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Preface

Regional Growth Strategy of the This document is a part of the technical research for the
Fraser Valley Regional District  Regional Growth Strategy of the Fraser Valley Regional
District (FVRD).

The Fraser Valley Regional District was amalgamated
from three Regional Districts in December, 1995, The
Region began its growth strategy in 1996 under the
Province of B.C.'s Growth Strategies Act. The Act,
passed in June, 1995, enables regional planning to be
undertaken by regional governments throughout British

Columbia.
Overall objectives of the The goal of the strategy is to "promote human settlement
Regional Growth Strategy that is socially, economically and environmentally
healthy".

Main Goals of Strategy The main goals established by the FVRD Board of
Directors are:

* "to guide decisions on growth,change and
development in the Fraser Valley region over the next
25 years"; and

¢ "to deal with broad regional growth management
issues which include air pollution, water quality,
traffic congestion, affordable housing, employment,
energy use, parks and green space".

Housing Objectives of the Within these main goals, the particular housing - related
Regional Growth Strategy objectives are to:

* Ensure an adequate supply of affordable and
appropriate housing;

* Avoid urban sprawl and increase the compactness of
communities;
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Related Strategic Plans

*  Plan for settlement patterns that minimize
dependency on the private automobile and foster
walking, cycling, as well as public transit;

* Ensure adequate inventories of suitable land and
resources for future settlement;

* Anticipate the needs of the future population of the
region, especially with respect to changing
demographic characteristics;

* Serve and protect rural character and agricultural land
as well as First Nations communities;

* Reduce pollution and promote energy efficiency.

These goals overlap the objectives of the Province of
B.C. under its Growth Strategies legislation and the
mission statement of the Provincial Ministry of
Transportation and Highways.

This Housing Study presents important background
research on resident housing preferences within the
Fraser Valley. The findings of the report will form part
of the technical background work in support of a 25 year
plan to direct housing policy within the Fraser Valley.

The overall objectives of this paper are complemented by
several concurrent long-range planning activities: some
of these focus on the Fraser Valley; others include the
entire Lower Mainland. These initiatives include:

*  FVRD Air Quality Management Plan which was
adopted in February, 1998. '

* Livable Region Strategic Plan. In 1989 the Greater
Vancouver Regional District, the FVRD's neighbour
in the Lower Fraser Valley, began preparing a growth
strategy. The housing goals of this plan - to promote
settlement patterns favoring more complete
communities - are consistent with those of the Fraser
Valley Regional Growth Strategy.

* Lewer Mainland Employment Study in which the
FVRD is a partner (to be released shortly). This
document outlines the Lower Mainland economy, and
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About this report

Process Outline

Refining the survey

Contents

provides long term economic scenarios based on
population forecasts and employment trends.

This housing study is a public document intended for all
groups interested in the future of housing in the Fraser
Valley region. Including quantitative and qualitative
research into resident preferences, it provides a solid base
of information for drafting housing policy.

This report contains the telephone survey results of 1200
respondents from selected urban areas within the Fraser
Valley. Participants discussed their housing preferences
based on different variables - such as housing style, price,
view, location, or quality of construction.

The decision to proceed with a survey was based upon a
collaborative effort between the International Centre for
Sustainable Cities, the FVRD, and the Real Estate
Foundation. The Foundation indicated a willingness to
proceed as a partner with the FVRD in a research project
of this nature. They confirmed their sponsorship of this
project in July of 1998, and allocated $30,000 for this

purpose.

The survey questionnaire was drafted based upon the
feedback of the varied stakeholders in the process. The
preliminary details of this survey, including such
variables as target groups with demographic breakdown,
desired neighbourhoods, and sample questions, was
presented in the terms of reference in the Request for
Proposals in October 1998.

Also at this time, the sample questionnaire was circulated
for input and refinement at both the technical and the
citizens advisory committee meetings of the RGS. These
committees are, respectively, the Intergovernmental
Advisory Committee and the Valley Choices Committee.
For their assistance and commitment to this project, the
FVRD is grateful.

In December 1998, the contract to conduct this research
was awarded to Waugh Research.

This paper begins by establishing a profile of the
demographic characteristics of the population within the
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Fraser Valley. Variations across the region were noted,
particularly between its eastern and western portions.
The second part of this paper outlines housing needs and
preferences within the regional population,

Part three assesses the degree of respondent adherence to
these housing preferences, when presented with other
options.

Part four tests respondent attitudes towards housing
alternatives, and defines characteristic consumer
objections to specific housing choices.

The final section of this study relates its findings to the
following goals of the Regional Growth Strategy:

* To Protect Rural Character and the Agricultural Land
Reserve;

* To Accommodate Growth;
* To Develop Complete and Compact Communities.
The findings of this paper will direct housing policy for

the Choices for Our Future Plan, the FVRD Regional
Growth Strategy document currently under preparation.

. THE REAL ESTATE
- FOUNDATION

| OF BRITISH COLUMBIA

The Real Estate Foundation of
British Columbia has provided
funding for this project. Monies
granted by the Foundation are
generated from the activities of resl
estate professionals in the province.




Fraser Valley Regional District Housing Survey

Executive Summary

The Regional Growth Strategy for the Fraser Valley Regional District is intended to
guide decisions on growth, change. and development in the Valley over the next 25
vears. Housing is considered to be a major component of the strategy.

The housing survey provides a statistically significant analysis of the attitudes of Fraser
Valley residents towards housing. The term “housing™ encompasses a wide range of
factors which determine the housing that people choose as well as their acceptance of
other types of housing within their community, including location. size, mix, orientation
(... apartment or ground oriented) and amenities. The results of the survey are intended
to help the Regional District make land use policy decisions about housing (type and
location) in planning for the future of the Region.

The telephone survey consisted of a stratified randomly selected population of 1200
which provided a sufficient sample size to allow statistically significant conclusions to
be drawn. The sample allowed the creation of a profile of differences in attitudes grouped
by location, demographics and housing characteristics. The Regional District was
divided into 5 arcas or communities: Abbotsford: Mission: Chilliwack: Harrison. Hope
and Kent: and Electoral Areas A to H.

1. Housing and Household Characteristics of Respondents

This part of the study creates a profile of the demographic characteristics of the Fraser
Valley Regional population. The demographic makeup of the region’s residents explains
the differences in preferences and attitudes toward housing questions in the next parts of
the study.

Fraser Valley Regional District Housing Survey
"Inwhat type of housing do you currently live?"

Approximately 70% of the regional
population lives in single family S
detached houses. The remainder is 13%
divided almost equally between
those living in ground oriented

Single detached house

attached housing and apartments. Apartitent it
. - 12%
With respect to home ownership.
approximately  80% own  their Nl Home
30, Suite
homes and 20% rent. i
"
Base 1200 cases - Tabs page 52 Fel
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Income levels for households are higher in the western part of the region than the eastern
communities. Overall the largest number of houschold incomes are less than $40.000
(47% in the region). This income category ranges from 40% in Abbotsford/Mission to
approximately 60% in the eastern communities.

The difference between eastern and western communities is also evident with respect to
age groups. The age groups of respondents and their households are noticeably younger
in the western parts of the region than the eastern communities. The average household
size in the region is 2.96. As expected, given the age groups, the communitics in the west
have larger households (3.2) compared to the eastern part of the region (2.3).

Most of the population movement occurs from within the Fraser Valley Regional
District. Of the respondents that moved to their current home in the last five years (which
was the case for 44% of respondents in the Region and 30% in Abbotsford). the vast
majority moved “from within the same FVRD community™.

Of the households that moved in the last 5 years, 38% had employed adults that
previously worked within the region (of which 44% worked within the same FVRD
community). Currently, the percentage working within the region is 70% (of which 59%
work within the same community that they live.)

2. Housing Needs and Preferences
This part of the study determined the regional population’s preferences for certain
housing types, size. price and features needed in a home.

The percetved need for single family detached houses exceeds the level (approximately
70%) of those currently in such accommodation. Seventy-six percent of all respondents
indicated that a “house™ would satisfy their household needs. Similarly. the preference
for home ownership (93%) also exceeds the percentage currently owning a home (79%).

Fraser Valley Regional District Housing Survey

Following the income and age Price Willing to Pay for Home
pﬂtlel‘l] lI'I the regIOI'I. thC pI’lCC $201.000-5300.000

. vy s 14%0
which respondents are willing to e (e SOLEOCD

pay for a home decreases sharply
from west to east. In Abbotstford
and Mission approximately 60%
would be willing to pay more than
$171.000 for a home while 40%
would want to pay less than that
price. In Chilliwack and the other

S1T1.000-5200.000)
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$171.000 while 75% want to pay less than that for a home.

The need for different sorts of private outdoor space closely follows the preference for
single family detached homes. Only 16% of respondents would be satisfied with a
balcony or patio. A vard. either small or large. is desired by 66%.

The five most important featurcs. when purchasing a home, are: “quality of
construction”, “Kitchen™, “builder reputation”™. “heating/cooling™ and “laundry™.

3. Housing Type and Neighbourhood Preferences
This part of the survey explored how strongly respondents hold to their preferences for
certain housing types and the importance of neighbourhood amenities.

When offered a choice of housing types with equal price, size, location and design
features. only 12% of respondents chose a “townhouse™ or “condo apartment™. The
number one choice was “single family house™ for 89% with most opting for “a large lot”
(63%) rather than ~a small lot™ (17%). Even when forced to make a second choice, the
preference for townhouses and apartments remains low (14%). The majority of
respondents simply opting for a “single family house on a small lot™ if they couldn’t have
one on a large lot.

Fraser Valley Regional District Housing Survey
, oo Percentage of Respondents that Would Change
Wh‘?n 3$If?d to' reconsider the_lr_hr 2 t their First Choice Based on Price Differences
choice if it didn’t have a “view’ -
and others did. approximately half
(54%) said they would not change
their choice. The cost of housing is i
more of an influencing factor than — Ef“:ﬂ:
a “view” in changing choice of 575000
housing type. A $25.000 difference
in housing cost would cause 46% Maybe (6%) |
of all respondents to change their : N : _
first choice. Moving the stakes up % " - - & i
to a $50.000 difference would | s oo o pmoes ess

Yes (80%a)

Percentage of Respondents

cause a total of 77% to change their
choice of housing. At a $75.000 difference. 86% of all respondents would change their
first choice.

The proximity to community amenities is less of an influencing factor to housing choice
than cost or, even, having a “view”. When asked whether their housing preference would
change if their first choice was located 2 miles from community facilities and other
choices were within a 5 minute walk to those facilities, 62% said “no”. The two most
important factors affecting the choice of housing are: “natural green spaces. rural nature”™
and “basic shopping”. For those moving in the last five years, “affordability” was the
main reason.
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Neighbourhood features that are considered most important in deciding the purchase of a
home for all respondents are: “landscaping and privacy™: “type of homes and land use™:
“parks and green space™; and “distance to shopping, schools. recreation™.

4. Attitudes Towards Other Forms of Housing
The last part of the survey tests the attitudes that the regional population holds about
different forms of housing in their own neighbourhood.

The vast majority (70%) of respondents were comfortable with a house on a small lot
being built beside their home. The prospect of a duplex or townhouse being built beside
the respondent’s home has less appeal. Forty-four percent “approve”™ while 56%
“disapprove”. A house with a secondary suite is much more acceptable with an approval
rating of 72%. The opinions about “income assisted housing™ being built beside their
home 1s equally divided. Approval and disapproval ratings are 50/50. Housing for
seniors received the most favour with well over 80% approval. The approval rating for
housing for people with disabilities also is very high. Respondents approve of this type
of housing beside their home 87% to 100%.

With respect to ()pilli()ﬂS about low- Fraser Valley Regional District Housing Survey

rise apartments the approval ratings " Would you approve or disapprove of the

are lower than duplexes and construction of the following...?"

townhouses with 68% House ou Small Lot

disapproving. High-rise apartments Dupleses or Tawnhouses |

arc the least popular housing form House with Secondary Suite

with a disapproval rating of over tngomeAaslsd Hensng, | =ye—

80%. o — ™ isapprove
Housing for People with |

Respondents who disapproved of ,Rj{:“""‘,::'m

the various housing forms were Eigh-ti0dipariusi _

asked what concerns they had 0o 20 40 60 80 100

regarding the type of housing. The Percentage of Respandents

Base 1200 cases - Tabs pages Felmwry {980

most frequent mentions are “too
much density™. “appearance™. “increased traffic”, and “renters/type of people™.

The most important neighbourhood features when purchasing a home are “landscaping
and privacy” and “types of homes and land uses”. With respect to the purchase of a
home. respondents attached the most importance to the “quality of construction™.
Attitudes about different types of housing in the neighbourhood will be influenced by
design and quality of development.

5. Goals of the Fraser Valley Regional Growth Strategy

The Board of the Fraser Valley Regional District has adopted a number of goals that
relate to future housing issues in the Regional Growth Strategy. Those goals are
categorized into three headings and reviewed relative to the survey results.

\pril 3099 Y
FVRD

THousing Surve



Protect Rural Character and the Agricultural Land Reserve

The regional population appears to share the values contained in these goals. The top
rated factor influencing housing choice in all parts of the region is “natural green spaces,
rural nature”. Neighbourhood features that are considered most important in deciding the
purchase of a home are: “landscaping and privacy”; “type of homes and land use™; and
“parks and green space”. When asked what factors influenced the decision to move to
their current home, respondents frequently mentioned similar themes such as “rural or
natural setting”, “proximity to green spaces”, “small-town character and quality of life”,

E

and “less tratfic congestion”.

5.2. Accommodate Growth

Based upon the survey results about housing preferences, the goals to accommodate
growth present the greatest challenge in planning for the future. The housing type
preferred by almost all of the regional population is a single family house. This is the
first choice for 89% of population, higher than those currently living in such housing.
And a house on a large lot, rather than a small lot, is preferred 63% versus 17%.
However, cost will influence choice. Most people would change their first choice of
housing if it was more expensive than other choices. The number one influencing factor
for respondents moving to their current home is “affordability”. One of the top cited
reasons causing a move from their current home is “affordability elsewhere” . The costs
of development are greater for a large lot growth pattern and consequently will affect the
biggest influencing factor for housing choice, “affordability”. In purchasing a home,
regardless of type, “quality of construction” is a key decision factor.

5.3. Complete and Compact Communities

Given cutrent housing preferences and attitudes about other forms of housing, increasing
densities will require long range strategies and public education about the growth
management options. While “distance to shopping, schools, recreation” was one of top
four important features when purchasing a home, this cannot be interpreted to mean
necessarily “within walking distance”. The survey indicated that most of the regional
population is not prepared to change their choice of housing to be within a five minute
walking distance to community amenities rather than being located two miles away.
With respect to neighbourhood features that are important to home purchase, “transit
accessibility” and “bike lanes” ranked generally lower than “access to freeway or
highways”. Out of nine important neighbourhood features, “distance to work™ was in
seventh place.

Public resistance to higher density forms of housing such as townhouses and, more so,
apartments will make it more difficult to achieve density and compactness in urban areas
and economic use of limited urban land supply. Continuing with the current desire for
houses on large lots will conflict with other values such as maintaining the rural
character. Regional planners and decision makers, however, can take comfort in some of
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the survey results that show: general approval (more than 70%) for houses on smaii lots;
more than 72% approval of secondary suites; more than 86% approval of seniors
housing; more than 91% approval of housing for people with disabilities; and even half
of the public approve of income assisted housing being built beside their home. While
townhouses (including duplexes) are given a lower approval rating, still 44% of the
population say they would approve of such construction next to their home. Taking
demographics into account, areas where the population is older, like Chilliwack, are
more receptive to higher density forms of housing.

The results of the survey show that public attitudes and preferences for certain housing
types, will impact land supplies, development costs and have implications for
affordability and growth management. The information contained in this study can assist
the Regional District Board in understanding the need for alternative directions for
development practices and government policies to support, as much as possible, the
common objectives of households, the private sector and governments.

The formulation of polictes and strategies to deal with housing and growth issues will
involve trade-offs. While personal preferences point to a large house in a private natural
setting relatively close to amenities, this ideal will simply not be achievable in planning
for the future. Housing policy will have to deal with the contradictions presented by
personal preferences. On the one hand, there is a strong desire to maintain green space
and rural countryside, but living in compact urban arcas has much less appeal.

The Fraser Valley Regional District 1is a region in transition with an increasing
population.  Public opinion and preferences will change based according to
demographics and the results of planning and development decisions. Based upon the
results of this survey, there is a need for more study and analysis of the housing options
if the region is to achieve its goals. Part of the solution may be to find acceptable trade-
offs involving increased densities through well designed, quality developments that offer
privacy, convenience of location and affordability.
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Fraser Valley Regional District Housing Survey
Introduction

The Regional Growth Strategy for the Fraser Valley Regional District (FVRDY} is intended to guide
decisions on growth, change, and development in the Valley over the next 25 vears. It must deal
with broad regional growth management issues such as air pollution, water quality, traffic
congestion, affordable housing, employment, energy use, parks and green space. Housing is
considered to be a major component of the strategy for a number of reasons. Besides the obvious
importance of providing an adequate supply of affordable and appropriate housing, housing has a
strong impact on urban form and employment in the region, particularly on commuting patterns.

The intent of the housing survey is to support the real estate and land use issues of the Real Estate
Foundation and housing goals of the Regional District’s Growth Strategy. A wide range of the goals
approved by the Board of the FVRD relate to future housing issues, including;

Protect Rural Character and ALR

e Protecting the rurai character of rural areas and communities of the region

s Protecting Agricultural Land Reserve lands from land use conflicts, fragmentation and other
pressures of urban growth

Accommodate Growth

¢ Ensuring adequate inventories of suitable land and resources for future settlement

* Ensuring an adequate supply of affordable and appropriate housing

¢ Ensuring the needs of aging population and adequately recognized and provided for in regional
transportation, recreation, employment, health care, and housing

* Anticipating the needs of the future population of the region, especially with respect to changing
demographic characteristics

Complete and Compact Communities

¢ Increasing the density and compactness of urban areas in the region and ensuring that
development takes place where adequate infrastructure and community facilities exist or can be
provided in a timely, economic and efficient manner

* Planning for settlement patterns that minimize the use of the automobiles and encourage
walking, bicycling, and efficient use of public transit

e Providing for adequate employment opportunities within communities and employment
opportunities close to place of residence

¢  Planning for energy supply and promoting efficient use, conservation and alternative forms of
energy

The purpose of the housing survey is to provide a statistically significant analysis of the attitudes of
Fraser Valley residents towards housing. The term “housing™ encompasses a wide range of factors

which determine the housing that people choose as well as their acceptance of other types of

housing within their community, including location, size, mix, orientation (i.e., apartment or ground
oriented) and amenities (on the scale of the unit, complex, neighbourhood, community and region).

The results of the survey are intended to help the Regional District inake land use policy decisions

about housing (type and location) in planning for the future of the Region.

A stratified random sample telephone survey of residents of the Fraser Valley Regional District was
conducted in February of 1999. The actual survey questions form Appendix A of this report. The
report analyzes the attitudes of the respondents based upon the results of the survey,
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Survey Methodology
The survey consisted of a stratified randomly selected population of 1200. This number of
respondents provided a sufficient sample size to allow statistically significant conclusions to be
drawn for a number of subgroups. The sample allowed the ereation of a profile of differences in
attitudes grouped by location, demographics and housing characteristics. The Regional District was
divided into 5 areas or communities: Abbotsford; Mission; Chilliwack; Harrison, Hope and Kent;
and Electoral Areas A to H.

The 1200 sample survey, in 95 out of 100 times, yields results which are within +/-2.9% points of a
survey of the entire Fraser Valley Regional District population. The survey used a stratified system
to ensure adequate representation from the smaller population based communities for subgroup
analysis. When working with sub samples or smaller sample sizes, the level of accuracy decreases.

The study questionnaire was developed with the assistance the Real Estate Foundation, the Greater
Vancouver Home Builders Association, the Fraser Valiey Real Estate Board. the Chilliwack and
District Real Estate Board, the GVRD Strategic Planning Department, the FVRD planning directors,
and the FVRD staff. The final questionnaire encompassed 45 questions and required approximately
25 minutes for completion. Pre-testing of the questions was conducted to test the study
questionnaire for length, clarity to respondent and Jogical flow.

The interviewing was conducted over 14 days from February 11th to 26th, 1999. Up to three call
attempts, five rings per call, were made to each selected household to ensure a high rate of
completion with respondents. The interviewing was conducted during evening or Saturday hours
only to ensure a representative sample of residents. The interviewers used were highly trained in
conducting marketing research. All interviewers were thoroughly briefed prior to the study and were
randomly monitored during their work.

The collected survey data was analyzed using Statistical Package for Social Sciences (SPSS 7.5 for
Windows). Cross-tabulations have been provided in Appendix C.

Survey Results
The results of the housing survey are presented in four parts:
Part 1: Housing and Household Characteristics of Respondents
Part 2: Housing Needs and Preferences
Part 3: Housing Type and Neighbourhood Preferences
Part 4; Attitudes Towards other Forms of Housing

The numbering of the survey questions corresponds to the groupings in the interview questionnaire
which is attached to this report as Appendix A. The actual wording of each question is presented at
the beginning of each section. However, in some cases, the interviewers provided an introduction of
the subject prior to posing the question. Please refer to Appendix A for the actual context and
sequence of the interview guestions.
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Demographics

1.1 Type of Dwelling

“In what type of dwelling do you currently live?” (1-1)

The following table outlines overall survey results and individual community results.

Hope/Agassiz/  Electoral |
(1200) (575) 179) (309) Harrison Areas-- |

| Current dwelling type FVRD  Abbotsford  Mission  Chilliwack |

| T A Ry O Y i LSl s e, DS BOEES e R (ST
Single/semi detached 68 62 81 63 81 74

house

Townhouse* 13 20 10 16 | 16
Apartment 12 13 3 13 9 9
Mobile/manufactured 3 2 2 3 0 3
Home

Suite 3 4 3 | 0 0

*includes duplex, triplex, fowrplex and row housing

Fraser Valley Regional District Housing Survey

"In what tvpe of housing do you currently live?"

Sixty-eight percent of all respondents
indicated that they currently live in a Townhon se*
‘single detached house™.  Twenty-five %
percent indicated that they live in
‘attached or apartment” housing (13%
ground oriented and 2% apartment).

Single derached house

Apartment 69

12%

Mobhile Home
3% Swte

3%

Base 1200 cases - Tabs page 52

'Current dwelling ~ FVRD  Abbotsford  Mission  Chilliwack  Hope/Agassiz/H  Electoral |
| tenure (1200) (575) 179) (309) arrison Areas [l

| i et il o e i L A B 2L e e B0 T T T
Own 79 78 82 79 82 75

Rent 21 2 B 2] E 25

Apnl 30099 3

IFVRD

Housmg Survey































































































































































































































































































































































































