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ABSTRACT

In recent years the increasing number of high rise apartment
developments have dominated the urban landscape and become the
subject of considerable controversy in urban politics. Events in
Victoria and elsewhere in Canada, over the last five years, have
demonstrated that local citizens, both as individuals and community
groups are frequently opposed to the proposed locations of high rise
apartment developments. This thesis examined public preference
for high rise location in Greater Victoria with the objective of pro-
viding a gauge of public opinion on questions of location and
aesthetics.

Past studies of high rise living indicate that socio-economic
variables play a role in the selection of this housing type, particularly
aspects of age such as life style and life cycle. Geography preference
studies provide a methodology which can be used to measure public
opinion. Through the analysis of individual preference surface maps
a composite index of locational preference could be derived for the
community.

The study investigated the preference surface for high rise
residential location in Victoria, B.C. and examined the relationship
of the overall preference pattern to various socio-economic and

spatial variables. Since age has been shown to be such an important

factor in past studies, the sample was stratified according to the age
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structure of Greater Victoria and data were examined in terms of the
whole sample and three age groups. The sample size was 101 with
27 in the 19-34 age group, 50 in the 35-64 age group, and 24 in the
over 65 age group.

The first step in the analysis was to construct preference
surfaces for the whole sample and individual age groups. These
showed that there were definite areas of preferred and objected
location. Since age specific patterns of preference existed within
the sample the next step was to examine relationships of these
patterns with various socio-economic and spatial predictor variables.
A stepwise regression analysis indicated that predictor variables
differed according to age, and that high levels of explained variance
were obtained for some groups.

The study concludes that the public prefers specific locations
for new residential high rise developments and that these preference
surfaces do differ according to age. The findings of this study
indicate that preference measurements can provide means of gaug-
ing public opinion on locational and aesthetic aspects of high rise
development which could be used as citizen input into the future land

use planning of cities.
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CHAPTER 1.

INTRODUCTION TO THE STUDY

Over the last decade Metropolitan Victorial has witnessed
a dramatic increase in the number of apartment dwellings (Table 1)
and the size of apartment buildings (Table 2). This high density2
development has predominantly occurred in the urban core munici-
palities of Victoria, Oak Bay and Esquimalt, while high rise3 apart-
ment buildings have concentrated in Victoria and Oak Bay. Although
partly a function of the increasing population in the region (Appendix A),
several other factors have combined to produce this large increase in
high density residential developments. As the price of land and
building costs rose, developers pressured city councils to change zon-
ing regulations which would permit increased residential densities that
could accommodate high density developments including high rise
apartment buildings. Thispressure is likely to increase in the near
future since the provincial Land Commission Act of 1973, in endeavour-
ing to prevent the loss of good agricultural land through urban sprawl,
has stalled further subdivision of agricultural land thus forcing future
development into the existing built up areas.

The last decade has also shown that increasing residential
densities have caused a great deal of community concern in Metro-
politan Victoria. In particular, the proliferation of high rise apart-

ment buildings has been the subject of great controversey and has



Table 1 Greater Victoria : Growth in Stocks of Apartment Dwelling Units 1961-1970

1961 1964 1967 1970

Total % of Total % of Total % of Total % of
DS BE Apart- D 15 Apart- D. U. Apart- D. U. Apart-

Area starts ment starts ment starts ment starts ment

unit unit unit unit
starts starts starts starts
Victoria 307 72.9 1497 95,7 611 89.1 964 96.1
Saanich 529 22.6 567 12.5 535 22.8 568 61.9
Oak Bay 204 56.3 68 18.1 30 0.0 229 95,1
Esquimalt 140 51.4 150 T3 36 0.0 146 132
Total: 1180 45.0 2272 71.9 1210 b5l 1907 84.1

Apartment unit starts as a percentage of total dwelling unit starts.

Source: Based on Tables 3 and 4 in Social and Economic Survey of the Capital Region
District, Capital Region Planning Department, March 1971.




Table 2.

Greater Victoria : Construction of Apartment

Buildings and Units, 1952-1971.

Number of Number of Average Number of

buildings units units per building
pre 1952 82 1,063 13.0
1952-55 35 450 12.9
1956-59 41 696 17.0
1960-63 45 1,395 31.0
1964-67 80 3,177 39.7
1968-71 140 6,578 47.0

Total: 423 13,359

Sources: Central Mortgage and Housing Corporation statistics,

and Victoria Real Estate Board vacancy surveys.
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become the foremost election issue in recent years. If high density
developments continue to grow at their present rate (25% per year
since 1967) or at an increased rate, then the problems of planning
and political controversy will become intensified. A major cause of
public opposition to high density residential developments appears to
have been the failure of planners and developers to engage the public
in the planning process both for the zoning of high rise residential
areas and the suitability of specific high rise developments. Since
the concern demonstrated regarding the proposals for the Reid
Centre, Windsor Park, Bay Village, Mulek and Riding Acdemy
schemes suggests that the public has a desire to become involved in
location decisions, the need to examine methods of integrating the
public into the planning process appears to be an urgent necessity.
Therefore the purpose of this study is to examine the feasibility of
using preference surface analysis as a measure of gauging public
opinion and reaction to future high rise residential developments with
the hope that such analysis could provide planners and developers
with a general guide for their future location decisions.

The Debate Concerning High Rise Residential
Development

Any dicussion of residential high rise location must assess
the implications of such development for the individuals who reside
in these dwellings and the community as a whole. For the individual
two stages in the life cycle are characterised by a demand for a

housing unit smaller in size than the traditional single family



dwelling, and for rental accommodation. Apartment accommodation
can fulfill both these requirements for two groups of people: younger
people without children who do not require large amounts of space
and who cannot or do not wish to own a house, and the retired who
often feel that a rental apartment is more attractive than house owner-
ship in that it does not have the associated problems of maintenance
and capital outlay. In addition, a city centre location, where the
highest density of apartments occurs, has specific attractions for
both groups. For the younger people there are employment and en-
tertainment opportunities, while the elderly, with their decreasing
mobility, find it convenient to have easy access to such downtown
facilities as shops, medical services and senior citizen centres

G B By B.41963, 1969; Gayler, 1971).

From the community's viewpoint, three advantages may
accrue from the development of high density residential units. High
density development can solve some of the problems associated with
lateral expansion of low density housing. Problems concerning the
loss of good agricultural land, loss of open space, the necessity for
new highway construction, the high per unit cost of utility installation
and service, and visual monotony have been well documented both for
North American cities in general (Little, 1969), and for the Saanich
Peninsula in particular (Halkett, 1971). In many cities, and Victoria
is no exception, the older single family housing around the city core

is deteriorating and redevelopment of these areas cannot replicate the



existing type of dwellings except at an extremely high unit cost. Thus
residential redevelopment of the inner city requires a consideration
of alternative forms of housing unless the city centre is to be limited
to those who can afford high cost single family housing (Gayler, 1971),
and this usually consists of high density dwellings in the form of
apartment buildings. In addition, high density apartment development
around the central core has the advantage of revitalising the commer-
cial interests of the central business district, thus offsetting its de-
creasing centrality and its susceptibility to the effects of shopper
interception by the suburban shopping centres (C.R.P.B., 1963;

L. M.R.P. B.,5 1971 ).

High rise living can also bring disadvantages to a community.
Although high rises do increase the tax base of a community and pro-
vide a high revenue per land unit in comparison with traditional hous-
ing, they also create additional costs related to the imposition of high
density development on to a formerly low density area (Price-
Waterhouse, 1971). Existing utilities may be inadequate and the
installation of new water mains and sewers may be necessary. More-
over, high rises generate a large volume of traffic onto the existing
street network, thus resulting in traffic congestion, exacerbated by
the greater volume of on-street parking. In addition, municipalities
may find themselves having to supply more specialised facilities as
a consequence of high rise development, such as more sophisticated

and expensive fire fighting equipment.



Great concern has been expressed regarding the sociological
effects of high rises. The human problems resulting from multi-
storey public housing blocks in Glasgow have been detailed in the
social science literature by Jephcott and Robinson (1971). In addition,
Newman's study of public housing in New York City (1973) suggests
that a positive relationship exists between the crime rate and the
height of the building. These studies were confined to high rises
which were part of the public housing stock and inhabited predomin-
antly by low income and often single parent families. However, press
coverage has dramatised these studies and local news media, by not
stressing the unique characteristics of these case studies, have pro-
moted local anxiety about the problems.

Aesthetic considerations have further implications for high
rise location, particularly in Victoria where the public debate con-
cerning this topic has centred upon the visual aspect. The focal
point of expressed public opinion is that high rises constitute an
"eyesore' on the urban landscape and detract from the view. The
aesthetic aspect is not confined solely to Victoria, for example a
major objection to the Four Seasons development in Vancouver's
West End by the West End Community Council was the insensibility
of the city council to the aesthetic aspects of the proposed develop-
ment (Derbyshire, 1972).

From each of these viewpoints, financial, sociological, and

aesthetic, no clear cut answer has emerged to the question of




whether or not high rises are beneficial to the community. The
answer would appear to depend on a host of variables relating to the
particular community, the location of the apartments, the types of
people for whom they will cater and the level of services already pro-
vided in the community. Given this situation, the decision to con-
struct high rise apartment buildings is made in the public area.
Events in the last few years in such cities as Toronto, Vancouver and
Victoria demonstrate that this decision is by nature political, and is
one in which the decision making process is not solely confined to
established institutions, but one in which sectors of the general
public have demanded and obtained a role.

The High Rise Controversy and Its Outcome
in Victoria

In examining the public's opinions on high rise apartment
location the Victoria region provides a good case study area. Re-
sidential high rise buildings have been a part of the urban landscape
since the early 1960's and many of the developments have caused a
great deal of controversy. In particular, the controversy has re-
volved around the aesthetics of high rise apartments with much debate
on the acceptable height and the resulting quality of the view. A
second controversial theme centres on the notion that high rise
apartment buildings destroy the old neighbourhoods by adding to
neighbourhood crowding without engendering new community feeling
on the part of the new residents. In addition, there is also the fear

that high rise apartments will bring increasing crime and social




problems of the types which have befallen New York and Glasgow,
even though Victoria's high rise apartments exclude all school age
children, and none is part of the public housing stock, even though
one is designated for low income elderly persons. Finally, events
in the last five years have demonstrated that not only are Victorians
conversant with planning procedures, but that they also desire to
play an integral part in the planning process.

Of the recent high rise projects in the region, the Reid
Centre proposal, has undoubtedly generated the most public criticism
and had the strongest political repercussions. The proposal was the
subject of two referenda and innumerable petitions, as well as being
a major issue in the mayoralty elections of 1971. In addition, it
acted as a catalyst in the formation of a citizens' group in James Bay,
where the largest number of high rise apartments are located.

Following the Acres Western report (1968) on the Wharf St.
water{ront with its recommendation to develop combined uses of the
area in terms of residential, commercial and tourist functions, Reid
Properties Ltd. announced plans for a portion of the area. These
included a twenty-five storey hotel and two nineteen storey residen-
tial towers. This project was first hailed as an unrivalled opport-
unity for the revitalisation of the area:

this would be one of the few local development
ideas to explore the waterfront to full advantage ...
to obtain the best for immediate construction and for

the environment as a whole. With a view, marina,
promenade and other features, the Fort Victoria
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complex would make the most of its waterfront

location while adding an attractive segment to

the harbour front®

While the construction of the project was being delayed by
problems arising out of site clearance and the rejection of the capital
budget referendum, a number of people began to question the wisdom
of the project. Alderman Pollen suggested that it was essential to
consult the public on the matter "if they are not going to be alienated
from traditional government proces ses”.7 At the same time, he
suggested that the Inner Harbour should be primarily recreational,
backed by commercial development rather than a commercial develop-
ment interspersed with access to the water. This he considered
would alienate the foreshore, a view shared by the Advisory Planning
Commission in their report on the Inner Harbour. A large number of
letters and petitions received by the city council echoed these senti-
ments as did other public figures. The then president of the Chamber
of Commerce concluded that ''... a high rise is nothing to boast about,
and I doubt whether the waterfront is the place for *d'uarm”,8 while
Roderick Clack, chief architectural planner for the National Capital
Commission and formerly a Victoria city planner, said of the pro-
posal that it was:

almost totally out of character for Victoria.
This development will not contribute design or

environmental excellence to the priceless asset
of an Inner Harbour which is unique.

As a result of such public concern, city council informed

Reid in the summer of 1971, that his original plan was unacceptable
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and that a compromise plan should be worked out in consultation with
the planning department. A land use contract for a much smaller
development of two towers, one fourteen and the other eleven storeys,
was finally accepted by the city in June 1972, following a lengthy
public hearing at which twenty-one briefs were presented against the
contract. Only nine briefs, including those from real estate and
business interests were presented in favour of the development. As
reflected by the news media, the balance of expressed public opinion
was still very much against the development. Many people considered
Mayor Pollen to have broken his election promise by giving the re-
vised project his unqualified support,losince he had become mayor
seven months previously on the basis of his total opposition to the
Reid Centre.

However, one effect of the election of Pollen and other anti-
high rise candidates had already been felt. In February, 1972, council
passed a by-law restricting the height of future developments to four-
teen storeys. While this is an arbitrary limit, as the adverse visual
impact of ahigh rise depends not only on its height, but also on its
design, location, topographic features, and the heights of surrounding
buildings, this by-law may have had some consequences for later
developments. The Reid Centre plans do not exceed this limit, and
two developments with proposed heights greater than this limit have
been rejected. However, the grounds of rejection of these two other

high rises, the second part of the Mulek development at Quadra and
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View streets, and the Bay Village project in James Bay, appear to be
that the public was totally opposed to the buildings because of the
social and aesthetic costs they would impose, rather than that the
heights exceeded the statutory limits.

Public protest towards these developments has taken many
forms including letters to the council and press, petitions to council
and advertisements by individuals in the newspapers stressing the
urgency and necessity of public opposition. One of the most success-
ful strategies was the formation of local citizens' groups, particularly
in the cases of the Windsor Park project (in Oak Bay), and the James
Bay Village development. Existing ratepayer and citizen groups were
strengthened by the high rise controversy, while new ones were
created.

One in particular, whose origin was stimulated by the Reid
Centre controversy, is the James Bay Community Association,
formed in February 1972. While the Association is concerned with a
number of aspects relating to the James Bay community, of foremost
importance is the future planning for James Bay and the role of high
rise developments in future plans. The last decade saw many of the
old single family houses disappear, and in their place, the con-
struction of a large number of multi-family dwellings, mainly low
rise (three-four storeys) with some row houses and several high rise
towers. A particular concern of this group, as outlined in its brief

to the provincial government (James Bay Community Association
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1972) is this increasing number of high rise developments in James
Bay without any concomitant expansion of recreational areas, sewers
and transportation facilities. The group's objective is to preserve
the neighbourhood qualities of James Bay by preventing the dis-
appearance of the better old houses,

The Association's basic objection to the city's plans for the
area, based on the 1967 James Bay Transportation and Land Use Plan,
which recommends that future high rise development be concentrated
in James Bay, is that it was drawn up without reference to the area's
residents who feel that they should have an active role in the planning
of their neighbourhood's future. With the assistance of Alderman
Bawlf, the organisation has been effective in its demands for con-
sultations with the planners. The result was that the new James Bay
plan (City of Victoria, 1973) introduced zoning amendments, reducing
high density areas and encouraging the preservation of the older
houses to prevent the over-burdening of present neighbourhood
services and facilities.

Implications of the High Rise Controversy in Victoria

While the grounds for opposition can be reduced by attempt-
ing to integrate high rise development with the rest of the community,
harmony between the natural and human environments is only likely
to be achieved when all who are concerned and affected by new
features in the urban landscape are not only consulted, but integrated

into the decision making processes of the planning sphere. Tradition-
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ally, city councils and planning departments have seen themselves re-
presenting the general public, but the existence of controversy over
the last five years suggests that the views of established institutions
and the interested general public diverge. Porteous (1971) considers
that the fact that:

substantial differences exist between the ways

the public and designer view the same environment

has been too often disregarded by the latter on the

basis that the design professional knows both what

the public wants, and more important, what is

good for the public.

Although full citizen participation is difficult to achieve,
there is now some agreement amongst planners that the lay citizen
does have an extremely important role in the planning process al-
though the exact nature of this role has not been determined.
Davidoff (1965) suggests that planners should consult citizens and
engage in the political process as advocates of citizen groups and
should press for the presentation of plural plans rather than a single
agency plan for consideration by the public. Arnstein (1969) has
demonstrated a range of possible interpretations of participation in
her "ladder of participation', ranging from manipulation of the
general public by educating them to agree with proposals put forward

by the planners, through varying degrees of tokenism to full citizen

control where managerial powers are in the hands of the participants.
Reservations on the wisdom of full public participation are suggested
by Styles (1971) on the grounds that it is difficult to engage citizens'

interest in long-run projects, and by Simmie (1971) on the grounds
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that citizens would be drawn disproportionately from the extremes,
thus creating government by minorities. The resulting situation,
however, would be a planning process encompassing a larger range
of minorities and interests than exists at present.

There needs to be a means of increasing the efficacy of
greater public participation in the planning process by focussing on
the people of the region and their ideas for high rise location. Given
that high density developments will continue, the people must be con-
sulted as to the locations of these apartment buildings. The aim of
consultation should not be to request opinions on a project by project
basis, but should endeavour to elucidate a long term view for city
planning as a whole. Opinion could be elicited as to the public's most
and least desirable areas for high rise location and then incorporated
into official planning. Via such action the wishes of the general
public and not of extreme groups becomes the input into the planning
process. A starting point for involvement of the public along these
lines must be a determination of the preferred areas for high rise
development in the Greater Victoria area.ll

The purpose of this study was to derive public preference
surfaces for high rise apartment location in order to examine the
feasibility of using such indices to gauge public opinion on the con-
troversial issue of residential high rise location. In addition to gain-
ing insight into the public's opinions on high rise location, it was

necessary also to recognise the variables associated with these
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observed preferences in order to develop a model of preference. This
dual approach therefore, examining both the areas of preference for
high rise residential buildings and the variables associated with these
preferences could hopefully provide a useful guide for planners and
developers in their future location decisions.

The study uses Rushton's (1968) definition of preference as:
that process of spatial choice in which a person
compared each alternative with every other one,
and selects that which is expected to give the greatest
satisfaction.
In order to test the feasibility of using preferences as an opinion
gauge and to develop a prediction model of preference it was necess-
ary to create a representative sample of Greater Victoria adult

population on which to test these techniques.

A Review of the Literature

Although a search of the literature reveals no studies dealing
specifically with the topic of public preferences for high rise resi-
dential development locations, a number of studies do provide useful
information on the subject of preference surfaces and their related
variables. The pertinent literature can be divided into three groups.
One is the standard research into residential location which exhibits
an economic bias. A second group of studies relates to the use and
design of preference surfaces, most of which are undertaken by
Peter Gould and his associates. The third group consists of geo-

graphical and sociological work that has enquired into variables which

can influence residential preference.
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Studies of the location of high density development

Economic models of residential location have limited appli-
cability to the topic at hand. Macro-scale models of urban land use
allocation, by Burgess (1925), Hoyt (1939), and Harris and Uhlman
(1945), postulate that locations around the central business district
will be the most attractive to high rise developers because of access
to work, entertainment and shops in the city centre combined with
the high price of land which necessitates high density development.
This can be observed to be partially true in the case of Victoria
(Murphy, 1973). Parameters used in these and the more recent
micro-scale studies by Bourne (1967, 1968) and Gayler (1971) which
concentrate on the subject of apartment location in Canadian cities,
have primarily an economic emphasis focussing on questions con-
cerning the economic rent of the land, its costs and the local tax
structures. These studies, however, have serious deficiencies in
that they exclude non-technical and non-institutional persons from the
decision making process, an important omission in view of the in-
creasing desire by certain members of the general public to be in-
volved in making these decisions. Any analysis of public preference
surfaces should include consideration of social and aesthetic factors
in addition to economic and planning variables discussed in these
studies.

Preference studies,

Preference studies can provide both the underlying concepts
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and methodology for a study of high rise apartment location pre-
ference surfaces. These studies of preference have been developed
primarily by Gould (1967, 1969a, 1969b) and in association with
White (1968) and Ola (1970). Gould has accumulated evidence support-
ing the notion that there is considerable order and regularity in the
way in geographic space is perceived for residential purposes (Gould,
1967, 1969a). The intention of his work, according to Downs (1970)
is to infer the underlying structure of this order so as to understand
the causes of the spatial patterns of residential preferences. While
Gould postulates that locational decisions concerning migration and
the location of industry are related to preferences for space and time,
it can also be concluded from studies of residential preference
(Frieden,1961; Kain,1962) that the location of residential development
be considered to be related to preferences for space and time.
According to Gould these space-time preferences are the result of
information flows from many media and sources impinging on the
residents of an area. These are then ordered and evaluated into
images of varying desirability or preference.

As individuals differ not only in their personal backgrounds,
such as their life cycle stages and life styles, but also in their re-
ceptivity to information flows, it is expected that the mental map
will be unique to the individual:

an individual's map of residential desirability ...

is obviously a result of a set of unique information
flows impinging upon him that may be ordered
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according to quite particular personality character-

istics into a set of unique space preferences. (Gould

and White, 1968, p.161).

While Gould thus expects the individual preference surface
to be unique, he also expects that a high degree of correspondence
will exist between individuals:

We expect that the mental maps unique to each

person will mesh with others in varying degrees so

that we can postulate the existence of an overall

viewpoint accounting for much of the variation in the

individual maps. (Gould and White, 1968, p.161).

All Gould's preference surfaces, from studies of school-
leavers in Britain, of college studies in the U.S. A. and Tanzania,
and of school children and young adults in Nigeria, have produced two
consistent results. The first is that the whole sample's preference
surface is a pattern of peaks and troughs which were remarkably
similar for each subgroup. Secondly, the presence of regional and
age subgroups was identified and for each subgroup a local dome of
desirability occurred which was not always reflected in the national
surface.

The first feature would be of particular importance to a
study of Victoria because it provides a testable hypothesis: that the
preference surface for the location of high rise development by
Greater Victoria residents will not be random, but will have definite
peaks and troughs. The second feature is important since it implies

that any overall preference surface can have averaging effects, which

conceals the fact that the sample may consist of several subgroups,
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each with its own significant preference patterns.

As there is no intrinsic reason why preference surfaces may
not be constructed just as accurately for urban areas as for national
areas, Gould's work thus provides useful conceptual guidelines for a
study of public preference surfaces for high rise residential develop-
ment in Victoria.

Possible determinants of preference,

While a description of the current preference surface for high
rise location in Victoria would be helpful in determining possible areas
for future high rise development, it cannot be used as a basis for pre-
diction as the composition of the population is changing and will pro-
bably continue to do so. It is therefore important to be able to relate
the preference surface to some underlying variables in order to be
able to infer the surface again at a later date.

There is evidence from two major sources which suggests
that age could be an extremely important factor in determining
locational preferences. Firstly, Gould and Ola (1970), regard age
as a critical factor, noting that the four age groups tested in their
Nigerian study had preferences which had significant differences in
the value of the peaks, although there was little difference in their
locations. The importance of age is here linked to cultural factors,
with migration and other travel experiences increasing greatly with
age, and thus the national preference surface reflects this growth in

experience.
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The second source of evidence suggesting that age could be
an extremely important factor is derived from the concept of space
preference as developed by Frieden (1961) and Kain (1962). They
emphasise that the preferred residential location for each individual
will be determined mainly by housing needs in conjunction with the
individual's life style and aspirations. As housing needs are largely
determined by the stage reached in the life cycle, age again becomes
a significant factor. It has already been noted that rental apartments
fulfill the accommodation needs of the young without children and the
retired and thus it will be pertinent to examine whether their housing
needs lead to different locational preferences for high rise apartments
compared to those of the middle aged who predominantly live in single
family dwellings,

Residential preferences have been the subject of a number of
recent empirical studies which confirm Frieden and Kain's ar gument.
Hinshaw and Allot (1972) and Wilkinson and Sigsworth (1972) see life
cycle factors as being those most significantly linked with preferred
residential environments:

. it is our impression that attitudes and preferences

which are expressed are a function of age and family

size and composition within this general income group.

(Wilkinson and Sigsworth, 1972, p.208).

Hinshaw and Allot concur with these observations, adding other vari-

ables such as life experiences and ethnicity.

Michaelson, and Zech, on the other hand, emphasise life

style rather than life cycle factors, proposing that:
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the choices people make are not a simple function

of their age or status (nor, ..., of ethnic position

per se), but of more subtle influences - their values

and styles of life. (Michaelson, 1966, p. 358).

Thus along with the life cycle factors, particularly age, the more
abstruse factors of life style may also be a determinant of residential
location preference.

In addition to the above variables, Simmons (1968) suggests
that preferences for an area may relate to the degree of mobility of
the individual. He concurs with Wolpert (1965) in suggesting that the
homeowner, by having an investment in the local environment, be-
comes less mobile than the renter and will exhibit a greater degree
of concern for the local environment. Since the need for rental
accommodation is age specific, it is likely that age has an indirect
influence on preference.

Sonnenfeld (1966) suggests, on the basis of his empirical
studies, that while preferences for a particular type of landscape do
vary according to age and sex, the major variation is between native
and non-native. He credits the difference, not to ethnicity or race,
but to residence characteristics. The native will belong to one of
three groups: those happy with their environment, those unhappy but
not sufficiently so for them to move, and those who are insensitive
to their environment. Non-natives are expected to belong to groups

characterised by a more adventurous and restless personality or a

lack of responsibility (''drifters'), or an inability or unwillingness

to adapt to their previous environment. In addition, non-natives
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bring with them a greater wealth of ideas and experience. In Victoria,
this concept or native/non-native differences could well have some
relationship with age due to Victoria's importance as a retirement
centre.

Familiarity with the environment has also been postulated
by Johnston (1972) to affect preferences. Since the individual's
knowledge of her/his home city is locationally specific, with parti-
cular reference to the location of the dwelling, its immediate neigh-
bourhood and routes connecting home and other salient places, notably
the place of work, this would affect knowledge and empathy of pre-
sent high rise locations and of possible future locations.,

A final variable which could well be linked with preference
surface for high rise location is that of attitude towards high rise
developments, in that a favourable attitude may be associated with a
greater range of possible locations. Murphy and Golledge (1972)
suggest that attitude could be an explanatory variable of urban spatial
behaviour, even though geographers have made relatively little use
of this variable.

Sy

In attempting to answer the questions of where the public
would most prefer to see residential high rise development occur,
and to what extent their preference surfaces may be predicted, the
geographic and other social science literature supplied some useful

guidelines. The preference surface and sociological literature were
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the most relevant sources, providing two hypotheses which can test
the efficacy of preference surface analysis as a method of gauging
public opinion on this issue. The two hypotheses are:

1. that a composite preference surface will not be random
but will have a definite pattern, containing specific areas of
acceptance (peaks) and rejection (troughs) for high rise residential
development.

2. that variables reflecting life cycle and life style and
spatial variables may be used to predict the preferences for high
rise apartment location. It is expected that age, as an indicator of
life cycle and life style will be a particularly important variable in
Victoria where the demographic structure is abnormal since the two
age groups with the greatest need for apartment accommodation re-

present half of the adult population (Table 3).



Table 3 Sample Characteristics by Age and Sex

19-34 35-64 65+
Area Total Sample Male Female |Total Sample Male Female | Total Sample Male Female
Numbers Size Numbers Size Numbers Size
Victoria g9, 590 11 5 6 18, 366 20 10 10 12, 597 13 6 7
Saanich 9, 582 11 5 6 19, 749 19 9 10 5, 899 6 3 3
Esquimalt| 3, 084 3 2 1 3,669 3 1 2 1, 137 1 0 1
Oak Bay 1, 817 2 2 0 6, 900 8 3 5 3,638 4 2 2
Total: 24, 073 27 14 13 48, 684 50 23 27 23,251 24 11 13

Source: Dominion Bureau of Statistics, Census of Canada, 1966, vol. 1, Table 22.

Questionnaire data.

T4
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CHAPTER II

THE METHODOLOGY OF THE STUDY

The purpose of the study was to determine the public's pre-
ference surface for high rise location and to examine its related
variables in order to determine the feasibility of using preference
surface analysis as a means of incorporating public opinion into the
planning process. Therefore it was necessary that the sample should
be representative of the adult population and that a wide range of
variables be studied. The data collection therefore necessitated a
lengthy interview for which the subject's residence provided the most
suitable setting, Here, the assumption was made that a resident
could visualise the city in the abstract, with the advantage that:

. no matter how he (the resident) has learned about

the spatial features of his environment, he enjoys a

flexibility which enables him to combine information

from different trips, different time periods and

sources other than his own movements and to respond

consistently in an abstract situation. (Lowrey, 1970).

The Questionnaire

In order to collect the requisite information on all the vari-
ables and to minimise the problems and bias inherent in a personal
interview, it was deemed necessary to conduct a formally structured
interview. After preliminary testing to ensure that possible sources
of misinterpretation and ambiguity had been avoided, the finalised
questionnaire was constructed, consisting of six sections (Appendix B).

Each section had the specific aim of collecting a particular type of
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information, and each is described below, with a dual emphasis on its
function and on the operational aspects of each technique.

The preference map.

The first objective of the study, to ascertain the preference
surface for high rise development, was furthered by having the sub-
ject delineate on a base map of Greater Victoria the areas where she
or he preferred to see high rises located. Since features such as
major roads, meeting places and landmarks consistently appear as
images in mental maps of settlements (Lynch, 1960; Appleyard, 1969;
Porteous, 1971) these were provided on the base map. The guidelines
which were included were major roads, shopping centres, parks, golf
courses and coastal features. This resulted in few subjects having
orientation problems. It was assumed that residents would have a
range of preferred areas and therefore they were asked to mark their
preferences according to the following three categories:

1. the areas in which the subject would be pleased to see
new high rise (over four storeys) development.

2. the areas in which the subject would permit new high
rise development.

3. the areas in which the subject would completely object
to new high rise development,

Each category was to be marked in a different colour, and the sub-
jects were informed that they could mark as few or as many areas

as they wished.
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Profile section.

This section was designed to give background and personal
characteristics of the subject in order to assess their significance as
predictor variables. Because the literature emphasised life cycle
and life style, age was seen as a surrogate variable for these factors
and was an important question. Subjects were asked for their resi-
dency and tenure characteristics, family status, occupation and
education. The latter two pieces of information produced a socio-
economic status rating when combined and weighted using the two
factor index of social position created by Hollingshead (1965).

The variables relating to familiarity with the high rise con-
cept in Victoria were based on ascertaining the areas (census tracts)
of the city in which the subject currently lived, worked, shopped and
socialised, and had previously lived, and the proximity of these areas
to current residential high rise developments was later calculated.

To give an indication of attitude, and as a check on the more
rigorous test of attitude administered later in the questionnaire,
subjects were asked for reactions to two current high rise develop-
ment schemes (Reid and Windsor Park) and for reactions to a hypo-
thetical proposal for a high rise development in their own neighbour-
hood. These questions assess more the personal opinions of the
subject towards specific developments rather than overall attitudes
towards high rises. Since these two high rise projects had been

given a great deal of news coverage because of their controversial
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nature, these questions allowed the subjects to express their opinions
about them and enabled the subject to consider the topic of high rise
location in other than merely abstract terms.

Attitude determination scale.

The subject's attitude toward high rises was measured by a
Likert type scale, as discussed by Edwards (1957). Briefly, this
method consists of rating a series of statements on a five point in-
tensity scale ranging from strongly agree to strongly disagree.
Approximately half the statements to be rated are favourable to the
attitude object, in this case, a high rise, while half are unfavourable.
Ratings for the categories of response are weighted in such a way that
the response made by individuals with the most favourable attitudes
will always have the highest positive weight. Thus for statements in-
trinsically favourable to the attitude object, the strongly agree re-
sponse is given a rating of four, while the strongly disagree response
has a zero rating. The scoring system is reversed for statements
unfavourable to the object, with the strongly disagree response having
a rating of four and the strongly agree response having a rating of
zero,

The actual eight statements used were chosen from an
original list of thirty-six items which were considered relevant to
the high rise issue. These items were pre-tested by forty-four
Judges with backgrounds similar to those of the sample, who scored

the items on a five point intensity scale ranging from strongly agree
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to strongly disagree. After obtaining a ranking of the total scores of
the judges, the responses of the highest and lowest quartiles were
used to indicate the statements which most clearly differentiated
attitudes towards high rises of these two groups. These statements
were then included in the final questionnaire.

Preference ranking.

This section had a twofold objective, the major one being to
obtain a ranking of preference for high rise development for the areas
of Greater Victoria, while the minor objective was as a check on the
preference map to ensure that the subject had not mistakenly used the
wrong colour pen to denote a particular category of preference.

The marking of the map according to preference noted three
categories of response only. However, it was assumed that within
each category there would be a variation in the strength of preference
according to location. This section attempted to measure the strength
of preference for high rises in the different areas of the city.

Using Gould's approach, subjects were asked to rank areas
of the city according to their preferences for new high rise develop-
ment in each area. As in Gould's studies, the subjects were then
asked to divide the list into three parts indicating where positive
feeling turns to indifference and indifference to negative feeling. Thus
the total of areas labelled preferred, indifferent and objection could
be ascertained, enabling comparison of individual rankings.

The areas of Greater Victoria which were demarcated for
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this ranking were the census divisions of the region, outlined on
Map 1. These were chosen as they provided a ready demarcation of
twenty tracts, which it was thought would be a manageable number to
rank. In addition, census tracts were used as a basis for sample
selection and therefore their use in this section gives a greater de-
gree of internal consistency to the study. While it is obvious that
census tracts do not demarcate all neighbourhoods and may bisect
others, they are designed '"'with a view to providing basic census
statistics for homogeneous areas with respect to enconomic status
and living conditions''.

The information people receive concerning areas and high
rises does not usually come in reference to census tract number, but
rather these areas are identified by a local name. The twenty census
tracts were therefore named according to local usage (Map 1.).
Where local names did not exist, the tracts were named according to
either the major road(s) or to a major landmark in the area. In
order to prevent the census tract numbering system from constituting
a possible bias, the areas were denoted by letter along with the name
(Map 1. ), and the subjects ranked the tracts by letter.

High rise definition check,

The final part of the interview was included to check the
subject's interpretation of "high rise' in order to ensure that all
respondents had the same definition of the concept of "high rise'", and

thus their preference maps would be comparable. The subject was
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handed a photograph of a Vancouver high rise and was asked to com-
pare this with her/his impression of the various characteristics of
high rise in terms of height, width, materials and design. The vast
majority of the subjects were in agreement as to what constitutes a
high rise, A small number of subjects, however, considered any
building higher than the traditional single family dwelling to be a high
rise development and therefore their questionnaires were excluded
from the final analysis.

Supplementary information.

To prevent the interview from becoming too lengthy, certain
information which could be compiled from other sources was added
later. Noted immediately following the interview were the subject's
sex, type of dwelling, number of households living in the building,
and the location of the building. To these were later added the num-
ber of high rise apartment buildings in the subject's census tract and
the distances separating the subject's residence from the nearest
coastline, from the city centre (the Douglas-Yates intersection) and
from the nearest high rise.

Sample Design

Since the nature of the questionnaire necessitated a home
interview, and with the restrictions of limited time and financial
resources, the study can claim internal statistical validity only.
Using 1966 data from the Census of Canada, a ratio of one respondent

per 1,000 adult population was chosen, as this appeared to give a
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manageable number of interviews (101). In order that the study should
reflect the adult population of Greater Victoria as closely as possible,
the sample was stratified primarily by age, since the demographic
factor is of prime interest in the study.

As in any social stratification system, the numbers of
classes and their boundaries are somewhat arbitrary, having to be
related to the task at hand. A small number of groups was decided
upon to prevent the number of subjects in any one group becoming too
small for meaningful analysis.

Three age groups; 19-34, 35-64, and 65 and over were
selected for study. The age of 19 years was selected as the study
threshold because this is the age at which people become legal adults
and eligible to vote, and thereby have a voice in community affairs.
The 19-34 age group was selected following the example of Gayler
(1971) who suggests that the preponderance of the 19-34 age group in
the apartment district of Vancouver (the West End) is due to the fact
that rental accommodation is very suitable for this age group. Of
the three age groups selected, the youngest group is the most hetero-
geneous in terms of life styles displayed, being composed of students,
working people without dependents, and families. Persons in the
35-64 age group are more homogeneous since they tend to have stabil-
ised their patterns of occupation, home ownership and number of
children. As retirement at age 65 often entails a change in life style

and in tenure of accommodation, particularly for those who decide to
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spend their retirement in another location, it seemed logical to de-
marcate a retirement age group. The resulting sample size and age
divisions thus approximates the age group distribution of Greater
Victoria (Table 3).

Within this age group distribution an equal representation of
the sexes was sought except for the retired age group, for which
census figures (1966) showed a larger number of females. Within
each municipality an attempt was made to weight the sample according
to the census tract distribution of the population. Although ultimately
this was not feasible due to the primary aim of age stratification, it
was possible to prevent each municipality sample from being concen-
trated in terms of location (Table 4).

Using a table of random numbers, subjects were selected
from the 1971 telephone directory. While this is not an ideal method
since it excludes those without l:e:lephones1 3and those with unlisted
numbers, it was the most practical method available as it enabled an
appointment to be made with prospective subjects. Interviews could
then be arranged at times most convenient for the subjects, thus en-
abling definite commitments to be made and easily fulfilled. In
addition, it was also possible to stratify the sample by location in ad-
vance of the survey proper, thereby decreasing the initial number of
interviews necessary, and the amount of time spent on this stage of the

study.



Table 4 Sample Characteristics by Location

Census Number of rNumber of Census Number of Number of
Tract No. Households Subjects Tract No. Households Subjects
Victoria 20,795 44 Oak Bay 6,168 14
Total Total

1 3,158 6 15 2,619 )

2 3,390 7 16 3,549 8

3 2,221 5 ?;T;fh 16,979 36

4 1,870 4 17 3, 051 6

5 1,588 3 18 1, 826 5

6 3 792 7 19 2,736 6

) 3, 027 7 20 1,928 4

8 844 3 21 3,440 7

9 905 2 22 1,996 4
Esquimalt 23 2,002 4
Total 3,482 7

13 1,997 -4

14 1,485 3

Source: Dominion Bureau of Statistics, Census of Canada, 1966, Vol. 1, Appendix B.

Questionnaire data.

"9¢
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Data Collection

A total of 375 telephone calls resulted in 128 appointments
(34% of the total) being arranged. In a number of cases the appoint-
ment was later cancelled by the subject, so the final number of inter-
views obtained was 113. As it was not diplomatic to ask the subject's
age at the time of making the appointment, the age grouping had to be
done following the interviews and therefore a greater number of inter-
views were conducted than were required for the sample size of 101.

Following the interviews, twelve questionnaires were in-
validated, seven because they were surplus to the age requirements,
and five because the subjects had a mistaken impression of a high
rise building. Thus 101 questionnaires were available for analysis,
of which 27 were in the 19-34 age group, 50 in the 35-64 age group,
and 24 in the 65+ group, a distribution which corresponds approxi-
mately to the percentage distribution of the adult population in Greater

Victoria.



38.
CHAPTER III

ANALYSIS OF THE PREFERENCE MAPS

The first objective of the study was to determine where the
general public would prefer to see future high rise developments
located. The hypothesis to be tested here was that this preference
surface for location had a definite spatial component. In addition,
the preference surface was expected to provide some information con-
cerning the relationship between age and preference. Therefore, as
well as creating a preference surface for the whole sample, surfaces
for each age group were constructed in order to determine whether
the surface for the whole sample was an accurate representation for
each age group, or whether it was merely an average, masking the
polarisation of age-specific opinions.

Method of Analysis

Composite maps of preference were constructed by placing
a grid map of 700 cells (each corresponding to 1/16 sq. mile) over
each subject's map and recording on a matrix the categories of pre-
ference marked for each cell. The scores for each category of pre-
ference were summed for each cell and entered on separate base
maps. Isolines, which Gould terms isopercepts, were constructed
which connected cells marked by an equal percentage of subjects
using a base of zero. As the numbers in each age group differed,

converting the raw data for the isopercepts into percentages enabled
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comparisons to be made between the whole sample and the three age
samples.
Initially, it had been hoped to examine the preference surfaces
using a threefold classification based on whether the subjects would be
happy to see, would permit, or would completely object to new high
rise development. However, as a result of low scoring in the first
two categories, these were combined to produce maps of acceptance,
or tolerance for high rise development. Thus analysis of the maps
concentrates on the two poles of acceptance and objection. For the
maps of acceptance only 90 of the questionnaires could be used in the
analysis as eleven subjects completely objected to high rise develop-
ment throughout the region. The objection surfaces, however, were
based on a sample of 100 as only one subject did not delineate areas of
objection. In all, eight preference surfaces were constructed, repre-
senting two classifications of preference with four samples for each,
as follows:
1. Maps of Acceptance:
a) for the whole sample - Map 3
b) for the young age sample (19-34) - Map 4
c¢) for the middle age sample (35-64) - Map 5
d) for the old age sample (65+) - Map 6

2. Maps of Objection:
a) for the whole sample -~ Map 7

b) for the young age sample - Map 8
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c) for the middle age sample - Map 9
d) for the old age sample - Map 10

To facilitate the interpretation of the preference maps, a
map showing general features of the landscape (Map 2) precedes the
series of preference maps.

Results

The acceptance map for the whole sample (Map 3) supports
the first hypothesis having noticeable peaks and troughs., The major
concentration is seen in the central area of James Bay, while de-
clining towards its coastline. Other concentrations occur along axes
from James Bay through the city centre corresponding to the traffic
arteries of Fairfield, Fort, Richmond, Douglas, Blanshard and
Quadra streets. Around the shopping centres in Victoria and
Esquimalt, peaks of 10% higher than the surrounding area exist, but
are masked by the reduced size of the maps. Significant troughs,
indicating a sharp drop in the level of acceptance of high rises exist
aroand the coastline. Looking at the value of the acceptance isoper-
cepts, it is evident that there is no single location which the sample
accepts wholeheartedly for high rise location, the highest concen-
tration reaching only the 50% isopercept indicating acceptance by only
half the sample.

A comparison of the acceptance map of thé whole sample with
that for the young (Map 4) suggests that there are certain features

characteristic of the preferences of the young which are masked by
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the composite map for the whole sample. While a far more random
distribution of areas of acceptance occurs for the young, it is evident
that there is an orientation toward the city of Victoria. The islands of
acceptance which are most spatially pronounced are in the Fairfield
and central James Bay areas. The young, however are not highly
polarised in their acceptance of high rise development, as their degree
of acceptance does not exceed the 40% isopercept.

In contrast to the young, the acceptance of high rise develop-
ment by the middle aged (Map 5) is oriented almost exclusively to
James Bay, reaching a peak equivalent to that of the whole sample
(50%) at the Ontario and Montreal streets intersection. A secondary
peak of acceptance (30%) occurs in the block bounded by Douglas,
Yates, Blanshard, and Johnson streets, while a lower degree of
acceptance (20-30%) is exhibited in a linear pattern along the traffic
arteries of Douglas, Blanshard, Quadra, Bay, Richmond and
Esquimalt Road. Thus the middle aged acceptance surface may be
described as having a greater degree of acceptance in a more
spatially restricted area than that of the young.

The acceptance map for the old (Map 6) shows a very strong
plateau over James Bay (50%) declining towards the coastline and
Beacon Hill Park. This plateau extends through the Beacon Hill area
towards the cathedral precinct. In terms of the degree of acceptance,
additional areas of some significance (20-30%) are the city centre along

Douglas and Blanshard streets and two small areas in Victoria West
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and Fairfield. The acceptance map of the old. therefore, has fea-
tures characteristic of both other age groups,having a relatively high
degree of acceptance comparable to that of the middle aged, over a
relatively large area, a feature more typical of the young than of the
middle aged.

Turning to the maps of objection (Maps 7-10), it is found
that they are not the simple obverse of the maps of acceptance. Low
scoring on the acceptance surface does not necessarily imply a high
level of objections, because for some portions of the region very
little interest, indicated by low scoring on all maps, was expressed.
Objection surfaces were therefore constructed to depict clearly those
locations for which explicit objections had been delineated.

The objection surface for the whole sample (Map 7) confirms
the findings of the acceptance map in that objections follow the
coastline, being highest immediately around Oak Bay14(?0%) and
declining inland to less than 20%. A slight peaking (40%) occurs
along the Inner Harbour, again reflecting the fact that waterfront
locations for high rise developments are those to which there is most
objection., Significant troughts exist in James Bay and in central
Esquimalt, these being the most accepted areas for high rise
development.

The objection surface for the young (Map 8) partially re-
iterates the findings of the objection surface of the whole sample, with

the peaking towards the Oak Bay coastline and a secondary peak in the
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Inner Harbour. The actual peak of objections (70%) is, however, at
Cattle Point, not along Oak Bay as was the case for the whole
sample's objection surface. The map for the whole sample also
masks, for the young, the two small peaks of 40% in James Bay, and
in addition a very significant trough along the southern Victoria water-
front. Along this part of the waterfront, the level of objections
reaches the 30% isopercept, which is only half the level of objections
for the whole sample. However, a similarity in the troughs in
central James Bay and Fairfield appears on both maps, for the young
and the whole sample.

The objection map for the middle age group (Map 9) is very
similar to that for the whole sample, showing a regular decline in
the value of objections inland from the Oak Bay and southern Victoria
coastlines. As in the case for the whole sample, the peak of object-
ions (70%) occurs around Oak Bay, with a secondary concentration of
40% around the Inner Harbour. The only consequential averaging
effect for this age group is the masking of the very marked trough
(less than 20%) occuring in James Bay and Fairfield which is re-
flected on the surface for the whole sample as being between 20-30%
respectively.

For the old, a concentration of objections again occurs
around Oak Bay (Map 10). As in the case of the whole sample, a
noticeable decline inland from the Oak Bay and southern Victoria

coastlines is observed, as also are a secondary peak of 40% in the
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Inner Harbour, and a significant trough of 20-30% in James Bay.
Discussion

It thus appears that the first hypothesis, that a preference
surface for high rise location will have spatially specific peaks and
troughs, can be confirmed. Overall the acceptance surfaces were
closely tied to the present concentration of apartment buildings as
described by Murphy (1973), with the peak preference, in James Bay,
corresponding to the present concentration of high rise buildings.
The objection surfaces were tied, in part, to the areas where high
rise development has aroused controversy, as for example along the
Oak Bay waterfront and in the Inner Harbour. This indicates, in
general terms a willingness to continue development along the lines
of present planning policy.

Several reasons for this willingness to continue present
policy with its concentration in James Bay, can be found in the re-
marks made during the interviews. Some people expressed a feeling
that the experts know best. Thus they concluded that as the planners
and developers have concentrated high rise apartments into James
Bay, then this is the most logical area in which to locate these
developments., A second reason was that some people considered
that high rises destroyed neighbourhoods and therefore considered it
preferable to contain this type of development within areas already
desecrated, such as James Bay and the city centre. Most of the

sample (91) live outside these two areas and therefore could be
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intent on keeping high rises away from their own neighbourhoods.
Thirdly, as high rises have been part of the James Bay landscape for
over ten years, they are for many people part of their urban imagery
of Victoria, resulting in habitual mental association of James Bay
and high rise apartments.

This willingness to continue development along present
policy lines has two implications for future development. It would
appear, from the public's preference surfaces, that a concentration
rather than a random dispersal of high rise apartments is preferred
and at the same time this concentration should be limited to areas
already containing high rises.

Comparing the overall degrees of acceptance and objection
(Maps 3 and 7), it may be noted that peaks of acceptance reach only
50% while those of objections exceed 70%. In addition, for most of
the region the base level of acceptance is less than 20% while that of
objections is between 20-30%. This would seem to indicate that the
sample studied opposed rather than accepted new high rise develop-
ment.

While there is a substantial consensus of opinion amongst
the age groups, it should be noted that the acceptance map for the
whole sample is an average, masking the polarisation between the
sub-groups, thus confirming Gould's experience (1968, 1970). The
middle aged and old definitely favour development in James Bay,

although there is a wider range of acceptance by the young, with
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James Bay as one of several areas for high rise apartment develop-
ment. The old and the young concur on the acceptability of high rise
development in small areas in the Beacon Hill area and at the Fort-
Quadra streets intersection.

There is a greater consensus of opinion amongst the age
groups concerning the areas of objection to high rise development.
Most objection was raised by all groups to high rise development
along the waterfront between Gordon Head and Gonzales Point, and
continuing for the middle aged and elderly along the Victoria coast-
line as far as James Bay. The trough along this part of the coast for
the young is the only major feature masked by the composite objection
surface. The feature of objections to waterfront locations was re-
plicated, although at a lower level of objections, around the Inner
Harbour and along the southern Esquimalt coastline. There appeared
to exist, then, for the sample a wish to prevent high rise development
along the coastline, including the currently less desired waterfront
areas.

While the objection map is a reasonable reflection, with one
exception, of the opinions of the differing age groups, the whole
sample's acceptance map is merely an aggregate. Significant differ-
ences do exist between the acceptance maps of the three age groups and
the composite surface of the whole sample. It maybe suggested there-
fore, that a relationship between age and acceptance does exist, but

the maps in themselves do not indicate the basic nature of this linkage.
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In order to explore this relationship further, it is necessary to test it
more rigorously. In addition, as a number of life cycle and life style
variables are age specific, and as preferences, by having a spatial

expression could also be related to spatial variables, it is necessary
to look more closely at the preference surface in terms of its under-

lying variables.
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CHAPTER 1V

FUNCTIONAL RELATIONSHIPS OF PREFERENCE STRUCTURE

While the preference maps indicated that age was significantly
related to preference, they did not explain the nature of this relation-
ship in any great detail. For planning purposes a greater knowledge
of this relationship is necessary in order to forecast probable future
responses to high rise development by a changing population. As
noted in the literature, it is not just age per se which is important,
but the effect age has on life cycle and associated activities. Thus
an examination of the relationship between age and preference must
take into account such variables as socio-economic status, familiar-
ity with the high rise concept and present living conditions. This
chapter, therefore, examines the relationship between age as
affected by life cycle and life style factors, and preference.

Method of Analysis

Since the objective of the study was to examine in detail the
nature of the relationships between preference, age and other vari-
ables, it was necessary to use a method testing such multivariate
functional relationships. The method chosen was stepwise re-
gression analysis since not only does it test these hypothesised
relationships, but it also ranks independent variables in the order
in which they contribute to the total variance in the dependent vari-

able scores. The approach involves:
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... adding one independent variable at a time and

generating a series of intermediate regression

equations. The first independent variable con-

sidered is the one which has the highest simple

correlation with the dependent variable. This

initial two variable regression is completed and

then the partial correlations between the depend-

ent and all other independent variables are com-

puted. The independent variable among these

which has the highest partial correlation, in other

words, the one which contributes most to the un-

explained variation in the dependent variable re-

maining after the first regression is then in-

cluded at the second step. (King, 1969).

This stepwise procedure continues until all the independent variables
; ; _ 15 :

contributing at least a specified amount "to the variance have been

inc luded.

Selection of a dependent variable was guided by the fact that
the map analysis had shown preference to have a definite spatial com-
ponent. As only small areas of the region were contentious, while
large tracts recorded little opinion it was not necessary to consider
the whole region. Thus the most logical choice for a dependent vari-
able was to choose that area for which most opinion was recorded.
The preference maps clearly indicate that James Bay was this area
(Table 5), and thus James Bay was the basis for a dependent variable.
James Bay also had the additional advantage that opinion on high rise
location here was approximately equally divided between acceptance
and objection, in contrast to Oak Bay with the next highest level of

opinion, where opinion is largely rejection.

The actual dependent variable used was based on the pre-



Table 5 Preferred Locations for High Rise Apartments (in ranked order)

Whole Sample

19-34 age group

35-64 age group

65+ age group

& Accept- Objection | Accept- Objection | Accept- Objection | Accept- Objection
Sl ance level ance level ance level ance level
level level level level

1. Central 50% 25% 40% 35% 50% 2 0% 50% 25%
James Bay

2. Central Areas
Beacon Hill 35 30 30 30 30 35 45 20
City Centre 25 30 25 25 20 30 35 35
Southeast 20 25 30 30 20 25 20 20

Vic. West

3. Traffic Arteries
Douglas 25 30 25 25 25 30 35 35
Blanshard 25 30 30 30 25 25 20 30
Quadra 25 25 30 30 20 25 25 30
Bay 20 25 25 25 20 25 10 25
Hillside 20 20 30 20 15 20 15 20

4. Shopping Centres
Town & Country 20 20 20 20 20 25 10 15
Mayfair 20 20 30 15 20 25 15 20
Esquimalt 15 15 20 10 15 20 20 20
Junction 20 35 15 35 15 30 15 40
Fairfield 20 45 30 45 15 45 20 40

Note: All figures rounded to nearest 5%.

"69
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ference ranking of census tracts according to their relative desira-
bility for high rise location. The ranked position of James Bay could
thus be used as the dependent variable. Here, therefore, the em-
phasis is not on the individual preference surfaces but on whether the
subject's preference ranking for James Bay can be predicted. A high
numerical ranking assigned to James Bay is indicative of a strong
preference for continued high rise development in James Bay, while
a low numerical ranking is indicative of a preference for development
outside of James Bay.

Independent variables were drawn from the questionnaire data.
After excluding pieces of information collected as checks on other
variables, and data which were not measured at the interval level and
therefore unsuitable for parametric statistical tests, nineteen inde-
pendent variables were available for analysis (Table 6). As all sub-
jects had completed the preference ranking part of the interview, all
101 questionnaires were available for analysis.

As one objective of this analysis was to examine the causes
for age specific preference maps, it was necessary also to conduct
this part of the analysis with reference to specific age groups. As in
the case of the preference maps, it is possible that the averaging
effects of the whole sample may conceal age-specific variations,.
Therefore it is necessary not only to examine the whole sample, but
also to perform the regression analysis on the three age groups. Thus

the procedure was undertaken using four samples asfollows:



Table 6 Variables Used in the Analysis

Independent Variables

61.

Number Name Alphanumeric
o Title
1 Length of residence in present dwelling RES DW.
2 Length of residence in metropolitan Victoria RES VIC
3 Number of high rises in the census tracts in
which the subject has lived in the last ten HI LV
years (subject's home census tract)
4 Size of the previous city of residence PREV CY
5 Number of high rises which can be seen from NO SEEN
the subject's dwelling
6 Number of high rises known by the subject NO KNOW
7 Perceived distance to the nearest high rise DI PERC
8 Real distance to the nearest high rise DI REAL
9 Difference between perceived and real DIFF PR
distances
10 Number of high rises in the census tract in NO WORK
which the subject works
11 Number of high rises in the census tract in NO SHOP
which the subject shops
12 Number of high rises in the census tract in NO SOCI
which the subject socialises
13 Socio-economic status (Hollingshead number) HOLL NO
14 Age AGE
15 At titude to high rises (Likert scale number) LIKERT
16 Distance to the city centre from the subject's DICENT
dwelling
17 Distance to the coastline from the subject's DI COAS
dwelling
18 Number of high rises in the census tract of HICT LV
present dwelling
19 Number of households in the building in which| H/H BDG
the subject lives
Dependent Variable
[Preference ranking for James Bay RKG JB
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a) the whole sample - Table 7

b) the young age sample (19-34 years) - Table 8

c) the middle age sample (35-64 years) - Table 9

d) the old age sample (65+ years) - Table 10

Results

With the dependent variable as the preference ranking for
James Bay and the nineteen independent variables, a stepwise re-
gression was first performed on the data for the whole sample. The
resulting level of explained variation in the dependent variable (R2) is
36% (Table 7). Almost half of the explained variation (17%) is con-
tributed by attitude score and the number of high rises in the subject's
home census tract; these are the first two variables entered into the
regression equation and the ones with statistically significant beta
coefficients. Attitude score has a positive relationship with the de-
pendent variable indicating that a favourable attitude towards high
rise apartment buildings is functionally related to a high ranked
position for James Bay and thus to a preference for further high rise
developments in this area. A stronger negative relationship with the
dependent variables is enjoyed by the number of high rises in the
subject's home census tract, suggesting that familiarity with concen-
trations of high rises leads to a desire for future high rise develop-
ment outside their present concentration.

A summary of the R contributions and regression equation

for the young age sample is given in Table 8. By breaking down the
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Table 7. Summary Table for Stepwise Regression

A. R? Contribution for the Whole Sample

Step Variable
Number |Entered Removed R2 R increase
3 LIKERT 15 0.1057 G L0577
2 HI LV 3 0.1720 0. 06637
3 NOSEEN 5 02125 0. 0405
4 NOSHOP 11 0.2461 0. 0336%*
5 DICOAS 17 0.2628 0. 0167
6 NOSOCI 12 0.2758 0.0129%*
7 RES. DW 1 0.2903 0. 01467
8 AGE 14 0.3056 s Q. Bi5%
9 PREVCY 4 0.3118 0. 0061
10 DIPERC 7 G317 0. 00533
11 DICENT 16 0.3476 0. 0306%
12 DIREAL 8 053551 0. 0074
13 RESVIC 2 0.3578 0. 0027
14 NOKNOW 6 0.3610 0. 0033
15 H/HBDG 19 0.3626 0. 0016%
16 HICTLV 18 0.3643 0. 0016%
B. Final Regression Equation
Y = 4.93 - 0.14Xl + O.OZXZ- 0.72}{3 - 0. 002X4— 0.91X5
+ 0. 09}(6- 1.06X7— 1.35X8+ 0.44;}(11+0.10X12
+ 0. 05X14 +0.28X15 +2.5?X16~ 0. OQXI?
+ 0. 16X18 - 0. lelg

Note: * indicates variable significant at p = 0. 05.
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Table 8. Summary Table for Stepwise Regression

A. R2 Contribution for the Young Age Group (19-34 years)

Step Variable 2 5

Number |Entered Removed R R™ increase
1 HOLLNO 13 0.1717 Q. IT17=
2 RES. DW 1 0.3215 0. 1497
3 PREVCY B 0.4379 0, 1165%
4 NOSEEN 5 0.5503 0.1124%*
5 DICOAS I'T 0.6005 0. 0502
6 HI LV 3 0.6267 0. 0262%
7 NOSHOP 11 0.6374 0.0107=*
8 H/HBDG 19 0. 6465 0. 0091+
9 RESVIC 2 0.6660 0.0195%
10 NOSOCI 12 0.6860 0. 0201%
Tl DIFFPR 9 0.7000 0.0140%
12 NOKNOW 6 0.7082 0. 0081%*
13 DICENT 16 0.7204 0.0122%*
14 DIREAL 8 0.7563 0. 0359
15 HICTLV 18 0.7980 0.0417:%
16 AGE 14 0.8059 0. 0080
17 NOWORK 10 0.8114 0. 0055

B. Final Regression Equation

Y - 4. - 0. A - 0. - 0. :
z 4,92 <0 66X1 + 0 16X2 0 35X3 0 OlX4 +1 60X5
- 0. 6OX6 - 8.56X8 - 2. 35X9 + By 15X10 + 2.33X“
- 0.14X . ¢ . -
0.14 12+0 15X13+0 13X14+10 83X16+4 ZOXIT
- L. ]8X18 - 0, 19X19
Note: * indicates variable significant at p = 0. 05.
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whole sample, a larger proportion of the variance is explained, with
R? inc reasing to 81%, even though the three variables with statistic-
ally significant beta coefficients account for only 2%. Although added
at the seventh step in the analysis, the number of high rises in the
census tracts in which the subject shops has a very strong positive
relationship with the dependent variable, suggesting that, for the
young, familiarity with the high rise concept is functionally linked
with a preference for a continuation of the concentration of high rise
developments in James Bay. This conclusion is also supported by the
positive, though weak, nature of the relationship between the depend-
ent variable and the number of high rises in the census tract in which
the subject works. However, those among the young living in high
density conditions do not wish future high rise developments to be
located in James Bay, as a negative relationship exists between the
dependent variable and the number of households living in the same
building as the subject. This latter relationship, is however much
weaker than that between preference for continued development in
James Bay and familiarity with the high rise concept as obtained by
shopping in areas in which high rises are located.

The regression for the middle age sample reveals two signi-
ficant variables which together contribute 17% to the explained vari-
ance of 48% (Table 9), which again is an improvement on that for the
whole sample. Added at the first step is the number of high rises in

the subject's home census tract with a beta value indicating a strong



Table 9. Summary Table for Stepwise Regression

A. R Contribution for the Middle Age Group (35-64 years)

Step Variable
Number |Entered Removed R2 R2 increase
1 HI LV 3 g.-1521 0. 1521%
2 HOLLNO 75 0.2269 0. 0748
3 NOSHOP 11 0.2707 0. 043 8%
4 DICOAS iy d 0.2962 0. 0254
5 NOSEEN 5 0.3236 0, 0275
6 PREVCY 4 0.3447 0,02 1%
7 H/HBDG 19 0.3852 0. 0404*
8 NOKNOW 6 0.4321 0. 0469
9 RESVIC 2 0. 4425 0. 0104
10 rRES' DwW 1 0.4530 0. 0105%
11 LIKERT 15 0.4598 0. 0068
12 DIPERC 7 0.4677 0. 0079%*
13 DICENT 16 0.4843 0. 0166
14 DIFFPR 9 0. 4882 0. 0038

B. Final Regression Equation

Y - 12.13 - 0.20)(1 + 0. (}’."X‘\2 - 0.91}(3 - O.OIX4 - 1.49}(5

+:0; 39X6 - 1.77X7 - 0. 83X

+: 0 18){15 +1,78X

9 + 0. IOX11 - 0. 04)(13

= 1.81%. . <0, 06X1

16 17 9

Note: * indicates variable significant at p = 0. 05.
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negative relationship to the dependent variable. This suggests, as in
the case of the whole sample, that familiarity with concentrations of
high rises leads to a preference for future developments to be located
away from their present area of concentration. A very weak relation-
ship with the dependent variable is demonstrated by the size of the
previous city of residence which is added at the sixth stage of the
analysis. The negative nature of the relationship may possibly in-
dicate that those subjects from larger cities, and therefore possibly
more familiar with large concentrations of high rises, do not wish to
see these replicated in Victoria, preferring instead to see future high
rise development in Greater Victoria outside its current spatial con-
centration.

The final regression equation for the old sample also has two
significant variables. Added at the second step and having a fairly
strong relationship to the dependent variable is the subject's attitude
score (Table 10). By having a relationship of a positive nature with
the dependent variable, a favourable attitude towards high rises is
related to a high preference ranking for James Bay and therefore to
continued concentration of high rise development in this area. The
notion of familiarity with the high rise concept leading to a preference
for continued concentration is supported by the second variable with a
statistically significant beta coefficient, which is added at the eleventh
step of the analysis. This variable, the number of high rises in the

census tracts in which the subject has lived in the last ten years has a
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TABLE 10. Summary Table for Stepwise Regression

{

A. R? Contribution for the Old Age Group (65 years and over)
Step Variable 5
Number | Entered Removed R2 R" increase
1 NOSEEN 5 0.5127 0.5127%
2 LIKERT 15 0.6669 0.5142%
3 DICENT 16 0.7135 0. 04667
4 NOWORK 10 0.7394 0. 0259
5 AGE 14 0.7765 0. 0372
6 RESVIC 2 0.7966 0.0201%
7 DIPERC T 0. 8232 0. 0266
8 NOSOCI 12 0.8439 0. 0208
9 NOKNOW 6 0.8517 0. 0078
10 HOLLNO 13 0. 8562 0. 0044
11 HI LV 3 0.8773 0.0211%*
12 NOSHOP 11 0. 8869 0. 0096%*
13 NOSOCI 12 0.8869 -0. 0000
14 PREVCY 4 0.8935 0. 0067
15 H/HBDG 19 0.9104 0. 0169%
16 NOSOCI 2 0.9217 0.0112%
LY DIFFPR 9 0.9301 0. 0084
18 DICOAS 17 0.9354 0. 0053
19 RESVIC 2 0.9354 -0. 0000
20 RES. DW 1 0.9369 0. 00163
| HICTLV 18 0.9382 0. 00133
B. Final Regression Equation
Y - 10.38 - 0. OZXl t2.13X, - 0. 008X, - 1.98X; + 0. ?'SX6
+ 24 57X7 +- 3. 81X9 - 4, 15X10 - QLBTR_ =] 0.53X12
- O.41X13 - 0.02X14+ 1.25}(15 - 2.56X1
- 2.55X17 - O.ZOX18 - 0. 09X19

Note: *

indicates variable significant

atp - 0. 05.
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very strong positive relationship with the dependent variable. Together
these two variables contribute 17% to a level of explained variation of
93% which is a very great improvement on the 36% result for the

whole sample.

In an attempt to ensure that the analyses had omitted no
important spatial variables, maps of the residuals from the re-
gression were constructed. As no spatial pattern emerged the scores
being randomly distributed, it was concluded that no significant
spatial variables had been omitted.

Discussion

As in the case of the preference maps, the regression
analysis for the whole sample masks important differences between
the individual age groups regarding the relationship between the de-
pendent variable, i.e. the preference ranking for new high rise apart-
ment development in James Bay, and the nineteen independent vari-
ables. Before discussing these differences, it should be noted that
the varying levels of explanation (RZ) are themselves significant. For
all age groups, the level of R2 is higher than that for the whole sample
(Table 11), suggesting that the homogeneity of each age group is
greater than that for the whole sample.

In addition, for two age groups, the young and the old, the
standard error of the estimate of R is an improvement on that for the
whole sample, which also indicates that age may be a significant

variable in preference prediction. It is for these two groups that the



Table 11. Summary Table for Regression Analyses

70.

N R R2 Staf‘ndard error of the
estimate of R

Whole

Sample 101 0.6035 0. 3643 6. 0980
Young Age

Sample 27 0.9008 0.8114 5. 1723
Middle Age

Sample 50 0.6987 0. 4882 6.1738
Old Age

Sample 24 0. 9686 0.9382 3. 1929
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level of explanation shows a very definite improvement over that for
the whole sample. However, it should be recognised that because of
the disparate nature of the size of the various age samples which was
necessary to ensure a representative cross section of the adult popu-
lation, the differences in opinion by the smaller age groups, the
young and the old, are not necessarily truly reflected in the re-
gression for the whole sample.

This becomes more apparent on the examination of the vari-
ables with significant beta coefficients (Table 12), where differences
and similarities emerge between the age groups themselves as well
as between the whole sample and the individual age groups. These
differences and similarities are reflected not only in the actual vari-
ables which are significant, but also in the nature, whether positive
or negative, and in the magnitude of their relationships.

For the whole sample, the variable with the strongest re-
lationship to the preference ranking of James Bay is the number of
high rises in the subject's home census tract. This strong negative
relationship between the two variables is also shared by the regress-
ion for the middle age group. In contrast, this variable has a much
stronger relationship of a positive nature for the old age group. It
would thus appear that familiarity with the high rise concept as
measured by the propinquity of past and present residence to high
rises leads to a desire for an extension of the current concentration

of high rises on the part of the old age group, but a contrary pre-
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Table 12. Statistically Significant Regression Coefficients

(in rank order)

Whole Sample | Young Sample Middle Sample Old Sample
Variable Beta |Variable Beta |Variable Beta |Variable Beta
Name Coeff. |[Name Coeff. |Name Coeff.| Name Coeff.

LIKERT 0.28|NO SHOP 2.33 HI LV -0.91| LIKERT 1.25

HI LV  -0.72 |H/H BDG -0.19| PREV CY -0.01| HI LV .13

NO WORK  0.15
Notes: LIKERT - Attitude score on Likert scale.

HI LV - Subject's home census tract.

NO SHOP - Number of high rises in the census
tract(s) in which the subject shops.

H/H BDG - Number of householdsliving in the same
building as the subject.

PREV CY - Size of the previous city of residence.

NO WORK - Number of high rises in the census tract

in which the subject works.
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ference on the part of the middle age group.

Attitude score, which has a significant relationship with pre-
ference ranking for high rise development in James Bay, is signi-
ficant also for only the old age group as well as for the whole sample.
While for both samples the relationship is positive, it is much
stronger for the old age group than for the whole sample. The signi-
ficance of this variable may in part be explained by the fact that high
density living may be more acceptable to the elderly because of the
advantages of apartment living for them, and thus they may be more
ready to accept a greater concentration of high rises,

All the other significant variables are unique to particular
age groups. The regression for the young suggests that the whole
sample is a very poor reflection for this age group as it shares no
common significant variables with either the whole sample or the
other two age groups. For the young, familiarity with high rises, as
measured by proximity to their shopping areas in particular, and also
to their locations of employment, is conducive to preference for
further concentration of high rises in James Bay. This preference is,
however, tempered by those amongst the young living in high density
conditions who would prefer that new high rise development be located
away from the existing concentration.

Unique to the middle age group is the significant variable of
the size of the previous city of residence. It is probable that those

from larger cities are more familiar with the high rise concept than
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those from small towns. That those from larger cities are more in-
clined to resist continued development supports the earlier conclusion
regarding the middle age sample, that propinquity of residenceto high
rises is related to a preference for new high rise development outside
James Bay.

This analysis therefore suggests that there is a greater
degree of homogeneity within each group than within the whole sample,
with a consequent difference in the factors causing preferences for
either a continuation or a cessation of high rise development in James
Bay. For all age groups, familiarity with the high rise concept
appears to be the important variable in determining preferences, but
the nature of familiarity differs between age groups. For the young it
is familiarity resulting from regular exposure to high rises on shopp-
ing trips or journey to work, along with living in multi-family dwell-
ings; while for the middle aged and elderly it is familiarity through
proximity of residence. However, it must be remembered that for
these two latter groups, proximity of residence leads to opposite
responses regarding the concentration of high rise development. In
addition, for the elderly, a personality variable of attitude is also an
important determinant of preference for continued concentration of
high rises in James Bay.

As some social and spatial variables do therefore have
functional relationships with preferences for high rise apartment

development in James Bay, the second hypothesis, that social
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variables such as age and other life cycle and life style factors, and
spatial variables may be used to predict preferences for high rise
location, is supported. Furthermore, age, through its influences on
life cycle and associated activities, is a highly significant predictor
variable as evidenced by the improvement in the explanation of vari-
ance in the dependent variable resulting from age grouping, thus con-
firming the conclusions of the preference maps regarding the relation-

ship of age and spatial expressions of high rise development,
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CHAPTER V

CONC LUSIONS

The study was based on the premise that high rise develop-
ments will continue to be proposed for the Greater Victoria region due
to the increasing population and cost pressures, and the influence of
provincial legislation. It asked the very important question of where,
in the public's opinion, should these developments be located. While
the location of new residential high rises will primarily be a function
of market considerations and zoning by-laws, public opinion must
also be taken into account, if only to avoid prolonged controversy with
costly delays. Therefore the study attempted to determine the con-
sistency of public opinion and the feasibility of integrating the public's
viewpoints into the planning process. The first objective of the study
demonstrated a method by which the public could be brought into the
planning process by assessing their preferred locations for high rise
apartment development. A second objective which followed from this
was the identification of underlying variables determining preference
so that a predictive model could be developed to guide future planning.

Two major conclusions can be drawn from the study regard-
ing these objectives. The first is that there are specific locations
which are more preferred for high rise development than others,
while the second is that there are certain social and spatial character-

istics, particuarly age, which are important predictors of the pre-
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ference surface. These are discussed in detail below with a con-
sideration of their implications for the planning process,

Preferred Locations

By requesting a representative sample of the adult population
to indicate areas of acceptance and objection towards high rise apart-
ment development, it became evident that certain areas were more
preferred than others. Although the study demonstrated that there is
a 20-30% level of objections by the whole sample to all areas of the
region, it was noted that there were some locations for which the
level of objections was outweighed by the level of acceptance.

The area in which acceptances outweighed objections by the
greatest margin was central James Bay, where the acceptance rate
was 50% compared to objections of 20-30%. This would seem to in-
dicate that the public is willing to allow the continuation of the current
concentration of high rises in James Bay. However, before one can
recommend this area for future high rise development, the conflict
between the local neighbourhood and the rest of the community must
be noted. A dilemma occurs for city planners, should they give
priority to the city as a whole or to the feelings of the individual
neighbourhoods when planning controversial features? At the time of
writing, a new plan for James Bay, prepared by the City of Victoria
planning in consultation with the James Bay Community Association,
has been proposed, although it has not yet been adopted by the city

council, Its recommendations, to zone no further areas in James
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Bay for high rise residential development and to reduce the size of
the existing area zoned for high density, will have very important
implications for future high rise developments as developers would be
forced to consider areas outside the present area of concentration.

This makes the study of preference surfaces for the whole
Greater Victoria region more relevant because decision makers may
have to consider areas beyond James Bay for the location of high rise
apartments. The preference maps indicate that there are other areas
which possess a higher degree of acceptance relative to objection
(Table 5). The principal areas for consideration here are Beacon
Hill, the city centre, the south-east of Victoria West, and along the
traffic arteries of Bay, Douglas, Blanshard, Quadra and Hillside,
where acceptance is approximately equal to the level of objections.

In addition to these areas, decision makers might also con-
sider a third level of acceptance for high rise developments in close
proximity to the shopping centres of Burnside, Town and Country,
Mayfair, Junction, Fairfield and Esquimalt. The reduced size of the
preference maps masks, in some cases, the slight peakings of up to
10% in the vicinity of these centres. However the location of high
rises around Junction and Fairfield would have to be given very care-
ful consideration as objections outweigh acceptances by over 15% in
both cases.

Not only should the decision makers refer to the public's

preferred locations, but they should also consider the areas to which
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the public object. Avoidance of high rise proposals for the most
objected locations will minimise public antagonism towards high rise
apartment buildings. The sample studied appears to have a consistent
objection to waterfront development with up to 70% objecting to high
rise development along the Oak Bay waterfront, over 50% for Victoria,
40% for Saanich, though only 20% in Esquimalt. Even in Esquimalt,
however, objections are twice the level of acceptances, this being an
area for which little opinion was expressed. A very noticeable fea-
ture of the objection surfaces is that, for all age groups, the isoper-
cepts decline fairly regularly up to one mile inland, suggesting that if
high rises are to be proposed for this area public opposition may
perhaps be minimised if the heights of the buildings were to be
staggered inland from the waterfront.

Factors Affecting Preference

The regression analyses support the evidence of the pre-
ference maps showing age to be a highly significant variable in the
determination of preference. The regression analyses took this a
step further by also examining age related factors. The first in-
dication that age was important stemmmed from the fact that the level
of explained variation in the dependent variable (RZ) was vastly im-
proved when the total sample was subdivided into three age groups.
The explanation increased from 36% for the whole sample to 81%, 48%
and 93% for the young, middle and old age groups respectively. The

second indication of the importance of age as a predictor of preference
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arose from the fact that the variables having the most significant
functional relationships with the dependent variable were specific to
particular age groups.

Certain variables are seen to be highly important, even
though the small size of the age samples prevented many variables
from being significant. The basic factor affecting preference for all
age groups was familiarity with the high rise concept. However, for
all age groups, familiarity was unique in either its derivation or its
consequences with regard to whether high rise development should be
continued in James Bay. For the young, the degree to which the ex-
tension of the current concentration was preferred depended on the
familiarity with high rises obtained by shopping and working in the
areas in which high rises already exist. Such familiarity apparently
led to a desire for a continuation of the existing concentration,
although it was observed that young people who live in high density
conditions were more inclined to reject this notion. For the middle
aged, the familiarity gained through the experience of living in areas
where high rises exist contributed to a desire for development outside
the current concentration, while for the elderly this familiarity con-
tributed the opposite opinion. That these two age groups saw the con-
sequences of high rise development with opposing viewpoints can be
attributed to their divergent lifestyles and their differing require-
ments for living space and accessibility to downtown. The elderly,

for whom a rental apartment offers a realistic alternative to the
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traditional single family dwelling, acquiesced to a continued con-
centration of developments. The middle aged, on the other hand, who
require large amounts of space and who are not as dependent on
public transport or access to downtown services were opposed to
continued development.

Thus in considering areas for high rise development, the
decision makers would be well advised to examine the age structure
of a neighbourhood in order to determine the possible reaction to any
proposed development. On the basis of this study, areas with a very
high proportion of middle aged people are likely to be most resistant
to high rise development because of their needs for space and neigh-
bourhood services, while the most favourable responses could be
expected from the young and old, who have the most need for this
type of accommodation, and for whom the accommodation would be
more transient in nature.

Thus in making a decision to locate a high rise, those who
are technically, financially and politically involved should give some
attention to the opinions held by the public. This study has demon-
strated that the public does not have one opinion, but has many, de-
pending on the area for proposed location and the age groups of those
asked for an opinion. The findings of this study would indicate that
the public can be integrated into the planning process through sampl-
ing preference surfaces. Such a method would be a useful prelimin-

ary step for the decision maker whereby not only response to general
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areas may be determined, but also by requesting local communities
and community groups to draw preference maps for their particular
neighbourhoods, more specific locations for high rise apartment
buildings may be suggested. In any event, it is only through more
conscientious appraisal of public feeling and preferences that real
estate developers and local planners will be able to integrate citizens

into decision processes which affect their daily urban environment.
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FOOTNOTES

Chapter 1

1. Metropolitan Victoria includes that area designated as the
Census Metropolitan Area by Statistics Canada, i.e. the
City of Victoria, the municipalities of Saanich, Oak Bay,
Esquimalt, Central Saanich, Sidney and North Saanich, and
the unorganised territory of View Royal, Colwood, Langford
and Metchosin.

2. High density development is a general term denoting a higher
number of persons per acre than the traditional single family
housing, and includes not only high rise developments, but
also developments such as low rise apartments, garden
apartments and multiplexes.

3 High rise development is a specific term denoting all build-
ings over the height of four storeys which, to conform to
building regulations, must have a concrete/steel frame.

4, C.R. P, B. is used throughout as the abbreviation for the
B.C. Capital Region Planning Board.

5, L. M. R. P. B. is used throughout as the abbreviation for the
B.C. Lower Mainland Regional Planning Board.

6. Victoria Daily Times, Editorial, March 12, 1969.

T , August 17, 1970.

8. , September 12, 1970.

9. The Daily Colonist, September 15, 1970.
10, The Vancouver Sun, June 23, 1972.
31, Greater Victoria refers to the municipalities of Victoria,

Saanich, Oak Bay and Esquimalt only.

ChaEter 1I

12 Definition of census tract, Dominion Bureau of Statistics,
Census of Canada, Vol, 1, 1966,

13. B.C. Telephone Co. estimates that 95% of households in the
Capital Region have telephones.



ChaEter I11

14. The term Oak Bay here refers to the bay of this name,
not the municipality.

Chapter IV

15. In this analysis, the F level for inclusion was specified
as 0.1.

84.
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APPENDIX A

POPULATION GROWTH IN METROPOLITAN
VICTORIA 1956-1971



Metropolitan Victoria : Population Growth 1956-1971

1956 1961 1966 1971
Area
Popul- Popul- Yo Popul- % Popul- %
ation ation increase ation increase | ation increase
Victoria 54, 584 54,941 0.6 57,453 4,5 61, 761 7.4
Saanich 38, 358 48,876 27 & 58, 845 20.3 65, 040 10,5
Esquimalt 10, 384 12, 048 16.0 12,891 6.9 12,922 0.2
Oak Bay 14, 857 16,935 13.9 18, 123 Tl 18, 426 1.6
Central Saanich 2,477 2; 952 19.1 3,640 23.3 5, 136 41.6
North Saanich 2, 865 1 2,891 3,601 24. 6
4,883 15,2 26.8
Sidney 1,371 3,165 4, 868 53.8
Unorganised
(Langford,
8, 382 12,587 50. 1 15,614 24,0 22,949 46,9
Colwood,
View Royal)
Total: 133, 829 154, 152 151 173,455 12.:5 195, 703 128

Source: C.,R.P. B. : Social Characteristics 1961, 1966.
Statistics Canada : Census of Canada, 1971, Vol.1, Table 6,

I North Saanich and Sidney totals combined due to boundary changes 1961-66.
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APPENDIX B

THE INTERVIEW
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Questionnaire - Section 1

How long have you lived in this house/apartment years/months?
If less than 10 years, then:-
a) in which part of Victoria did you live before?
b) if not Victoria, in which city did you live?
c) what type of housing did you live in previously?

single dwelling duplex row conversion
low rise apartment high rise apartment

d) how long have you lived in Victoria ?

. Can you see any high rises from your house/apartment? Yes _ No
If yes, how many?
From which rooms can you see them?

. Can you list other high rises which you know of in Victoria?

Which do you think is the nearest high rise to your house/apartment?

In which area of town do you work?

. In which area of town do you generally do your shopping?

. Are there any other parts of the city which you visit regularly or
know very well?

. If plans for the construction of a high rise were announced for your
neighborhood, how would you react?
would you a) be pleased about it?
b) be indifferent to it?
c) object to it?

What was your reaction to the proposed Reid plan for development in
the Inner Harbour?
were you a) pleased about it?
b) indifference to it?
c) opposed to it?
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Questionnaire Section 1 (Contd. )

10, What was your reaction to the proposed Windsor Park
development in Oak Bay?
were you a) pleased about it?
b) indifferent to it?
c)opposed to it?

11. Do you have any children living at home with you? Yes __ No

If yes, how many?
What are their ages?

12. At what grade did you finish your education?

before or at grade seven

grade eight or nine

grade ten or eleven

grade twelve

one to three years college or university
college or university degree

graduate professional training

13. What is your occupation?

What is the occupation of your husband/wife?

14, Do you own or rent this house/apartment?

15, What is your age?




Questionnaire Section 2, The following statements have been made by Victorians about high rises in
Victoria. Would you please consider each statement and check the category
which corresponds with your opinion.

Strongly Strongly
Agree Agree Undecided Disagree Disagree

1. In Victoria, high rises are pleasant places in
which to live.

2. There is never any need to build high rises in
Victoria.

3. High rises in Victoria are tastelessly
designed.

4. High rises in Victoria are like prisons.

5. High rises in Victoria are not friendly places
in which to live,

6. High rises in Victoria are impressive.

7. Have you opportunities to meet many people
in high rises.

8. High rises should not be built in Victoria.
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Questionnaire Section 3.

This is a map of the census divisions of Greater Victoria.
Would you please list them according to your preference for high rise
development in the area, so that at the top of the list is that area in
which you would most prefer to see new high rises, and at the bottom

of the list is that areain which you would least like to see high rises.

Would you now please divide the list into three parts: the areas in
which you would like to see high rises; the areas towhich you are

indifferent; and the areas in which you would dislike to seehigh rises.
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Questionnaire Final Section

Would you look at the photograph and answer the
following questions:

1. How does this photograph compare with your own impression of
the height of high rises? (Check one)

much taller
taller

the same
smaller
much smaller

2. How does this photograph compare with your own impression of the
overall size of high rises? (Check one)

much narrower
narrower

the same

wide

much wider

3. How does this photograph compare with your own impression of
the materials used?

a) Check one of the following: much brighter
brighter
the same
duller
much duller

b) Check one of the following: much colder
colder
the same
warmer
much warmer

4. How does this photograph compare with your own impression of the
design of high rises? (Check one)

very appealing
appealing

the same
unappealing

very unappealing

Thank you very much for your co-operation. The information you have
given will be most useful in analysing the feelings of Victorians in the
matter of high rise location in the city. All sources of information will
remain strictly confidential.



Questionnaire Supplementary Information

Name

Address

Telephone Number

Sex: F M

Type of dwelling: Single
Duplex
Row
Conversion
Low rise apartment

High rise apartment

Number of households living in the building

Census tract number

Number of high rises in census tract

Distance to nearest coastline

Distance to nearest high rise

Distance to city centre
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