| 'Q,307745.5 . \ N
. .‘ . . ' N .\‘_ . T - : ) .’ N . . o
. ~ National Library aim(otham- nati¢ CANADIAN THESES THESES CANADIENNES -
MY ' of Canada: du Canada \ ~ ON MICROFICHE - SUR MICROFICHE
s N ‘ E ‘s
A v |

o

_ NAME OF AUTHOR/NOM DE L'AUTEUR__,

. ‘TITLE OF THESIS/T/TRE DE LA THESE..

JAMES /)7 NIKASA

W PIKLBND

- o COLNTY . UEBERTR: AN Vi w_
_EU_WMM D VAEs, As "Wﬂﬂfa:o BY THE
, PROCEES OF ALAL -ESTAT, M‘uﬂo/ﬁfﬂr - .
umvsnﬁm/umvsns/rt‘ S . ﬂZA/'/? 7‘4 L c,?l,
o oesuee FOR WHICH THESIS WAS. A semeo/ . ‘ ”7‘ H . Lo
| GRADE POUR LEQUEL CETTE TH. SE FUT mtsavm: : — :
- YEAR ™ IS osenss courm::wwv!f o aqmmaw DE CE ofavt ! 97é _
{
- ume os wmvlsonﬂvou DU omfcrew DE méss ;[)r G gf 4 WtLL

. ) \\\:\\, . ) . -
_ Penmssuon is hereby granted to ‘the. NATl(NAL LIMARY (f

A

: _‘CANADA to mlcfoﬁlm tms thoals and to. Iond or soll copin
:ofthefnlm ' - :
| Th.e author mserves othaf ptblicatlon nghts lnd noithtf thb
thesus nor oxtcnswa extracts from it may be pnmed of other- B

\mse roproduced wuthout the author s wmten pomusslon. ol l:'-

S
w !
,(_ \4,,.

L Marlsanah nt per Ia prdunu, accordda ala BIBLIOTHE- o

OUE NATIONALE DU CANADA dc m:crohlmor cclra thése cl .
o de prlur ou do vandro dcs axontplarrcs du Illm .

l. autow u rdurva Ias oums drolts dc pubhcnim. ni Iav S

o

rhd.u m' do Ionas axtraits ‘de- calla-cl ne. dotvcnt ltro lmpnm(s '

.. 5 ou catmnm rcprodmts san: lautorlnt:m dcrm de I‘autcur )

. .1 B 'A’}".
[ ST T . Tt .

NL-sT LRI




"ZOttawa Canada »

B’

]

INFORMATION TO USERS
.

~

THIS DISSERTATION HAS BEEN -

MICROFILMED EXACTLY 'AS'RECEIVED." - .

_This' éopyiwas“prodnced from a micro-

~ fiche copy of the’ or1g1na1 document.
The quality of the copy is heavily:
" dependent upon the quality of the
- original thesis submitted for .

- microfilming. Every effort has ,
_ been made to ensure the highest

" quality of repraduction. possible.

N PLEASE ‘NOTE: Some pages may have. -
- indistinct print. Filmed as
,received

x

Canad1an Theses Dzv1s1on

- Cataloguing Branch .
"National Library of . Canada
- KIA 0N4,

© "AVIS AUX USAGERS _
LA THESE A ETE MICROFILMEE =
TELLE QUE NOUS, L'AVONS RECUE

. o

' ZCetté'cop1e:a'e£é faite & partir
- d'une microfiche du document

or1g1na1 La qualité de la copie.
dépend grandemenf de la qualite .

" de 1a thése soumise pour-le -
' '-mlcrof11mage ~Nous. avons tout .

fait pour assurer une qua11te
super1eure de reproduct1on

_.>\ oo

NOTA BENE La qua]wte d’ 1mpress1on
- de certaines pages peut laisser’ a '
désirer. M1crof1]mee telle’ que

~_nous, 1'avons’ reque,.ulr..:

D1v1s1on des théses canad1ennes

: Direction du.catalogage. ~ -
SR B1b11othéque nationale du Canada
' ~0ttawa Canada S

o K]A 0N4

DB Rt et ™ S R e



g ) . .

THE UNIVERSITY OF ALBERTA
,4 RURAL RESIDENTIAL.. SUBDIVISION PARKL_AND COUNTY .
ALBERTA AN ANALYSIS OF' THE INTERRELATIONS
BETWEEN ENVIRONMENTAL FACTORS LOCATION
AND LAND VALUES AS INFLUENCED“BY THE

F’RODESS OF REAL-ESTATE DEVELO PMENT

‘JAMESM MUKASA | Lo I

o ol ATHESIS o o
SUBMITTED TO THE FAC&LTY or= GRADUATE STUDIES
o AND RESEARCH N PARTIAL FULFILMENT

OF THE REQUIREMENTS FOR THE DEGREE

.OF MASTER OF ARTS . . .
' DE RARTMENT.QF GEOGRAPHY .

EDMONTON AL.BERTA

¥
T T A UV VL VL -

i FAL.L. 1976




: for acceptance, a thesis entltled Rural Residential Subdivtsid;n ln

pmcess of neal—estate development S - E

. emlronmental facbor-s, location, and Iand values, as lnﬂuenced by t:heQ

k 'submltted byJames M fMukasa ‘ A' .: . o

? FRR R . RO . .
e S Tl e e . C
SO Ce B X : »
. R ALY A P - L) o_o e o o . . -8 e e 0 -0 e e o o o .o - - s

e

. . .
;oA . .

Vt N ) Lo - .
L, ' S . R .

THE UNIVERSITY OF AL.BERTA | ~

F'ACUL.TY OF GRADUATE STUDIES AND RESEARCH

o B . ! ]
) . : . ’ &

‘*r' . P

'lhe under'slgned cer'ﬁfy that they have read \and | Y
/ - ‘ _
\ .

RN

L recommend ho the Faculty of Graduate St:udles anq Research S

\ T

'A-'Parkland County; Albertaz An analysis of the lnterrelatlons between

J' 2

(IR : ,.‘,,
/ M

f

P sndien -

s theS okl i S s

L L e o

r'vlsor‘ T

M S
Lo
o Ve
;b,
- N
e T
o 5




ABSTRACT
The lssde of.rfur‘al land subdivlsion ard r‘islég land val'ues_in
: the’ur‘ban perlph’ery is complex. ‘ 4On one hand, ther‘e ar:‘e;the"part'ies
concer"ned;"these include fart;ner's municipal authorities, counties
the Pr‘ovmc:al govemment vamous land dealers and lot buyehs
On the other hand ther*e is the land to be subdivided which is con-
; gtralned by geographlcal, envlronmehtal, and ecologlcal \f"'actons.
Both the par~ties. concer:ned, a‘ld the speciﬂcconstraints ou.tlined
aboye have a dl:‘ect lnf'lu_ence on thefescalation of land values..in the
drban pempher*y | The influence which each of these has on rural res-
ldentlal land values is analysed ar:d its lmpact is estabrlshed "
The study area is located in Centr*al Alberta, irv the County oF

Parkland The data used in the study are obtamed from unpubllshed
sources. ‘ | |
"l,'he. analysis» was carried out in two stages- First -vthe selected
, geographlcal f"actors were analysed using various statistical models
(regress;on analySLS ’of varlance and chl—squane) The influence of
*the main partlclpants in rural land trade was establlshed using less
mgor‘ous methods arnd models VVthh were pur*posely des;gned for this
study The faktors which lead to leap-fr‘og sprawl m the study area .
| are 1denttfled |
The analyses r'e;/ealed that accessmlllty vamables are not the

' -main factol‘s i explamlng mral land valbaes in the saudy ar‘ea Indeed,‘

~



N

within, the s'tud\y\area,‘ the unit,value'of‘ land was found to increase
" slightly with incr‘easing distance 'f‘r_‘om‘the City of Edmonton and from_ 4
tne 'main rfou‘t;es leading to Edmonton. Four factors were found to o

. have lnfluence on land values lot size, topography, pr-oxlmlty to open

.

water and soil types. Land speculators, i.e. those whobuy and'

sell parcels of land su1table for SublelS ion but who do not develop the '

A .

parcels appear to play an: mmgmﬂcant role in escalatlon of. r~ur'al land
' values Developers on the other hand - appear to play a smgmﬂcant
mle in bmnglng about mcrease in the value of land in urban pempher'y '

It was also proposed that a pollcy based on publlc owner‘shlp of

v

land\ W1ll reduce the rate at whlch the land values escalatxm the urban-
. ARAt

pempher‘y
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. GHAPTER I

- INTRODUCTION

The thesis deals ﬁ the mﬂuence of (1) selected geogr‘aphlcal

lfactor: and (9) land SublelSlOl’\ for country residential purposes, on

a H'

land \)élues'- ir P\@r"k'l'and County, Alberta. Land subdivision for

country resideh'ti'al purposes is a controversial issue among the

found,

Ve b -
A R

pavties concerned, with the following, conflicting points of view being

NI -

|

The owners of the Sldu\tlal preoperty in the area do no* llke
i

T
@iy T

RN

>‘the a'*ea to be Loo-*much subdlwded because mtenswe tand use

- ’ N “ . .
4 DX I : ) o

. w1[l lQNG"‘ pr‘oﬁ)er‘ty value.~

"

N.Q&Jba'Liste_wﬁuld l'ike to preéerv‘e envir‘bnrhental quality and
N : ) .’. ! : T : . N ' .

v.stafsii‘i,sauon of sja’};\d dunes: for example in Parkland County.

. . ~':¢ N :
The Fa.“mers would, llke tp make more money by selling unpro-
LA i - .

ductlve pa"'cels oF—land ard to be free to sell to anyone.

The Coynty' of Parfkland would "wish to see as high a level of sub-

o -~
v

‘ dwnsudﬂ as posmble as thlS would maximize taxatlon as lard is

. «~"
P -

put to hlgher‘ use. .

A 1

. N : : .
: 1. S o . s

A The br‘ov@g wants o presérve rich agr“icu'./h.r‘a‘. land, - /'



T (iv) There is a great demand for country ras idential lots within |
easy_r}*ea‘ch of the city of Edn’w'onton.. e
" However land subdivision particularly in Parkland Cdu is

 subjected to severe ’geogr"aphlcal, 'ecol‘ogical,i and.physical cohskaints.
.(1) Geogra‘phlcal’
| A‘sut\.\vstar“\tia@ area which is otherwise suitable is liable to
flooding. |
(2) Ecoldgical
. ‘Reméval.of’ vegefation will r‘eactivate s;nd dunes.

(3) Physical

A higvh water‘—tabl:e per‘mits‘ywanted }'*\or‘izontal di_spe;r"sal‘ .of .
'sewa'ge. | Leakages in septic tanks are likely to conta‘minate”tl"\»e B
’ gr.‘bund‘ water, which is'the fnaih _sbgr*ée OfiSupply to the Houéeho_lds.
'Dg's.pite'the constraints,m;~ tiened abov\e,ﬁhe de‘sif‘e 'fdb a:
- rural way of livirig and_r;isi‘ng;lard values afe clearly irﬁicated in
"ch'e rising number o'F‘subdiv.isiAons and the .r*ise in assessed I;and‘ value
" Which is based on r;rxa:;‘ket value.

) Tbé >f'ir‘st. section of the thesis deals 'w‘iii;h éhe ihfluence of
sel'e'cte‘c.i geogr‘aphical factor‘s‘f’_én the lécation of coun&{y res idential; ,
areas and asso'ciated‘ l;nd.yalues. _.Th.e 'arféas in q.uest;l'on are tho‘sé .

' ,c’:o_r'n‘monlyrefer‘red to as ?subd“g.\.fi.s’iohs," 1e ‘units of land of eigﬁt hec— -
| v-tar‘es'(‘t:v;/enty -aCEés) or moée in‘%ize which afé SLibd:i'\'/ided éffér‘ bu'r'—
‘chas:e‘:in’_:to four or mor;e Lots;' 'e‘ach of whicﬁ lS used’ as the site fqr

' _rés idences. The geograph i¢al;act0'rs considered are (1) size of the

i S A e

o dlee g

ot

EE
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lot,{he buyer cen- acquir*e @ acceésibllity to .Edmonton ‘ 3 'ac-eess;'
.lbl.llty to the main. hlghways that Cross the study area, and (4) the
Sultablllty of the-land for the potentxal uses which actually exnst (1 e.
the uses considered by the Edmonten Reglonal .Planning Commis'slon
. W'hi‘ch' has overall r‘esponsihiliw_for‘ planning in the study area)..

| (é)- The _sec;end slecti.o_n ef the thesis focuses en the helation—
ship which land values }hav_e t:_(‘)-i one ano'ther* at--sg‘ccessive stages of
‘vthe pr*oc':‘ess' of‘de\‘/elop'ment. The stages are (1) when u_sed for farm-
ing, (25‘ wher; made ava;llable.-for s_e'le'by the farmer to a devel»oper‘,
(§) at the tin'f\e of subsequent sale when the lots are sold to ihe!ividual
buye‘r.fs‘. In this seotlgh a diét‘inctiqn is made betyeen ‘two types of
bgyer‘s. ‘On',’the one heNndividual or co'mpany ’v:vh'o seilfs the

)

lots in the subdiyision to individuals; such a person or company is

referred to as a developer, Then there is an individual or a com-

pany who sells the subdivision as a whole. Such an individual or com-
pany is”refer‘r'ed to as a speculator.’ In this 's_ection the size of the
increments in the values at successive stages is identified and anal-

© ysed.

The Study Area

o ,

LocatiOn The counfy of Parkland is SLtuated adJacent to the western
boundar'y of the mty of Edmonton' It cover*s an area of 8774 square

: kllometr*es ( 458 square mlles) Wl.th Lts extreme western pomr)t bemg

83.3 kllomethes (58 mxles) fhom the cn.y oF Edmonton (see Fzgur‘e 2. 1) S

)



Since the western end of the count.y lies beyond the convement com-

mutmg range from Edmonton it w1ll be excluded from the study
<

Specnﬂcally the area wxll commde w1th that mdtcated in F'zgure 2.1

.

because mos.t of 'the subd_wismons for countr'y residential use-are

located in that arfea. -

Reasons 'foh.chodsing the ar"e'a.

1) The aheavhasv' experienced 'intensi've subd ivisinonifor' 'countr.‘y
residential._pur‘poses.’ .Th'is is indicated in an Edrho,nton.‘Regional
Planmng Comndlsslon Techmcal Report where 1t is stated that, ""as
v;'of 1974 the County of Parkland has taken the lead ahead of all other
rural, ‘municipalities ir\ Edmenton Reg.lonal Plannmg Commlssmnthh
, regard to countr'y resmlentlal subd-W151on activities in the last few
year‘s".. (Alberta l_and Uee Forurn, 1974) The many SublelS.lonS

vpr'owde an adequatj volume of data for the anaIySLS undertaken here.
R L Cw

2) Ther-e are tWo already' completed_.studies on Parklan’d which

.

provmde a foundatton f‘or the the&s The two studies are: Countr_y“

ReSLdentLal Survey Parklarnd Oount.y Techmcal Report No. 4A pr*e-

pared by Edmonton Reglonal Planmng Commtss 1on for Alberta l_and

Use Forum (1 974), and Outlme Plan Townsth 51 Range 26 by

ar

Edmonton Reglonal Plannmg Commlsswn, Q] 973)

3) The major ‘constraints on countr~y r~e81dentla1 land use such

~as soil types locatlon on the fmnges of the c;ty, and accessnbthty to

\

-highways are clearly‘ repres_entedvm.tlf\e Study ,area. The variation .-




-

S in topogr‘aphy, me pr'esence of woodland and of many small lakes ln o

oA P

;o R \

the study area are some of the amenlttes Wthh influerfcq country

N

. res ldentlat subdwnsaon., Such vamatlon im scener'y is’ not =Te} common

!

in other counttes Sur'r‘oundlng the cnty of Edmonton. ‘
4) The E R.P. C r*eguiatlons f"or SUblelSth allows lots be-

tween 1.2 and 8 hectares (S"and 20 acres) to be con51der~ed wher‘eas

in some countzes permnssnon is only granted f‘or lots of moreé than

-has stmct rules for‘ SublelSlOl"l.

&

16 hectares (40 acr‘es) eg gﬂe Mumc:pal Dlstmct of Sturgeon whtch

»

l_tmltation of the study ar'ea :

Accor‘dmg to Techmcal Report No 4A (Alberta L.and Use

EY

F'orum 1974), the maJomty of peOpIe who own country reSIdentlal

" pr*oper*ty in Par‘kland County, work in the c:lty of Edmonton. The max-

.imum dlstance they are wmlng to tr'avel to work is mdzcated,.by the

' .so—mlnute tsochrone Range 2 West of the 5th memdlan is conslder‘ed

as the western boundar-y oF the atudy ahea because it hes close to the

| So—mmute 1sochrone and at the same tlme 1t»avoxds the possublllty

of any subdwns 1on Iymg partly w;thm and partly outsmde the study area.

In summar'y, the boundames of the study area are as follows,

The western boundar‘y of the cnty forms the eastern boundary of the

E smdy area. Range 2 west of the 5th memdlan for‘ms the westehn

‘vboundar'y of the study ahea The norther'n and SOuthern boundames

of the study area commde wnth the county boundames because much

-.of the data is avallable ona county bams By lim_iting the stUdy to t

S



. one county, the pr*oblem of a possmle lack of compar‘ablllty m the

- data is avoxded
&

T’he Context of the Thesis

The context in Whlch the theSlS is set is 1dentlf1ed in two ways

F-'lr'st a review: of ltter‘atur‘e c0ncer~hed thh the pr*oblem of" land

values in the' ur‘ban pempher'y and methods used to predlct land values

is pr‘esented “The r*esear*ch presented in these studles pr~ov1des the
. . [

. '.f-‘oundatlon on: whlszh thls ﬁ'leSlS rests ThlS lS followed by an’ analysns

of the ter‘m Speculatlon and the meamngs attached to that term The

reason for domg thls 1s that in almost every mfor‘mal dlscussmn of

.”

fchanglng land values on the urban pemphery, speculatlon emer‘ges as
a toplc. of’ contr‘over'sy ' It is ObVlOUS that the feelmgs held 0'1‘thlS '
' -,toplc ar‘e'str‘ong, and it ls also clear that, lf some of the feellngs are-
well founded speculat;on plays a ver'y 1mpor-tant role in the escalation -
of" land values. The purpos of the analys is is to prov1de a f’r*amewor‘k'

. ‘whlch wmll enable the pr‘obable lmpact of speculatlon and the mcr‘ement

‘i, the value of land in the study area whtch has been bought for sub—' v

L

LN

s

'v,lel.SlOf"l in r*ecent years to. b}ldentlﬂed

ther‘atur‘e Revxew :

¢

The llterature rewewed can be class:ﬂed mto four br*oad cat—
: egor-tes Flr-st ther'e are studles concer'ned wnth ldentlfylng in a

o gener'al_ way,; non—_ecologlcal factohs which 'inﬂuence, r*ul*al land values.



-

»values The thmd category consists of lhe r‘elat:onsh lp between urban
: sprawl land speculatlon and land values ard of the v1ews held on :
these matters. The four‘th categorjy'»contalns stUdies of r~_ur~al land-'

value in the Edmonton Region, o

'v Ndn-ecolbgical fn’actor‘s 3
Ver-non w. Ruttan(l 961), in hlS study of the lnf'luence of mdustr-lal
| vpla.nts on rural lard values real ised that there was.an assomatlon be— ‘
.tween the locatlpn of mdust.mal plants and an mcr‘eaSe m r‘ur‘al pop-
“ K "‘_ulatlon. T-he-‘ growth in population eventUally ,led to a rise i'n"t'r‘ur'al |
land -val.ues as the msmg populatlon created demand for r‘ur'al land to
be ‘used for hesldentlal pur‘poses ’l‘htS VleW was.suppor~ted by T
| Ranc1ch(| 970) m hlS study at the Green Valley, Cal lf“ornla. '1h his
research it was shown' that the constructlon of a Boemg plant lnrl 964 ‘
. led to an lnﬂatton in land values in the surroundlng reglon He attmb-
:uted rats lng land costs to the gams which buyers expected to makF g -A
| because the constructlon of the factory was fo- be accompamed by the
.' '. censtr'uctlon of a rall cbhrldcr and a fr‘eeway. Both of‘ these would
- _greatly mcr*ease‘the access lblllty of the ar'ea._ He also showed. that
- the constr‘uctlon.of a dam ln the upper valley establlshed oonﬂdence.
which helped to push pr'operty values upwar’ds.‘

Accessiblllty has been cxted by : sl land researchers as one

of the maln factors contmbutmg ’ r-eas_es in r‘uhal land, values.



" H.B.‘Schechter(1961)'attributed rising land values on the ur’ban per-

1phery to accessnblllty The same view was;h\ld by Robert D, Waldo

'.(1 974) In his sbudy of the Salnt Gabmel valley in I_os Angeles Waldo
asserted that accesslbllity in d'\e form of tmpr‘oved thanSpor‘tatlon to :
‘ﬂ’_\e main urban eentr‘esrwés _the main lnﬂ.uence on land .values. in thatv
area. ~'2However~' "Gahneh and Yates ('1 971 :-' ‘p. 251‘).. ane eaut:iousa’bout"

o
acceptlng too r‘eadtly the view that -access lblllty is the maln determm- .

' ant of suburban land values In thetr‘ study ;f‘ land values 1n Chlcago ‘ ‘
h they found that accessmlllty was no- longeh vital m‘1960 in deter‘n'.un—-
ing land values as it had been in 1910 |
1t seems then 'ghat the case is unsettled and ther~e is appahently
no c~on5ensus atv present as to why accesslhclnty appears to be a sng-
‘_ ntflcant deter‘mlnant of land values ln sdme mstances but not in the
..qthers.' ) |

Land value. fnodel_s

'So'me heSeare-hens hweytried; to’ 'gd beyond the sim.p'le‘ identl—' -
flcatlon of Fat:tors tnﬂuencmg land values and have sought to constr‘uct» ) v

.‘,»models whlch would make accurang phedlctlon of’ values- possnble. -

Sevehal of‘these r'esear‘cher's have Wsed statlstlcal techmques of reg-

' resswn anall&sxs, in eﬁ"eet as a mode! for their models. They have |
pos,tulat_ed that l.and, value' is determined ina measu.r‘eable way by one '
ormore elementsﬁ.‘:;‘ar‘esent in dr'. helated .'to' the rland mor'eover by .

‘o u51ng r‘egresslon anal);slsl as the technlque f"or r*elatmg the dependent

vamabl_e land value to the mdependent they have postulated that the



AN
N\

vvamables behavé in a way whlch cor*r*eSponds to t{‘ae behawour spec—
lﬂed in t'he mathematlcal theor'y of regr*essnon and correlation -
- (Blalock 1960, chapter‘s 17 18) |
-' Some, of the ‘p,r,oblems inyelved in t_i'l‘ese..assumpti-ons vlll_ll be.

dealt with ih the'.sect:lOn_ ‘dh methodo-ldgy‘\;\;hich f’ollows ‘later in this
. chapter*’. Here it.is sufﬂcnent to say that, unless speCLfled otherwmse “
one of the assumetlons made is. that the behavnour* of the.vamables
) can be mea.sur*ed on a ratl'o scale_(Blalock 1960, p. 15) .On the f‘ace a
of lt thls would pr‘eclude the use of data measured on nomlnal or
or*dlnal scales-;, As weAshall see hollvever serne r‘esear‘chens have
- ,tmed to get anound thlsi llmltatlon by the use of what are called dummy
.vamables (Smlllle 1965) | | M

| .Gar-ner‘_and yates (1 e7l )Vus'ed".di_staneejal'.ﬁ loeatfonal ,Qahiables
Vﬁ-,tolpr'*edict land 'val;u_e' _‘at\‘ any'loca_tl'en m ,Ch‘leagd. D_uane S Knbs (1967,-"
‘ pv.“'26'2) exphess-ed 'land'_'values in te_r‘ms dl"»:dlstanee, _gr‘otvth_ of bopula—
-tieh, and, gr"ew‘th ot the"cl:ts/ 'slze. Jarnes Mun.ger*(l 964) made an |
' ,attempt to measure the effec‘ts Gf on—51te and off—SLte components of

° ‘ . . - v

- r*ur‘al_., land value_s usrng a multlple r‘egres,s‘lon model. “The two rural -
components he used wer‘e (a) lake shor‘e proper*ty, and (b} open countr‘y '
land proper*ty He found out that adJacency to lakes had a dommant
effect upon rural land pmces m the study area. Mlchael Goldbehg
’(1 970) pr*_edl’cted r‘ur-al. land vaers’ using three eco'momlc var‘iabl'es
‘me economic vamables used m hlS hegresswn model were (1) per

-

captta mcome, (2) populatlon denslty, and (3) value of agmcultur‘al



- pr‘oducts I hlS paper he also lndlcated the eﬁ’ect of lmpr‘oved tr‘ans—_ ‘

pOI"tathl”l and gover*nmental deSLQnated Pecreatlon areas on r‘ur'al land "

-1

values
, , L,

The inclusion of agmcultur*al products as a mam var‘lable in

deter‘mlnlng rural land values has recently been dlSputed - Wise and -

.

- Dever Q 974) mdlcated the gr‘owmg weakness of the classncal econ-— ,

' omlc rent theor*y in lnter‘pretmg rural tand values,
B N
As more uses for forestland and f"ar'mland develop, :
forest and agr‘lcultura& f’actors diminish in importance
as a pmce explainer, These factor*s betome incidental
to price .instead of belng pr‘lmar'y determinants ;.
' _Rather* locational factors, property amenlty and

dmectlon of growth become dominant forces in influ-

: encmg land mar*ket demsmn. (p. 103) ‘

They' admltted that ther'e was an unstable pr'lce r*elatlonshlp
among the vamables used in thelr' r*egr‘essmn model as- indicated by
standard errors in, the analy51s Thls was so they argued. because

' -ther*e are g number‘ of‘ forces (e g motlvatlon to sell) operatlng in

| the land mar*ket Wthh ar~e not easy to explaln. Wendt and Goldner‘ -

K

(1966) found that land values tend to neglect the "Flat plaln" appr‘oach
The pattern of land values tend to respond to spatlal pull of other |
centres r*alher‘ than to the Centr*al Busmess Dlstmct The Spatlal
pulls tdentlfled were (1') potentlal accessmlllty to ‘other centres
| (shopplng centres, lndustmal parks etc ), (2) potentlab avalllblllty
'of _)obs in other centres (8) var-latlon ln topogr*aphy, and (4) SOClO- _’ ’
- economlc f’actor‘s._ Such Spatral pull results in dlﬁ"emng patter‘ns of

' 'l‘a‘nd '\‘('alues._

10



Asantl (1974) in his study of "the mcndence of r‘ur~al proper‘ty
.‘taxation ln Albehta" stated that,: e ffD; o

In a study of equzty of‘ rural property taxatlon, lt
SN - Is important that factors affectmg farm heal estate
S pmces be. mvesttgated (p 6) :

He used a r*egr'esslon model m which rural land value per acr'e was

, expressed as a funetlon of economlc var'iables and ‘urban mﬂuence

vamables The economtc vamables wer‘e (1) actual propehty tax rate

)

per'1,000 dollars assessed value by mumcnpalttles (2) value of agrl—

_ cultural pr‘oducts per acr‘e in dollars by mumcnpallty, 1970 and (3)
'net addltlon of outstandmg Federal Cr'edlt Corpor‘atlon loans in dol-— ‘
lar~s 1970-71 fmanmal year‘ The urban mﬂuence vamables were

: enter‘ed mto the model as dummy vamables and were tr*eated in the

Followmgway IS L s

() dummy vamable f‘or~ mumcipalltles off the Edmonton—Calgary Cor-.

: mdor‘ arnd (2) per'centage change in [r‘ur‘al] population f‘r~om 1961 to

3

ﬁ 1971 bymumclpalltles. o

Fmally, ‘ther‘e are two other- studles Wthh are’ probably the :

-

most mterestmg of all Howard A, Clonts (1 970) used the dxstance

N vamables N Slze of par‘cels road condltlons dramage and topogr'aphy ‘

Loas the mam vamables m hlS regr'essmn model He found that urban-
. po .

lzatlon was the mam sour‘ce of nncreases m r'ur'al resndentlal values. -
e Because of the expected use of‘ the land the value per~ acre of reSLden—

| . tial land wlthout bulldmgs was twa ce that of agr'lcultural land Leroy

; _.I.Hushak (1975) establlshed a pmce model for r~ur~al land He used

..1'1 ‘



-

i

"dIStance vamables zonlng, locatlon, tax, lot suze, and amenlty as
the explanatory vamables for the pr‘lce per' acr~e at any glven location.
Wlth the exceptlon of’ the Sb.JdleS by Clonts and Hushak the

models mentloned earller have one specn’lc weakness. They indm;a- '.

b

’ ted the value of land at a Specmc locatlon but they provnde no mfor*m—'

L atlon on the 512e of' t:he parcel of land whlch has the specmed value. =

In thls study, followmg Clonts and Hushak the Slze of the parcels _ :

'belng used is consldered as a vamable that mfluences the val'ue of the B

L’and\specul_ation uhb'an'spraWI and land.zvalues

The problem ot’ msmg rur‘al land values cannot be tr‘eated m—- o

- 'dependently of such 1ssues as urban Sprawl and the role of'“ specula—-'
: tton. Accor*dmg to Clawsop (1 962), _1t lS the meﬁ’ectlveness of agm-

cultur'e whlch has caused inﬂated ru’r*al land values and urban sprawl

/‘ .

«
.~

Y

12

Whlle urbanlsatlon has been able to tnﬂuence r‘ural land values agm- E

' culture has not succeeded in mﬂuencmg ur'ban land values. ‘l‘hls vlew_lv -

. dlf’fers fmm that held by Clark and Har'vey (1 965, p 3) that "lt is lack' "

o of coond matlon of the dec15 l.Ol’\ t:o speculate VVthh pnoduces urban 3
: ',’_Sprawl and not speculatlon ltself"" : The wews pr'esented above are

B - xllustr‘atlons of the contr‘ovensy sur*roundmg the toplc as a whole. ' )
For d'le pur‘pose of thls r~ev1ew the topzc w;ll be dwtded lnto

- the followmg gr'oups

Pr‘oponents of land speculatton 'C.E Ellas (1 965), oompared a land

‘ "Speculator' to a. speculator in. other- commodltles such as wheat ‘He -

o



l

stated that a land speculator acqulr'es land when it is in plenttful sup-— h

- ]

ply on the mar'ket and then r*eleases the lard when the demand is hlgh

o

By controlllng the r*ate at which land lS r‘eleased the speculator can -

keep the pmce hlgh If the speculator‘ were to release all the land at

o

- one ttme assumlng thc ehe had control over a large p?r‘t of the supply,

the result would be a mgnlﬂcant fall ln ﬂne pmce o‘f laJ\d, E‘.llas alsO

pomted out that ther‘e ls a power*-;str‘ucture amongvspeculator‘s wlt:h .

' the ﬂnanmally able ones belng able to out bld the weaker ones, Thus

A /’

speculators holdlng large pleces of land could mduce or*der‘ly developd .

R
o

ment James Glllles (1 965) lh suppor't of the vlew that land Specu— L e

)‘ . :
» - "-- Lt .

‘1 3

latons have helped b<rng about or*derly development c:lted a number L

3

of" what he called the "beist developments" ln the Umted Stat:es whlch

- have taken place mﬁl those ar*eas whene 1arge scale Speculators have -

been lnvolved By holdlng large p;eces of' land and r-eleasmg them on '

U the market when land was r‘equu"ed, speculator‘s hav_ f ' "mpated ln

o redu01ng vmlent pmce f"l jctua ,f',on and ensumng attr‘actlv communmes
i A a consequence of sound p’lannmg arnd’ con, ollmg
. the: rate Ef land avatlablllty by the speculator vlolent

B pmce flu tuatlons in the land have beery ellmmated '

" and atthactlve commumty's belng butlt (p '795)

e cour{ty) By regulatmg the land ﬂow onto the market or“der‘ly develop- o




s mentwas achieved. ‘» N

lo . ey

Yet another vlew was that of Clark and Harvey (1 965) who :

_cons ldered lack of coordmation to Speculate as the prlme cause of"

'3 )

urban Sprawl and not speculatlon ltéelf They argued that most of

the pr'of"lt goes to > the & veloper‘ and not to. the speculator. ‘

//>

- 4 Opponents of land Speculathn ' Yearwood (1 971 ’ p 31) malntalned

capltallze on land to ot

N

7'..(1 965) He argued that it is not the speculator‘ but the well mformed

/

that land speculatlon can only be understood ln the context of" the fol—-
lowmg, (1) land use pr'actlces () control over land uses, (3) publlc
needs and (4) popular‘ attltudes concer*mﬁg these mattehs. V\hat

lhls seems to lmply is. that th‘ , peculator', if he is well lnformed can

taln' uriearned increments. Yearwood disagreed

1 bw of "orderly development" as expr*essed by C. Ellas

.

developer and in par*tlcular one who has large land holdmgs and can
us. wor~k on.a large scale who can pr‘ovmde onderly development

R W Br‘yant (1 972, p. 160} r*efer‘mng to " L.and Fever" in the

\ = -

subur*b of" the Clty of Per-th Australla, wr'ote as Follows

‘,[ther-e are] wlld xncr'eases in land pmces bearing

° no relation to normal process of supply and demand,

3 enormous unearned lnchements for the owners. able
ad. wlllmg to take advantage of the situation ard so
for-ﬂ"l -

M T. Ranc;ch (1 970), durlng hls study at the Gr-een valley in Call-—

l

for*nla f'ound that the mere announcement of' the locatlon of the Boemg.

pr‘oJect ln the valley lnduced non-agrlcultur*al lndiwduals to buy 5, 100"

acres in the valley. In most cases land owner'shlp changed hands

A
v

£
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three times at. ever‘-—mcr‘ca ,mg pmces T ' /

Land suigdivision in Edm&h't‘o'n region L

N
4 .

Béc'kgr‘ound It was .c‘:ons';ider‘ed pr‘oﬁéh fbh the, purpose of this study

to pr‘owde background .. )For‘matlon on the land oudeLSLon pr‘ocess in

. the study area. The otudy r*eVLewed for thlS purpose is that by Hass~ )

‘br‘mg (189). ALthoqu this study was more associated with the urban

fr‘mge zone which was then smaller than the current un*ban periphery,
the study gives a picture of rural land subdivision development in the

. study ahea. Hassbring identified a gr‘owm'g non—urban population in- "

~»
>

rural aheés as an indicator of the degree of urbanisa%ion. The re-

‘ 'sear‘clw revealed that the. ratio of farm "tO'nOh‘—far‘m population was

3. 8/1.0_ and SQO/I .0 for Str‘athconavc—ihd Stohy Plain respectively.

According to Hass br‘mg ther‘e are thr*ee f"actor‘:; thch led to the \Jr‘bdﬂ— .

r‘ur‘al def usxon of populatton

) The fringe zone was considered as a healthier place 7

in which to rdise a family.
@ Lahd'pricg; were lower in thelfr"mge zohe than in the city.

(3 The impr‘ovéd trahsportation;which would provide access-
ibility. t'oEvjdmo,'nt'on fo‘r*'peo_pl_'e»livihg' in. r‘ur‘_'al—urfb.ah_ fringe

. zone,

: . ' R e : )
Slmnlar‘ views wer*e also expressed by L. M Dlema (1 974) Althdugh
| s o ’ R PR
rural land SublelSlOl"l was then takmg place the "pheﬁomena in the

.

rural urban mter*Face coyntr‘y resmdent subdwmsmn" as defmed by
74 .



»

" rising land values, -
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~Moncrieff and Phillips (1972, p, 80), was not yet in the making.. Hass-

-

bring (1969, p. 99) observed the situation in Stony Plain as follows:

The visual impact of urbanisation is much less in Stony
Plain than in Strathcona East, even though these two
sub areas have almost tljé same percentage distribution.
of rural and urban land use.

¥ N . d . -« . M
However, Hassbring was more sensitive to Stony Plain area as a
potential area for country residential use.

Scattered-all over the whole area are various types
of residences, and the general impression is that
this is a popular tract in which to locate a country-—
home for:families of above average economic cir-
cumstaqcés. (p. 80)

. Two years later, the sétuatié;{ visualised by Hassbring in her re=

search was taking shape inothe eastern part of the study area. The’

‘Edmonton Regional Rlanning Commission's report (1971) referred to

\

Jhe subdivision situation as follows:

This County (Parkland] has experienced another major-
subdiVisiQn and development year particularly in the
eastern part of this county which is closely linked to
the Metropolitan area. (p. 7) -

*

In the same fyear;, a study of the development of subdivisions in town-

" ship 51 range 26 west of the 4th meridian, was initiated. By 1972,
the Cqunfy of P'ar‘kland'vyaé leading other municipalities within the
~ jurisdict{dn of the Edmonton Regional Planning Commission in the .

- number of parcels processed for subdivision (Commission.Report,

1972, p: 7). The County of Parkland has maintained that position

since then. The process of subdivision was also accompanied by

e



The positipn paper on the Edrnonton-Calgary Co_r*rido_r: Phys—-

A

ical and Economic Chara er*istich mdlcated that countr‘y res 1dent1al

»

use is the main’ factor which affects(land values in the urban per‘ipher*—

ies of tHe_twofmetr‘opolitan centres (Edmdnton and Calgar'y) in Aiber‘ta.
The position paper aISO asserted that soil capablltty r‘atmg and acces-
snblllt;to maJor centres has been the pmmar'y cause of land spec-—
ulatlon and mﬂatton of agmcultuer\m Ar‘eal estate values m the area
s‘urrounding the twio 'metnopolitan centres.

The satne view as above \;vas lndlcated by R.J. Mtller‘ and
G. R Mhite (1 974, p 31), that the desu"e to lwe on an acr‘eage in
. areas— near, the city facditates land speculation because "this‘inﬂuence

exerts an upward pressure on the value of all real estate, particularly

near large urban cenfres”,

. Land Speculation

Under this heading, attention is paid to the definition of a land

' speculétor', in ordef to identify a land spe‘culatcr?using existing in—
.for'matlon and to 1dentlf'y areas o.f speculative actwttles-
Deﬁmtlon In the context of the thesis, a land Speculator is defined
as an Lndw.ldual‘or a company who owns a ptece of land of more than
8 hectar‘es (20 acres), (8 hectar'es (20 acr-es) is the maXLmumk area
' accepted for a single r~e51dentlal unit in Parkland County) and fulﬂlls

f 0

I' the followmg cond'ltlons

¢
nay

17
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1). The owner does not derive his principle income from the
lahd; ‘that, is, %e owner has iné:ome other U‘man".agricultur*e, .and in
a‘dditiom that particular owﬁer' Waé nbt_ registered at the county asé-
essor's office as a farmer, .

2) The land ownar referred to in (1) above bought the land from:-
a farm"er‘ or*l from another ir)dividulal ard sdld it to a d’eveloper'. with-
out making ény impr:overr.\ent_: on the land. l '

In case of (2) ébbvé, it is possible that thPé anv_one,land
Specuiator*: can b’e im/ql\l/gd ori one piece of lard. .Ac.cor‘d:ing to the
prestated conditions,. a per*s.on registered as. a farﬁer at the céunty
a‘issessor's'oﬁ?i’ce or any company r‘eg‘vistefed as agri,cultﬂirjal is nof;
considered as Being a'specv:mato\r‘.' ;I'hi.s does rot rule out épe’c‘ulation

among farmers on rich agricultural land, Who ‘canndt, at present,

. ® . - :
expect to sell their land for residential purposes because of the plan—

PS

n'i'ng regulations, i * /" ‘ o : : :
. .The‘typ'e of land speculator cdnside_r‘ed in the thesis is the'o’_-

who buys the rural léhd With the intention of obtaining m'or)-etar’y‘gaiin
by ~res¢11ihg it to avnothevr*vSpecul‘atoh or dirécfly fo a'de‘ve‘loéen. : Farm-‘/-
ers ca‘;mts.‘ell their lan& to a devéloper*, but there is no Way of .invé‘sti-.' ‘,
gating their attitude because. they are: s‘imp‘ly_sellivng th;ir basic prop-
erty wh.ich_ in the laW is their pr‘inc_ip‘lé bsourfc':e bf %ncome;' (-Aécor‘ding
t‘o‘>l‘aw,' far;mer"s“ar‘_ev r*,éq.u'ir"e‘d to take ,an.‘oa,tl"\ in thé cc;ubt of law fo

~confirm that their prime source of income is agriculture.)



Method of identlfylng a speculator

Identification of spe'culator.s? Ahet]uir‘ecl tak‘lng the follovhhg‘ |

steps. )
I .(1)-Identiflcatlon6f names and occupatign of owner:s of 'the

subdlvxsmns as they appeare;:i .on the county owner'shtp—map ln 1969

That year l.S conslder‘ed as a startlng ptmnt because most of the sub-

B

~divisions into resndentlal l'ots' took place in the ear‘ly 1970's

(2) Identlflcation of owners: who submltted appl lcatlons for' '
l .

dtv1swn of" land lnto r‘eswentlal lots

. Fr‘om (1) and (2) ab'ove the follo’win_g. conclusion can be derlved:

_(1) IF the name of the owner‘ who submltted appllcatlon for‘ sub—

\

lelSan mto reSLdentlal lots lefer*s from that mdlcated on the county '

»

ownershlp—map (1969), and: the owner of the subdwnswn m 1969 was

9
'not ldentlfted a& the county assessor"s ofﬂce as belng a farmer then

the owner‘ of the subdwusmn in 1969 is consmdered as a land specu—

]

‘lator. The same deﬂmtlon Wlll be applled to any nonagmcultural :
owner‘ who bought the land aFter‘ 1969 but dld not submlt an appllcatlon
_ f"or' subdwmsmn and mstead sold the land to a developer. By this
‘deﬁnltlon a far‘mer‘ can be a developer and ther'e are examples of

: such transactlons in Parkland County \

Identlﬂcatlon of ar‘eas of‘ speculatlon
The ar‘eas wher*e land speculatlon has taken place ln the past
. w1ll be called speculatwe areas and Wlll be ldentlﬂed on maps at the

quarter sectlon level (F zgure 3. 2, p;. 86).t>



The Inﬁpat:t of H l@LL'_and'Values |

Another pomt whlch must be born in mlnd is concer‘ned with
| the questlon of who beneﬁts from hlgh land values and speculatlon
and who lS adver‘sly aﬂ"ected The beneﬂcnames mclude the f‘ollowmg
() The farmer who sells unproductwe land at a hlgher pmce than that
' lndlcated by the assessed value of the land (ln Parkland County the
to;? value of‘ farmland per acre is 400 dollars). o
(i) The speculator who Succeeds .in selling landl at a hl.gher' value
Wlt:hout mvestmg in lmpt‘ovenﬂents | N
'(lll) The County, which galns from hlgh land values because the ass—

.' essed value on Wthh the mlll rate is applled to get tax on land is

‘based on market value. Although there is a w1dely accepted view

‘ that scattered subleSLons make provtslon of services expenslve; it
| f. ls ev1dent that the County offsets such costs by adJustmg mlll rates
on land and lmprovements.
‘(lv) It lS also possxble for the commumty at lar'ge to beneﬂt James
“»‘Glllxes (1 965) lndlcated lhat speculators who own vast tracts of land
‘ ,‘ar‘e responsnble for ma_;or successful and orderly developments ln the
Umted States;. \He gave an example of CaneJo Valley, ‘Callfor‘nla as
_on‘e of the "f‘mest developments" m the Unlted ‘States, | |

Those who are adversely aﬁ"ected ar‘e

o _(l) .Those. respons1ble f'or plannlng development They suffer*‘l)ecause.
| _hlgh land values and speculatlon cause leap—Frog Sprawl Although |

&

" J Gllles (1 965) supported land speculatlon he dld admlt in the paper-



that,
‘Sp'eculator‘s holding’ lange parcels have set up such
‘high sales price that it is economically efficient for
developers to move further out of the centre of the
cn.y and they cause some leap fr‘oggmg in developments
\ . .
l_eap-f‘r*ogglng is a type oF ur-ban sprawl In thls type of Sprawl it is

] dlfﬂcult for planners to or‘gantse layouts for ser‘vlces. Construc;tlon
of Sewage dlsposal facilities becomes a cm\clal pr*oblem slnee the |
capacity of the plant and the nature of the plpes used depend on ex-

. pected popul‘vatinon to be ser‘ved. |
(i) High' land valdes 'are a burden't'o lot buyer‘-s.' ‘hence' it becomes‘

. lmpOoSlble for them to acqume the size of lot they would like to OWn.

(lll) People. alr'eady r‘eSLdent in the area, Although taxation on land* 'is‘

[3

low in subur‘bs compar*ed to that of the mner‘ c:lty, taxatlon on r*e51den—-

N .

»,ttal lard is hlgher' in areas of high land values in suburbs smce the

assessed value is based on _market value.

(lv) As a SpeClﬂC rural area is put to urban use, the nelghbour'mg

[ ¢

‘r~ur~al land expemences increase in value. 'ﬂﬁe.r‘ise in value of the

agricultural land is a p'r‘obl'em for' jfar‘rn\er‘_s"slnce it makes it difficult .

for them to a’cqll.xi‘r'e more land for the expansion of their farms.-

' Methodo.logy

'The method‘s used in the course 'of this resear‘ch are discu’ssed

| - in two stages to correSpond w1th the two sectlons of the thesns as

-":outllned in the mtroductory sectlon of this' chapter‘. :
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Geographical factors and land values -

In the tight éf ‘the findings of th r\évious PQSearéh' surveyed
in the r*evi_e‘w of literature jusit, presented, lt was d.ecided tol invest—
N igate the r‘elationship betwéén the valué pf land cthos.en for Pesidén-{
tiatl 'cle'velopment if; the study area on‘ the t:ne han ard selected geo-
graphical variables on t:he other‘% As\ was stated in the iht;ﬂoductbty
set:tion _a’ibo\/ev,_ the four vair*ia'b'les in'questioh ér‘e (1) the size of the-
lot the buyer- can acqume (2) acceSSLbllLty to Edmonton, (3) access-—
Lblllty to the main hlghways that cr*oss the study area, (4) the sult—-.
_ablhty of- the Iand for the uses to-which it can be put as controlled by
the Edmonton Reglonal Planmng Commlssmn. | )
V\/hlle the first thr‘ee of U‘HS set of Four vamables can each be
' 1dent1t1ed’by the use of a smgle mtaasure, .the f:;urth cannot , The
reasoﬁ a smgle measure cannot be used to ldentlf}/ the dégr*ee—of—

suxtablllty—of—land is that this "vamable" is, m fact, the product of

a number‘ of’ separ'ate factors By dr‘an ng on two sources of mfor‘ma—

tion it was pOSolble to identify three factors which_‘contr'ibute to the

‘ suitability., of Iand for ;*es'idehtial use, One sdurce of information was

gthe general body of r“esearch already exammed notably ‘ﬂ'ue Edmonton—

_ Calgary Cor‘mdor‘(1 974), with the addltlon of ZeImer et al. (1 974).
' _'Another‘ source was thejoﬁ’icials of the Cbunty of 'Par‘kland who pr_~e‘4 ,‘
~ pare the éss'essmenté of value with respect to the br{oper‘ties of the

County. "The three factors were (1) variation in terrain as measured:

- by the slope of terrain and the /fr'équehcy of change of’.slope, (@)

/
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proximity to open bodies of water, (3) quality of the soil./
o Once the variables which were to be-invest'iga'\ted had been
identified, a basic model of the k‘elatior{ship between land valu‘e,

postulated to be the depenc,;ent variable, -and the remaining or ihde'?

pehdeht variables could be formulated, It takes the following form:

, ' _ |
L.V = f(x1,'x2, X3, X4, x5,yx6)
(c.r or T.c.r_‘) ’ :
Where . L.V o= Land value pek hectare &
c.r . = Country residential use
a.c.r -~ = ‘ Anticipated country residential use
Xq = . Average lot size = -
. . . . vv ’ (}
- XD = Accessibility to main routes to Edmonton
x3 L. = Accessibility to points of access to
' ) - Edmonton
X4 : .= Variation in terrain.
X5 . =, Proximity to water
X5 = Soil types

This can be re-stated more specifically in the form of a

régréssion‘ model, as follows:

LV = fyxqg +foxp . . .+ fgxg
(c.rora.c.r) .

where the symbols have the same meanihg's as befbr‘e. ™~
Ideally, the data obtained in the study area could be dsed as

input for the model.  In that case the par*tidulah form of the equation,

who’se: cons'tahts would represent the"si-x' functions of the independent
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variables, WOQid be bbtain‘ed as 6utpqt. Before such a'proééduﬁe can
be put “'mto effect howé_ver, cer‘taiﬁ requirements of thel r‘egr-ve\ssion
model with respect to.the nature of ‘the daté must-bé satisfied, and' it
happens that not.rall of these requirements could be met in the'rcase' of
three of the 'mdependent variables. -For thls reason the analysis bwas -
'di\A/ided into two stages‘. Ifn_'Ehe first, a r‘egr‘ession' modél was used - |
to express the Pelationshi'p of,’theydependent to tHe indepvende'nt-'var*’-
iableé' in thés? cases where data with reépect to the ind'.ependen'ts'

were a\)ailat;le in para_xrtwetr‘ic form (i.e. Wher‘e the data coUid be meas-
"ur‘ed on a ratio scale). In the second étage, where data were only
available in noh—parametﬁic; Forms; less rigorous:models were used, )
The models in questioﬁ are those emb'odied statistically in the chi-
square test and m the aﬁalysis 'of \;ariange. | |

The regression rhodel . The vér‘iables for which parametric data were

e

available were the size of .the lot (>'<1 ),” accessibility to main road% |

.lead.ing to Edmonton (x5), and éécess’ibility to Edmonton '(><3). '

. For véliid use th:e r‘egreSé ibn model réquir‘es.that ‘t.:he »vari,ables
be distributed nornjally and ihdepeﬁdehtly, arﬁ that they k'nave equal
standard ‘deviatio_ns (Bl‘alc.>ck'1969v, chapter 1 7.). With ‘r"e;s;.aect to

. normality, there seermed no reason td believe jth';tﬂthe data départ

| Iser‘iousl_y from this ,Pefjgi_féﬁﬂené. It was élsé ;ss__urﬁed that-thg _‘stahd::

- ard deviations of the Variébles r‘emamed Vcor’)stant thﬁothoUt'tﬁe Earigg

of observations.,

Finally, . it should be noted that the regression model assumes

“u

7

o
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vthqit the data consists of a'random sample drawn from a larger uni-

verse. In'fact, in the summer of 1975, when the data for this study Ea

S

were being compiled, there were-ninety-nine subdivisions in the

i ! 4
study area which either had been or vyerfe‘ in the process of b‘eing de;
veloped for residential'purposes, and the data were coliected with.
respect to all of them, ~Fo_llow'mg Blalock, these subdivisions are .
conceptuaiized as belonging to "a hypothetical infinite 'universe of =

possibilities' " (1960, p. 270). ‘
The r:egr'ession médel used the following form:
/ _ 4 '
LV = a+ fyxq +foxg + faxg _

(c.rora.c.r), B R o e,

Where L.V s Xp5 Xo, >;3 are as indicated above (p 23) .
' : (c.rora.c.r) o S
f; = - change in Value per hectar‘e per hectar'e -
added to a lot
_ )
fo . = change in average value per hectare per. -
kilometre increase in the distance from
_ - the subdivision to the main hlghway lead~ _
o mg to Edmonton ‘ : o
fa E -‘—-4 change in aVera'ge value p.'eblr hectare per"
 kilometre increase in the distance from
. . the pomt of access to Edmonton along the
S - . ‘main access rouite to the junction where.
- the local road leadmg to the subdnnsxon
'begms ,
a .= CQhStant term or initial cost per hectare:

kY
.

' Analysis of variance model = The. non-parametric variables could
" have be"er{ﬁente_r‘edvzihtb the r‘egA_r"‘e'ss'i.ohjhﬁodél -as dummy variables, but -

- -this would. not provide a clear illustration of the relafionship.betyveén .. o

oy



attitude held by resear‘chers on. this ponnt (Damel B SUlt’S 1968

) calculate the mean of each categor'y is gwen by t'he express lon below

wher‘th 0

- l‘he. unbiased pabtial_ correlatidn'r'atio~ (eta) was’ alsb Ca _cu1ated to

;mdependent vamables (X4 and "6) Blalock gives the gener‘al form '

R

9 "

each of t'he'non—par'am"etr‘ic variables, namely variation in terrain
(x4), proximity to water (_‘><'5),’ and soil types (xg), and the dependent

:variabl‘e ('a\'/er‘age value'pei'; het:tar*e). "Funthermohe those who

support the use of dummy vamables are akso aware of the negat:tve

<

P 511) o \\".

tioned 'above wehe-‘ analysed usmg _analys-ts of variance. A subroutme

‘e

One-way Anova was used, . Tl'\e'main\effects,' theivdiFf‘er'en‘ce of mean,

-'grand mean ard ,devlattonsx'in each category were ‘also established.
B . ThlS enabled the calculatlon of the mean values pen hectare in each

categor*y Whlch ‘were used for further analysms The method used to |

~.

e

VJ. G_+Di." |

'mean.‘value ln- ith category -

G = gr‘and mean . R o

oy

F'or' the pur*pose of" ana’lysns the ‘two variables x4 and Xg men-

' and the F ratio:for each variable were established. - In addition, the

‘DI = dev1atlon'of the lth cagegery fﬁom the grand mean, ™

show the r‘el'at‘ionshib'bet'wee‘n the‘valu'e'.per‘-h‘ectar‘e and each of.the '

of eta (E) a.s follows ,

It
-t

E

R
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. wher‘e Vw stands f’or the estlmate of the vamance w1thm the categor‘les

' j""and Vt for the estlmates of. the total vamance (Blalock 1971 y p._267)

The Chl-—square method The last vamable to be tested was pr*oxmruty

to water (x5) Subdwusnons in the sample were dwmded [nto two

'groups (1) pr‘oximlty to Water pr‘oper'ties and (2) away fr‘om water
pr‘oper‘ttes. - | S o -

In add ltlon to the stattsttcal anatl'ys.ts observatlon teur*s wer*e
also organlsed ;l The ebJectlve of the tours. w'as to‘ taKe a close look
'at‘ the subdi\'/isions and‘the cdnd_itions_ of r'oads connectind the sdb-—
‘ ‘d‘t»yisio'as /.t.o the'dw?ixd access reutes to Edmonton .'\“ |
In éo;ﬁé casés'.tneetirvwge ahd talks with farmers at auctions
\;vere coaducted Thls wae done because far‘mer*s appear to. know
.muc.h about them sur‘roundmg ar;ea’ and atso to compar‘e the value of
| them 'Farmland to that of the subdivi'siohs. | From the discuseions, it
appears that the f‘a'rme',r*s' tend vt.o base the value of their iand on the |
value o"f't).j\e lots in a subdivision in their immediate vieihity. _F"ar'\rln'-‘
" ers also adpean'vto vlosve t’ﬁeir knowledge a_bout a {3ubdivision ohc‘:e it

is occupied by residents,
t S

Land Values at Successive Stages of Development
The secor'd part"of the study d’e’als mainly with the influence
of subdwzsmns on land values The emphasls m thls par-t is dlr‘eeted

to those areas subdlwded for countr*y re.:ldentlal purpose. ln this

' case land values are ‘cdnsiderj_ed under t'wo; groups.

BERN



(1) Subdivisions 'zoned for high density, i.e. where lots as
. small as three acres are permitted without restr‘ict'ion on the average

size of the lots in the complete subdivision. These are called Type

>

B subdivisions.
(2) Subdivisions zoh_ed for low density use, In these sub-
divisions ﬂﬁe'a\)ehag_e.size of the lots must be at least: fifteen acres

- though ‘sbme individual lots may be less than Fifteen_acr}es in sizf.

These are ca}ied jType.‘AlisubaliVlfsiens‘. S | .

The %ethcﬁ"d used in the secohd.pe.\f‘t consists of the"folllowing | \'/
‘steps., | | ) |
(1) The/ icvienti.ﬂcati‘pn'.‘of efeas where farmland has changed to resi- ’

dential or antici'pated r‘esidential use.

- (i) Establlsh the last value of the subdtwswn as assessed as farmland oo

'

(lu) Estabhsh the First assessed \/alue of the par‘cels as.- aSSessed for

hd o

subdivision., = - : E

" (iv) Use the as/se‘s'séd'}/alue and the' assesément formula to convert "
S

ﬁassessed values in both cases into farmland and countr*y res 1dent1al o

values ' R o P
(v) Find out the time of sales of the parcel, record the year and re-

-

" peat for all s'ubsequent sales up to the timeé when lots are sol