOUSING OPINION SURVEY



THE UMIVERSITY OF ALBENRTA

DEFARTHMEINT OF GEOGRAFHY
EDuagua TEH. CANADA TE8 RMd

TELEEmysE (403 433-3874

Daar Aldergrove Resident: -

| need your help!

| am a graduate student at the University who is_conducting & survey on
issuas related to housing in the Aldergrove Area. The issues addresged in
thig survey greatly affect all Aldergrove residents, and they will continue to
influance our lives in the future. To date, government surveys and private
studies have provided little, (f any, information about residents’' opinions
on housing-related issues. As part of my Master's thesis, my goal is to
identify how residents feel about local housing and the guality of thae Alder-
grove ares.

While | am intarested in many of your housing opinions, | would prafer
that you remain strictly anonymous. All of tha opinions that you give jn tha
questionnaire will remsin completely confidential: only statistical results
will appear in my thesis. | should also emphasize that this survey is en
scadeamic sctudy that is not sponsored by any gOvernment agenciés or private
businesses.

The attached questionnaire is not a very long or difficult one ¢
it should take only about 20-25 minutes of your time to answer all o©
quEstians.,

in closing, may | stress to you the importance of this study. Sinca tha
distribution of the questionnaire is limited in number, your perscnal opinions
will be representative of all residents in Aldergrove. By ebtaining your
personal opinions, it wil! 'be possible to assess the quality of the Aldergrove
ares. ‘

Thank you #gain for your help. Your time and interest is greatly appreciated.

Mark A. Sorenson,
Graduate Student.

MAS/f1 N

[ 8]
W
[



Aldergrove Housing Opinion Sufvey

GENERAL INSTRUCTIONS: Either a pen or pencil can be used to complete this
questionnaire. Most of the questions may be answered by simoly placing a
check 7" in the sppropriate box E ; other questions ask for written answers.
‘Unless specified, please give only one answer for each of the multiple choice
questions. Please give your.personal opinions for each of the questions ashad.

The map below shows the Aldergrove ares and its location in West Jasper Place.

Aldergrove is the area that you live in.

fFor this questionnaire, please consider housing only in the Aldergrove area.

WEST JASPER PLACE

T

City Boundary

L el - . ”

S
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Callingwood Hous ing Qgﬁniaﬁ, Survey

GENERAL (NSTRUCTIONS: Either a pan or pencil can bé used to complete this
questionnaire. Most of the qu:tjans may be answered by simply placing a

check ¢ in the appropriaste box othar questions ask for written answers.
Unless specified, please give only one answer for each of the multiple choice
questions. Pleasg give your personal opinions for sach of the questions asked.

The map below shows the Callingwood area and its location in Uest Jasper Place.

Callingwood is the area that you live in.

For this questionnaire, please consider housing only in the Callingwood ares.

MEST JASPER PLACE

- -

1 1

= [ o

- = {79 Ave

City Boundary

hd

Lad



\ . Westridge Housing Opinion Survey

GEMERAL INSTRUCTIONS: Either a pen or pencil can be used to complete this
guEstionnaire. Most of the queirjons may be answered by simply placing a

cheek ¢ in the approprisate box : other guestions sk for written arseers.
Unless specified, please give only one answer for each of the multiple choice
guestions. Please give your personal opirions for each of the questions asked.

The map below shows the westridge area and its location in West Jasper Place.
Westridge i3 the srea that you live in.

For this questionnaire, please consider housing only in the Westridge area.

WEST JASPER PLACE

Westridge

by

-

E

- ,

3 /

7
Ravine

Horth Saskatchawan
Rivar
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Ql. How would you describa the type of housing found in Aldergrove?
(Please check 7 only one answer.)
primarily detached POUSES -« oo v e e ae e !
primarily multiple housing, including rental apartments and

- CONdOMiNiUMS .........ccovcomsanranesd | S A _{ i
a mixture of detached houses and multiple rousing, with the
mitiple housing scattered throughout Aldergrove ............c-u--- D
s mixture of detached houses and multiple housing, with the
multiple housing concentrated in certain areas of Aldergrove ...... ! %
other - please specify

Q2. Whatever your answer to question 1, do you like or dislike the type of
housing found in Aldergrove? -
strongly Tike ... ... cooiiiioiiennennenns e et e
T E 7 S R R I
T P R 5
dislike.......... FE R I I ]
strongly dislik@. . oueuoune ianne it i

—
Q. Please explain your answer for question J2.

240



Mow | would like to ask you about the provision of diffarent services and

facilitias in Wast Jasper Place, In the

list af services and

facilities presented balow, pleass indicate i f you considar tha service
or facllity te be inadegquata, spprapriate, or excaading tha EFIllHE neads
of residents who liva in Aldergrove. Flease check 7 only one answar for

each sarvice or facility.

Typs of Sarvice or Facliity

opsn spaca for family use (parks and othar
green Brams) ... ...iaseeeairairaen i

—d
transportation (rosds snd streets).......... i ]

alomentary $chools. ... . i
junior high sehapls. .. ..o

commercial facilities (shops, stores, etc.).

sanior high schools, . . i E

daycare facilitiss-babysitting.............. Z
police and fire protection............covooe [i:l
religious facilities - churchas atc......... [::j{
community recredtiQn GENEFES. .. ... oovr oo Q
public library facilitiss. . ........vovueeen LéiJ
tannis and basketball courts..... ce e [::]b

recreation programs for adults (sducation’

and laisure classes, ete. ). .onnoainnennn

racrestion and facilities :pcelfienlly \
for tesns (drop-in centres, etc.)..... s

private sports clubs (raquatball, squash, )

curling, SEC.)..veruisranuuen s [::j

straat safaty features, such as lights,

CrOSSWAIKE, @UC. ...\ oernrraiurneesasiossonos [::]

swimming pools, skating rinks and othar

public sports Facilitims. . ..o sronens

IMADEQUATE

Frasant n::d

ADEQUA

0L

OO T

EXCEEDING

e

[] R




4
Q5. Considar tha distance between your present address and diffarent types
of housing found in Aldargrove, such as apartmants, condominiumd Bnd
othar types of multiplea housing. What |3 the closest distanca between
your prasant addrass and thase other types of housing?
lass than & BIOCK. .. cveeoernees .Z 6 BIOCKS . coeeecerrer oo
d
|h|gnD 6 BloCkS. . ooerinn o S
I L ] T 7bla-tk;i l
3 BIOEKS . vrncasssnmrr ey athar - plaase specify _
bhl:nD
1a6. I's thers any new housing oroposed or under construction in Aldargrovel
YE§ .oeonne
HO .. :::5::4
I you snswared NO tO quaestion F6, 3kip questions 7-11. Flease 90 to
question 712 on pagae ].
Q7. Mow would you dascribe the type of housing proposed or undar constructionl
Plaase chack 7/ more than one answer if it i3 appropriate.
. detachad houses with lots that are the iame 1ize 83 othar
houss lots found in A\d;rgrév-.x..i..ii..;i.,i.g..!.,,..,i.,.ii,,;‘
rental apartments - walk-up or high rise..... J R

ondominiums (Tnc1udi;F;gIF!gun-d apartmanti, row housas

;nd tuunhnu:n:),...,i,,..!,....!..e..g,.,,...ig,.,..,gg,i!,i,,;,.i{::]

datachad houles with lots that are smaller than tha average
size houss lot found Tn AlErgrova. .. .o-ceress-rsssonnsmsnntrsstd

don't kﬁaﬁ,!.,,.!.,,..;@.i.,i..ii.i..ii.ii,.i,ii.i.i.,.i!ii,.i.ii,

othar - pleass spacify _




At what distance from your present &
construction or proposed? (1f there
in Aldergrove, please chack ¢ the di

ddress i3 the new hous ing under
ig mare than one housing project
stance that is closest to you.

4 blaﬂ;k;{j

other - please specify i 7

uuduvonwhatyoumnsm:rdh:
or under construction in Aldergrove,
hous i ng development?

| am indifferent towards the developmant of this housing.

{ dislike the development of this new housIAg....c.ovnrrrereressens

i strongly dislike the development o

ard about the new housing proposed
what i3 your freaction to this naw

f this housing

Q0.

Please explain your answer for quast

ion 19.

N
(™)



T TR

Q.

The following list |s identical to the list presentsd in quettion 7h.
tonsidering tha new housing under construction or proposed, and the
tcta) amount of housing that will exist in Aldargrove after these
— ¢ sy Tacilit
prajects arse complatad, please indicate if the service of scility
will be insdequate, adequats or sxceeding the nseds of rasidents who
livea in Aldergrove. Please chack 7/ only ons answer far each sarvice
ar facility.

/‘/ Futurs Needs
Typs of Service or Fagility INADEQUATE ADEQUATE

open space for family use (p-irlu and other
ars

transportation (rosds and STrEets) . .v.oiue--
BUS EFBASIE. . 0covrcrnssrnnrsncaassannrsesnss )

commarcial facilities (shops, stores, wtc.) .. B
glgmentary $choolt. . .c. . crarerirras e i
Junlor Righ schools. ... ianinnenree:

sanior high schools........J ...

"

i

1000 0O

daycare facilities- babysitting..

police and firs PrOtRELION. . .. crvars errres

religious facilities = churchas, etc.........

community Frecrestion CENLFES......ac-veussss :l
public library facilitias.....ovivanvimnarees
tgnnit and bathatbal)l courts..... .. e.cnarnner

recrastion programs for adults (sducation

and leisure classes, SEC.) .. .. creneoianirnns El

recreation and facilitiss spacifically for”

teans (drop-in cantres, @Ec.).........cooonnn E

privatas sport clubs (r-qunhall squash,

curling, ate.) . .o :

strast safety features, such as thu

crotswBllE, BEC. ... icoserorrcaanzrrrsoonsnss D

Swimming pools, 1kating rinks and a:hcf )
public sports Facilitia@s.. . c..coirsorsraansans D

EXCEEDING

[N ]
.




LN

b
iJry

a1

CurnBrounds) .. ... ..ccocnnnesnsinasaans

< S —

The f{ollowing list represents various design features that are somaetimes used

in planning and designing residential areas.

Along with the srrangemaent of

different types of housing and the availability of sarvices and facilities, various
design (astures greatly affect the quality of a residential area.

FPART ] - Baside each design feature listed below, pleass indicate,/ whether

the {eature sxists in Aldergrovas.

PART 2 - In your opinion, would sach of tha design festures add to the quality
of the Aldergrove area, taka sway from the quality, or make no difference?

alleys and larmas. .. ... . ieriasnnrcnsas
parks - tot-lots, &lC......ccuvvvenes

sidawa ks and straat curbs.

padestrisn ways and blcycle Pith!,.,;.@
land hir’r’ninfb;rui.........‘...,..—;Q
shrub and tree barrlers.............. 7

street lighting........c.c0004:0 . . ]

cul ~da~sacs (dasd tnd streats with

houses not in tha shads of hlgh risa
bulldings......c. . iiinasntsnnsnennnns

L
one way streets and :rug-nu_...,..,,z
(]
O

rastricted straet parking for
multipla housing tanants and

external colour and building ' _
mstarial rastrictions on housing.....

artificlal Vakes and ponds...........

axtarns! maintensnce and up-kaep .
ragulations for hausinq{:

check / one

0000000

L]
L]

HER R
O 00
e

Part 2-Area Quality

| I [.

D

ot

|

)
O

1 ICCICIC
'J[":“|4 ‘

) O

OO0 000 ooorre
(7 (1

sin]nninien
0000 CL

00 O

L DU U

Add  Teka No
Away Differ.
check / ona

[}
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Q3.

To meat the demand for future housing, Edmonton City plannsrs will be

prassurad to allow the furthar davalopment of multiple housing, such a3
rental apartmants snd condaminiums. This means that planners will have’
to determine a suitabls location for this type of houiing.

In your opinion, which residantial aress in Edmonton are the most
sppropriste for locating more multipie hous ing development?

{(Plaass check 7 only one snswar.) -

nqwar suburban areas (e.g. Castle Downs, Wast -
Jaspar Place, Millwoods and cuuvaﬁ)g

=
older areas near tha clty centar (e.g9. Norwood

snd Boyla Strnt){j

aress batwsan the older city center areas and the
newar suburbs (e.g. Glenora, Westmount, Bonnie n@n)D

thare should nat ba more multiple housing development _

T L S EE R i
| S—]

othar = please spacify

In recent years, !and and housing costs have incraased to the point whars
many families cannot afford to purchase & houss. Thass high land and
housing costs have pressursd planners and developers to come up with
alternative types of housing that ars affardabla and appropriace for
family needs.

in your opinion, what typs of housing is tha best slternative to tha
conventional house that can be offerad at an affordable prical

(Plaase chack / anly one answar.)

wallk=up or high risa rental ipgrti—nuD

condominiums (includes self-ownad apartmants,

smallar detached houses on smaller iots (a.9.

26 x 50 FE. TOE) . uueansnnerosonmmeemnnsnsmonnesessoss D

“zero lot line'' detached houses (the house |s placed to

an axtrema 3ide of tha lot, tharaby eliminating a side

yard-overall result is a smallar lot, but ths housa size

varias at tha discration &f the hvg‘apir,z

othar - plaass spscify




o o —
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Now | would like to ask you some questions about your present housing.

Qs. How long have you lived at your present sddress?
YEARS
Q6. Do you rent or own your present housing!?
FRAT oo et ee e ia et D
M e e e e e e D
Ql17. what are the approximate dimensions of your lot?
fr. (width) by . fr. (depth)
BON 't KOOW. - e e eeenenanarnns D
Q8. What is the approximete size of your house in square feet?
(Please include finished basements.)
square feet
don't KMOw .. ...t G
Q1. What were your main reasons for choosing your present address as 3

place to live?

247



- 10 -

N

qQ20. Would you say that living at your preiant address has worked out sbout

83 you expectad, or better than you sxpactad, or not as wail?

et

battar than axpected........... ... sviceerns ‘{ I

better in some ways, NOL in OCLNEFS............... | o

about 83 GXDRCIRd. . ... .. i arEs s z

not a3 wall 8% expected. ... ... ... cahiee o .,‘

— — . _ _— " —

Q21. Fleass explain your answer for question /20.
q22. Do you intend to ramain at your prasent address indefinitely?

T L LR T TR,

F A R

MOE SUFB. o oo o an s cransennonsassarcasannnsnassssr
Q21. Pleass sxpiain your sniwar for quastion F22

[ ]
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Now | would like to ask you soma -quastions about the members of your
household.

Q2h. Including yoursalf, how many persons altogethar liva &t your present
asddress, related to you of not?
tota! perions
Q2$. Now that you have identified the. total numbar of parsons living at your
« pressnt addrass, please indicate how many persons fall Into sach of
the sge groups listed balow. N
parsons batwesn ages 0 and b
.  parsons - ages 5 to 3 '
parsons - agas 10 to 1h )
parions - ages 15 to 13
_ parsons - ages 20 to Fi g
_ persons - ages 25 to 3k
~ persons - agas 35 o L )
7 parsons - ages 45 to 54 )
____ persons = ages 55 to (1]
~ persoos - ages 65 to 68
~__ parsons - ages 70 and aver
Q6. 0o you have any additional comments Lo make about the housing in

Aldergroval




Thank you very much for completing this questionnaire.

Lat me assure you that the results are anonymous and Eéﬂfidiﬂﬁi!!a

it would ba grestly sppreciated if you could call b;ké&é; whan you
have complated the questionnaire. An
message batwsen 8:00 a.m. and 11:00 p.m.

Plgasa leave your address an
can pick up the gquestionnair

da
..

time t

answering machine will take your

hat you will be home 3o that |

250



ODEPARTMENT OF GEOGRAPHY

TELEPHONE (S09) 408-3878 s g

_ HOUSING OPINION SURVEY

Dear Resident:
Sorry that | missed you!

| dropped by today to see if you have completed the
questionnaire for the Housing Opinion Survey.

It would be greatly appreciated if you could call L34-6862
as soon as you have completed your questionnaire. An answering

mechine will take your message betwsen 8:00 a.m. and 11:00 p.m.
Plesse leave your address and a time that you will be home $0

thet | can pick up your qQuestionnaire.

Thank you for your interest and cooperation. i am
trying to get all of the questionnaires returned as soon
as possible in order to determine the results of the survey.

| look forward to hearing from you.
Sincerely,

nark-A. Sorenson,
' . Graduate Student.

MAS/f1

N THE UNIVERSITY OF ALBERTA
EOMONTON CANADA 168 8N4

251



APPENDIX 2 - RESPONSES TO THE SURVEY QUESTIONS

The tables in this appendix show the actual frequencies
of response for each guestion in the survey. Their headings
give the exact wording of each guestion, and they are
presented in the order in which the questions were set in

the survey. -



253

[ =R = =] ~

=

[ 4

LA
11
LS

weiy Apnys Tw3ol

v
3
bl
T suo3
{Teaol) ebpyiisem

(Twaol) poombujiyed

1 suol
T30l s01b1epTy

pooyanoqubyen

ssucdeea
ou

ordyITIm erdyaTne
PeIRIJUSDUCD peie33w0e

Suisnog jo ¥dAy

erdjaTre  payowINp

{ »OOOBHNOAROTEN, MOOL NI (aROOd ONISNOH 40 BdAl SRL SEIMOSEA DOL TINOM MOH

T NOILSENOD

-



254

4 114 £9 143 8S 8S evaay Kpnag 1®3I0L
] 0 1 1 9 12 ]
0 0 0 ] L A 3
0 0 (4 0 ot 11 z
0 0 1 1 L ST . T suol
0 0 ’ 4 ot »S 1eTod) °bpjiiIsdM
1 6 1 2 8 1 (ueWa) POORBUTTT®O
e
0 ' 8 v 11 z B
1 S 6 T 4 1 £
0 v 9 S S 0 14
0 € A S (4 0 1 euol
1 91 11 91 0z € (1w308) ®A01619pTY
pooyanoqubeN
ssucdssi YTISIP NTTeIP U133 1YY M oIl
ou Kipuoiys Kibuoays

«LQOOHMNOEHDIEN ¥NOA. RI GNNOd DNISNOH
20 84dAL FHL MIITSIC ¥O oIIT NOA 00 ‘18

T NOILSEND

NOILSEND OL WAMSNV WNOX WAASLLVHEM



0T L oL L1 6T " €T - S £s waly Apnig Te30L

-4
(=]

¥
£

\] T T
1] ] T -Eaﬁ
14 1 o1 1 L (Te30l) abpjiisom

o 11
0 et

& ™ 004~
o
-]

M) o - O~

L -]
4
=
-
-
uy
o
=l
L)
-]
-l

{Te30L) poombulITed

o1

(]
[ =2 |
(3]
=y W

-4
-
(=]

1 suog
Lt {Twiol) @aoiabiepiv

o =]
Rl
[ BN~ O =]

- 4O

L K N

Lo B =D B =]
@ -~

9 S 1T

pooyanoqubien

ssuodsel pepMmOID ‘ybyou bHujsnoy Buysnoy A3jsuap *baibas bBupsnoy Buypsnoy
ou - I9AD Jo *ybyeu ‘ybreu jJo ybiy aq #7d13iTre erdyiTne
8} bBuyuuerd Jo 3o 003 pINOys | [RIudl o
*ybjeu eNTT ubjsap ubysep *ybjeu sedfy sesoddo 00}
IS IP YT Bbuysnoy

T4 NOILSEND OL HIMSNN ¥NOA RIVIIXE ISVETd

€ NOILSEND



25€

6 [ LY £y

"]
[ 5 ]

8T . 6F 9 A S 16T 69 es1y Apnis T¥IOL

-

11 o1
LI 3
L 17
91 9
19 oz

o 1z
81
1T
0 oz
0 o8

TN O
o
=

1 T 81

=3 =

T »uoi
{1w30l) ebpyIIsaIM

o S 81
4 L LL

[=]

T
0
T 1
1
L

o
[a]

" 8

=—=f
L]

6t 91

-
T3]

or 11 (Te301) poombBujlI®d

ot
St
51
61

o

] 144 9
1 Tl 9
£1 L
0 9 9
1 €9 114

(A 91 ~

-t o
o
@
wy ™~
=
m.

o

0 or 1 1 suoL
0 »E 11 (Tw3iol) sa01b13PTVY

W o
N T N
e B =2 = B |

o
ﬁﬁl—irﬁuﬁl

o

-

uy

]

pooyanoqyubien

+dse1 *poxa -bepe ‘"peuy *degea -poxe -bape -peuj dge1 ‘poxe “bepe “pwuj
ou ou ou '

IFsURI3 Bng ucyieyaodsueay soeds usdo

£31110%d jo #dAL

» " OOOHUNOERDIER ¥NOA. NI FAIT OHM SINZQISEY J0 SQFEAN INISTHd dHL DNIQIIOXE
LN  ‘SINDDIEAYNI 38 OL ALITIOpd HO $D1ANES ZHRL WICGISNOO NOXA JI FLVOIANI asNTd




P e

257

LT 1 8L zrt z1 z <91 6S S 9T 681 ;14 waay Apnis w0l
z 0 " 9 z 0 z1 8 1 z Lt z »
0 1 A 8 0 1 €1 L 1 1 91 € 3
4 0 €1 ] T 0 £l 8 0 z 51 9 z
0 0 " ot 0 0 121 o1 1 1 91 9 1 ouog
’ 1 €S 41 ’ 1 49 €€ £ 9 " L (1e301) obpiisem
3 0 0T 11 » 1 9 . 9 1 1/ 11 8 (Te30%) poombuyTT®d
9 ‘ 0 £ (114 Y 0 9 ¢ 01 1 0 87 0 ’
1 0 ’ 44 0 0 91 ’ 0 (4 L 1 €
4 0 ’ " 0 0 81 14 0 1 81 1 14
1 0 ’ LY 0 0 8T ’ ] £ 81 1 1 suol
ot 0 ST 99 y 0 L9 ot 1 9 18 € (Tva0ol) #A01b19pTV
pooyinoqyubyaN
‘dse1 °poxa -bape ‘-pwuy *dge1 °poxe ‘bepe -puwuy ‘dsea °-pox® “bepe -peuy

ou

syooyos ybyy ioyu

nf

ou

gTooyos A1vjuametd

Kyj1100d Jo odAy

ou

1910 19Wm00

« *QOOHN

NOGHOIEAN ¥NOX. NI SAIT OHM SINIQISH 40 SAEEN LNISH¥d SHI OSNI1Q3aIOXA ¥O
2Lvnd3aV ‘SLVNOFAVNI 36 OL ALITIOVd ¥O AD1A¥IB

¥ NOILSEND

FH1 ¥FAISNOO NOX 41 FLVOIGNI ISVAd



- gmE R T SRR —ew -

258

6 [4 et Er

0 0 91 9
BI 3
0 ot E-
61 L
0 £L 91

(=]
[=]

- o
(=]

-
-
o
-
[ =]
L)

0T
LA
ST
oz
69

- e -O

T
[ §
@,

,ﬂ,
1t

coocoooo
~

01
1

"n
9t

[=]
o =t

-
-l
P

- o -0 9

[ ]
[=]

V]
1]

- 4 =N

[-,)
(=]

ve

€1
[
11
1
an

9ET wory Kpnag 1PICOL

',
,m,
z
1 suog -

(Tvyol) obpriissm

14} (1v3ol) poombyITTI®D

4 ™ W

T suwox

BS {1w30l) sacabispiv

pooyanoqubien

+dsea ‘poxe ‘-bapw “peuj
ol

uoj3oeload 8113 - sojtod

*deel

ou

poxa ‘“bape “pRUL

bujiafsiqeq - a1eddep

K3pr10®d jo edAL

deaa pOx@
ou

*bepe

*peu}

s7ooyos ybjy 10jUIS

» " GOOHENOEHD TEN UNOK »
SIvndEay ‘SLVnOIQYNI 38 O ALITIONG o

NI SAI7 OHM SINEQISTM 30

¥ NOILSEDD

SOEEN INISTHd FHL ONICIIOXT ¥0
0 IOIAMES FHL WSAISNCO NOX 41 SIVOIGRI ISYTMd

)



259

9 1 S6 9€1 11 o1 1% 21 1 73 91 z 1344 56 eery fpnays P30l
0 T 0T 18§ ] ’ ST £ 1 0 1 6 1 ]
0 0 A 6 0 1 0z 0 0 0 21 L £
1 0 s1 L 1 rd 61 1 ’ 0 Tt L z
0 0 91 8 0 1 1z z 1 ] €1 o1 1 suog
1 1 £s 13 1 8 SL 9 9 0 16 €€ (1w3ol) ebpiiisem
1 0 91 or z 0 01 1 2N " 1 ot & A {Te3ol) pooaburTI®d
1 0 9 144 £ r4 0z ] y 0 £1 Tt y
1 0 6 01 1 0 £1 9 1 1] 11 8 £
1 0 S " £ 0 01 L 1 1 6 6 z
1 0 9 ST 1 0 ST 9 0 0 11 11 1 suol
] 0 9T 19 8 z 8s %4 9 1 L 1] or (1e301) eaoc1bi1apTY
pooganoqubyan

+dee1 ‘poxs ‘bape “pwuj *dge1 -poxe “bepe ‘peuy *deea poxa -bape -peuy
ou ou ) ou
gseyiwiqy] o119nd BRIJUSD UOTITEIDN] #8}3111o% snojbyrea
. :

K3j1y00d Jo ¥dAL

gngﬁn—— ¥NOX, NI SAI7 OBM SINSQISSY 40 SUAIN INISINd B ONIGEIONE ¥O
B RI 38 OL ALITIOVd ¥0 IDIANIS FRL ¥EAISNCO NOA 41 BINOIGNI ISVA1d

2

v NO1LS3ND



260

p e o ey A e

LE 0 134 9¥1 L1 z SIT WL 14 9 £8 BET we1y Apnas [¥3I0L

z 0 3 144 0 z 9T » 1 S 11 S ’

9 0 9 6 0 0 81 £ 0 0w LT y - €

S 0 6 6 z 0 91 S 1 0 oz z T

1 0 €1 o1 1 0 0z £ 0 1 61 'S 1 auog

%4 0 LE 6 £ z oL ST z 9 L9 ST (Tv30L) 6pTIISIM

' 0 9 Ly £ 0 1T e € T 0 L 8 (1w30L) POORBUTTT®D

L 0 ’ 8T ' 0 134 11 4 0 1 9z ’

z 0 Y " z 0 st £ 1 > z LT £

9 0 z 71 z 0 " v 3 0 1 91 z

' 0 91 £ 0 o1 3 1 0 S 91 1 suog

61 0 71 09 1 0 €S Lz L. © 6 SiL (Tvaol) wacib1apTV
pooyanoqybyan

-dse1 -poxs’ -bepe ‘pwul +dse1 ‘poxe ‘“bepe ‘peuj ‘dse1 -poxa “bape peuj
fnl W] o . Lo N} .j_x,
S8}3}T}O¥] UOTIRRIDAI U suni1boid uopiweldea JInpe 231000 1TRIIVYSEG-STUURY

K3y11oma jo AL

« ' GOOHMNOEHOIIN ¥NOX. NI AAITT OHM SINZCGISTY 20 SCTIN INISTEd IBL ONIGIIOXIE ¥O
21vndaav ‘ILVNOIQVNI I8 OL ALITIONI 4O FDIAWHS FAHL WIFAISNOO NOX dI LIVOIANI ISVEId -

v NOILSEND



261

ﬁ 3
}

] 1 14 SET £t T TET EOT 81 £ T0T 91T waxy Apnag (w0l
11

8

LA L
ST L
L

6

0 1 st 9 0 0
0 0 "n L /]
o 0 LS ] 0

1 rt S
,§.ﬁ ,m,
0 11 ] 1 suol

4 117 L {1waol) abprrisem

L1
09

-t

[ =]

L -]

-
o~

(=]
- o~

o

]
(=]
-

6 z ] 12 re £ 0 1 21 oy (1vaol) poombuyyred

0 6 L 1 o 9 4 |
8 1 0 0 8 4
0 s €1 0 0 EX L

")

"t
4
11 ;
A 1 euol

£ 67 (Tw3ol) saocaibaiepiy

o o~ ™
-
o
M.

e -R-"

pooyxnoquby an
3 r

*dee1 -poxs “bape -peut dsa1 -poxs ‘bBapw “pwuj -dse1 -poxa -bepe ‘peuy
ou ou ou L

*239 ‘syutl ‘syood seanyve] f3ajes 19013m sqnTo 31048 s3wajad

» " GOOHMNOGADIEN ¥MNOX. NI FAIT OHM SLNIQISIE 40 % INESId FHL DNICEIOXE WO
FIVNOEAY ‘SIVOOIGYNI 38 Ol ALITIOV ¥O IDIAMAS IBL ¥IAISNCO NOA I EEVOIGRI AENTId

K3jTi0o®d jo odAL

¥ NOILSAND



262

x -
£ 9 61 S £l s1 LY 8Y 79 0s roIyY aﬁsga,a-agm
1 ] 8 14 1 14 0 £ 1 0 ]
0 z L z 1 9 1 t4 0 0 £
0 0 T 1 S 1 ¥ L £ 0 4
0 0 0 0 0 1 z 9 6 9 . T suog
1 9 L1 S L 0t L 81 £1 9 {1w301) ®bpyIIsaM
1 0 0 0 0 1 9 9 (%4 (114 (Te30l} pooabuyTT®d
0 0 1 0 S Y ] 18 ¢ ¥ 0 ]
1 0 1 ] 1 0 0 8 8 1 £
0 0 0 ] 0 0 0 L] 8 8 A
0 0 0 0 0 0 0 1 9 - ST 1 suog
1 0 z 0 9 y y { 24 9z 1 24 {1e30d) ®ao1baaply¥
pooyanoqyuby e
ssuodsei (®30m) L 9 “g ’ € z 1 1 ueyd
ou asylo 8891

i $%00TH JO I3QuON .

LONISNOH 40 SRJAL LYIRIO. NV SSINAQV 1NISIdd ¥0N0X NTEMLEE IONVISIA 28IS0TIO THI SI IVHM

¢ NOILSENO .

b



263

v QUESTION 6

IS THERE ANY NEW HOUSING PROPOSED OR UNDER CONSTRUCTION
IN "YOUR NEIGHBOURHOOD"?

yes - no no cesponse

Neighbourhood

Aldergrove (Total) 64 24 3

Zone 1 10 11 1

2 16 4 0

3 ) 15 3 2

4 23 6 0

Callingwood (Total) 33 18 6

Westridge (Total) ' 52 38 3

zone 1 12 12 0

2 14 8 1

3 ’ 13 7 1

4 13 8 1

Total Study Area 149 77 12

-
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" QUESTION 14 r .

YOUR OPINION, WHAT TYPE OF BOUSING IS5 THE BEST ALTERNATIVE TO
THE CONVENTIONAL HOUSE THAT CAN BE OFFERED AT AN
AFFORDABLE PRICE?

-
=

) Type of Housing
small zero no
apartments condos lot lot-line response

Neighbourhood

(%]
8~ TR

Aldergrove (Total)
Zone ]

WL~ D D
b

1
2
3
4

Lol el = I S
[- RN
[

(=]
Lo
~
-~
o
I
~J
um

Callingwood (Total)

ot

Westyidge (Total)
Zone 1
.2
3
4

Lo TS O o W
[
o

oL O W

FORT RT WP

B WD O

71 62 15

~J
o
“‘

Total Study Area




QUESTION 15

HOW LONG RAVE YOU LIVED AT YOUR PRESENT

8?

Humber of Yearws

10 or

less

response

MmO ®

than 1

Ne ighbourhood

14 15 15 13 12

10

(Total)

Aldergrove

\n‘
0
0

1

ione

\U‘

0

‘U‘

Q
0

V]

1]
0

u\
.0

0

]

0

11

1]

12

4

{(Total)

-
-
~
[ ]
Q

6 .
0

]
Q

1]

19 17 16

20

Westridge (Total)

1]

0

Tone 1

(= = =] L)
o oo -4
[=2 2% 4 =l
~
o v v o
™
- e~ w0
[}
LB s ] =
-

12

Total Study Area
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) »
- QUESTION 16
DO YOU RENT OR OWN YOUR PRESENT HOUSING?
_— — — - — —
Type of Occupancy
. ¥
rent own no response
Ne ighbourhood {
Aldergrove (Total) 3 86 2
Zone 1 2 20 0
2 1 18 4 1
3 0 19 1
4 0 29 0
Callingwood (Total) 2 55 0
Westridge (Total) 1 89 0
2one 1 0 24 0
y 2 10 22 0
L 3 0 21 o
4 0 22 0
Total Study Area 6 230 T2
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QUESTION 20

WOULD YOU SAY THAT LIVING AT YOUR PRESENT ADDRESS HAS WORKED OUT ABOUT
AS YOU EXPECTED, OR BETTER THAN YOU EXPECTED, OR NOT AS WELL? ;

better some, as not as no
better not others expected expected fesponse

Ne ighbourhood
Aldergrove (Total) 12 12 50 17 0
ione 1 3 2 11 6 0
2 3 2. 12 3 0
3 1 6 10 3 0
4 5 2 17 5 0
Callingwood (Total) 3 19 20 15 0
Westridge (Total) 23 15 49 2 1
Ione 1. 5 1 18 0 0
2 9 -] 9 0 0
3 5 4 11 0 1
4 4 5 11 2 0
Total Study Area 38 46 119 34 1




» - ' —
6 6% L 114 & (4] e 5 * ] L1 * way Apnis TwIcd
] L ] o L 1 4 ¥ o I 1 o 1 ¥
“ U L 0 ’ 1 0 € 1 0 0 1 o €
13 1 L] 5 1 T £ ] o 1 0 1 4
& T 0 L T 1 1 14 ] 1 ] o T ol
. L4 L 1! o i1 5 L 1t £ 1 € 1 T (1raod) ebpjiasem
] (] o1 v 5 1 T 1 o z T i 6 (1v30l) poombuyTT*D
14 17 ) 1 o 1 |1 1 1 ] 1 [ ¥
% 5 ] T 0 4 1 0 1] 0 0 11 [
L] L o 1 14 0 4 o o o ] T 4
L ] t 1 1 ] t 1 o ] 0 ¥ 1 ol
&% 1€ £ L T € 1 t 1 ] 1 £l lteaod) saorbaepiy
?afg:i)f
¥
ssuodss1 ioedxs ssesioug “ybyeu yo1 bupuuwyd wEIjAIE ,g,,-,u;,;: bujsnoy bujsroy Ayjsuep Bujsnoy
’ ou o3 Rapsusp U L T by e T L U by ww ybyes go ybyy eydyiine
qeys  pebueys sdosd  Buj] oy ~yby wu -ybyau ubymep -ubjsep ooy yons
' meuy  Bujuoz  ewil sood poob syiisip. eajr  "ubBjeu o0y
- or -NOIZSIND WQJ WIMSNW WNOR NIW1dXd I5VEId
- . ,‘ ) . 12 NOLASIND



DO YOU INTEND TO REMAIN AT YOUR PRESENT ADDRESS

QUESTION 22

INDEFINITELY?

not
yes no sure | response
B} —~ _
Ne ighbourhood

gllﬂe:gravg (Total) 24 32 34 1
Zone 1 5 6 11 0
2 8 6 6 0
31 D 3 10 7 0
4 8 10 10 1
Callingwood (Total) 21 13 23 1]
Westridge (Total) 52 13 24 1
Zone 1 15 3 6 0
2 16 1 5 -1
3 12 5 4 0
. 4 9 4 9 ]
Total Study Area 97 58 al 2
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