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Two imporiant facts have been toreed upon our silentlon
recently and we have bosn promized that both will receive
government atfention in the post-war period,  Firzt is the
faet that there is an zeoute shortage of some 150,000 houses
i Ausiraliz owing to the curtailmeni of normal building
aefivity during the deprassion. The seeond faet is the post-
war nszed o provide work for an iminense army of returped
men in government schemes pending their absorpiion in
pencetime iadustry. The Government has proposed to mest
boti these needs by employing the men ia a compr ensive
plan for huilding the houses As a means of stirmulating
peaceiims Indusiry ibis plan is a good one.  If money is fo
pe spent in bridging the immediate post-war peried it could
pei be speal to better advantage than with the buiiding
industry, which is n basic one and redistributes its income
over a groant number of olher branches of industry.

Tut thers is one vital point connecied with this pIan Upen
which too iittle has bheen said so far aad which I want io
denl with now. ‘Thai is the mailer of the sites npon whish
these houses arve to stand. Where are they focated and who
s to provide them? This is 4 most jmpertant point, for the
number of siies 1z extremesly large, and if the government is
supposed fo buy them we wiil probably have an era of land
speculation by pairioiie eitlzens who are willing to zell sites
at  verv high price which will lead the post-war gensration
with debt.

fn sny housing scheme we must bear In mind two separate
fiems,  One is the getual cest of conztruction of the-bouss
lemalf, The olher iz the cost of the site upon which that
nouse will stand. Money spent on these two liems affects
the sominuniiy very differently. Any gutiay in actual build-
ings cannot fail to be of penofit to the communiiy whelker i
e made by the povernmeni or by private indusiry. It means
thai thers is p direet and immediale demand for labour ito
raplace the materials used up in making ihe building, and
that inereased demand for labour gives ingreased wages and
enrther demand for other classes of goods, The same is not
itue of the money spent in buying the site. Thiz ounilay
does apt menn more demand for labeour for the land values
nought do not eniall any Inbour te produce fhem. This
v iz n soclally wasteful paymenl whether the govern-
Cor a private individual pays for If Therefore the most
artant sten that any government will have to take belors
putting & housing sohems into operation ig to fake any sieps
necessary io lessen the ouilay reguired for land.

Lei us kesp clearly in our wmind a picfure of where ouv
roni Ipterests lie.  Any would-be home puilder, whether &
private persen ov the government, has only a limited amoint
of capital to spead. The more that has to bs spent in
baying sites the less thers is ic gpend in the buildings
themselvor,  The amount spent on the site gives no dirsef
employment. The ameunt spent on the buildings gives
great demand for labour, which muitiplies itsclf several times
aver through ihe commupily. I we can reduce the selling
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wiih fhe r price of land iz the
great limitalion Commission has been

faced with in this Siaie in its offorts to arovide cheapey
housing. It ig the price of iland that makes hou Wi
eeopomic.  If 3L ea})iial ouﬂay
at all the best ) £ would be
for ithen we win L Y SEIREY wo’p!t wanting
srozid [m%; 3] ve up for anylhing imm Ave
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s fo

Tt iz ;1‘1 sevalive then that the Sovernment sesk means io
zot ths g dowin. leularly necesss
do this m i @ & housing .
for vou wil 3 Tose after the last
war a8 soon o ¢ on the wmarkei for
Iand for soldier solid A us remomber our primary
object moust be fo maks !mm cheapor,

Mow ihe in thig State has bhad wpon its
mynicipal 'wd ;‘z ke ;:m form for some years ihe means o
aeccmplish this  olject. Th]fs mieang  is eollection of
municipal and other rvates up % mzimprm value of the
land Instead of upon improvemss This wroposal is aoct
ane that is theoretizcal and remiole, f{)r it has already proved
itz value,  The municipal and shire councils have had the
aplion of adepiing it =mince 3920, and 2 third of the
municipalitios have s the chanpe and avs operating under
this gystem. I do not think the i can know how
succesaiul it bhag been Iin those a adopiting it, and I do
poil think the meml anchaz of the Labor Party are
aware of just how g plank of ifheir piaiform has
proved in practice op tile}' would have been far more active
in demanding its extension, so let us lock at the aetaal
resilis in & number of ihe places thal have adopled €.

The most Imporiant of these results has been in reducing
the price of iznd.  Phe cities of DBranswick, QOaulfield,
Camberwell, Fssendon, Coburg and Oakleigh have zll bheen
operating on the system fov 20 wyenrs or mwmore. In all of
ihesa cases when they adopled 1t there were large aress
of land held idle by specnlsisrs wailing for high prieces. In
all these cities ! rating on land walues forced this land
to bhe thrown open and epabled fhose wanting houses to get
sites chesply. Fou can  easily ses why it discourages
speculatisn by considering what would happen in the cify of
Preaton if nnimproved rating were to be adopled. This city
has » great proporiion of land st held vacant for specula-
tion. The average awonnt paid in rates on all Blocks of
land in this digirict iy only 12/ a wear, whereas each houss
pays on fhe average £4/1Z2/- per vear. Bul if the srstem
of rating on land values were in force cach bloeck would poy
£2/4 /- whether it ro vapani or had 2 houss on L. Now
vou can see thai w specuistor can easily afford o hang
on to a bloek of lang for arg oat 12/ & wyear, it i3 a
different maifer when ¥ comes to paving £2/4/- a vyear.
Mot enly would the land ai Preston be made cheaper for
those whe want fo buy, but the saving in rates of oveyr
£2/8 /- a wvear uver BI vears, : regard s the
life of a2 house, would mean n saving of over £120, which
would 2o o long way iowards pay r his land or house,
and thus assist building., WNWot on fimg the rating on land
values made it & for poeople o zet asites, but it has
prevented the speculalion in land values whieh has proved
such an evil in olher districis.
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In Camberwel, Cauifield, Qoburg, Druanswisk, ¥Essendon
and Dakleigh af the j Mic of the bﬁmﬁ in 1924, the price of
land had ouly risen izy per gent. over the 1222 figures,
while In other corresponding digtricis rating on the old




system it Bad increased by 114 per cent. This releasing and
chreapening  of ‘the locked. up land has. led::to very great
puilding activity im ali of the cities which have adopted :it.
Just to take Camberwell alone; for the first five years afier
adopting rating on land values, the houses built rose from
an average of 338 before adoption to an average of 870 for
each of the five vears after adopting it. Think what this
enpormous figure. weans in relieving housing shortage. It
means that every year this one city was building more than
two-thirds of the total dwellings in the Town of Hursham,
or more than the  whole Borough of Daylesford.

Tt is not only  Camberwell that shows this remarkable
growth., I vou take the six original ecities rating on land
valués you find that over the twenty years from 1320 to
1439 these six cities had built 40,466 houses while the 10
cities corresponding in distance and type built only 41,293,
Thit nigang that each city rating on land values averaged
6,744 dwelhucs built, while those not Taling on land values
built only: 4,128. That is, there were 64 per eent. more
dwellings - built in each eifty rating on: ldnd vdldes than in
those without it.. The difference is even greater when you
take account of the area available for building, for then we
find that the eities rating on Ilznd - valées- had buili- 2,12
times the number of houses per acre available. That is,
those-distriets rating on Iand values had 112 per cent. greatet
building activity per aere available than the districts not
rating on land valdes. '

‘Now see how this esormous difference affects our housing
problem. We are fold that Victoria’s share of the 150,000
houses short is 40,000. But if these 10 cities in Melbourne
which do not. now-rate on land values had been rating:.on
that system and showing the same building figures per
acre ag the disiricts now rating on land values, instead of the
41,293 hdunses which. were actually builf there would have
bheen: 88,000 houses built. In other words, there would:be
46,700 roore houses in these distriets alome. Se. it iziclear
that the reason why there is a housing shortage I this State
is simply. because most of the State has not yet adopfed
rating on. land values. . Consider what  that extra 46,700

houses would have meant to you. . If you are rentihg a home, ...

it would have meant cheaper rent for you because it would
have meant less intense demand for housing.. It would have
meant that you could ‘rent a house maore ‘easily and with
gredter range  of choice. If you own your own property
it would Have meant less rates to yoii for the burden would
be spread over so many more people.’ CAndir you are a

worker, a8 wost people in this country are, it would have
meant . much. to, you in better wages. and conditions, for
those 46,700 houses at an average of £I, _0_00 each would
have meant. an additional £47,000,000 spent.in the building
industry, and this amount wounld have been multiplied four
times over in-itg distribution to other indusiries. It would
have meant employment for 58 per cent. more carpenters,
bricklayers, plumbers, plasterers, painters, tilers, electricians
and others employed by the building industry. It would have
meant 58 per cent, more demand for timber, iron and steel,
cement and bricks, and other materials used in the indusiry.
It would have meant improved conditions for all classes in
our community.

Now consider for a moment where the sites are available
for all these houges that we want. Do you know that there
are no less than 83,400 vacant blocks within 31 miles of the
centre of the ecity? More than that, most of these blocks
have sites for several houses, and when you take accouni of
the area they contain, there are sufficient sites vacant to




puild 237,000 houses of the most modern:type, held vacant.
becanse ‘the rating system favours speeulation and penalizes
improvements. Do you know that there are:15,000 vaeant
blocks in Preston, 14,000 vacant in Heidelberg, 11,000 vacant
in Moorabbin? Perhaps vou think of Footscray as a well-
built distriet within four miles of the centre of the city?
Well, there are 4,400 vacant blocks in Footseray, and 2,600
in Northcote. Why? DBeecause a vacant site in Footscray
pays only £1 a year rates while a house pays £5/13/-.

Now here we see the means which is open to the govern-
ment to make sure that land Is available cheaply to those
who want to build on it and slso to get the sites for the
housing scheme in the places where they are wanted most.
Whatever form the post-war housing scheme may take, we
peed to make the rating on unimproved land values com-
pulsory in all cities, towns, boroughs and. shires throughout
the Siate. ‘We need to put our Board of Works and all other
local rates upon land valves, instead of improvements, and
even extend the scheme further into the State and Federal
ficids. We need to make this plank in the Labor platiorm
& dynamic one, So clear is the case for rating on land values
instead of improvements that its support is not econfined to
the Labor Party. The Country Party adopted it as part of
its programme at the last Annual Conference, and the
original  bill making its use optional was passed by a
Wationzlist Covernment. With this united opinion on all
sides, if not vitiated by party politics, the aim can readily
be attained. But to Labeor branches and groups in particular
I would say——Don't just sit back comfortably in the thought
that this measure is on the party platform. It ecan very
well be forgotten there. Tt needs constant agitation fo be
brought to the forefront of policy. You will get only what
vou demand and what you show there is a public demand
for. If you Hve in a district that is not rating on land
values, why noit take steps to have it adopt that system?
Why pot make a deputatlon to the couneil, and if that is
ungitecessful, why not demand a poll of ratepayers on the
subject? -If vom get 10 per cent. of the ratepayers to sign
a petition for a referendum to adopt rating on land values,

«+ % poll must be held by the Couneil,

In - conclusion, let us Jook over the points we have es-
tablished. in this talk. We have seen that the success of
any re-housing scheme depends upon getting the price of
siteg. down and wmaking available thé vacant blocks now
held for speculation. We have sgen that the means are
available to ‘do this in the system of rating upon unimproved
land values. We have seen that this system has proved
spectacularly successiul in doing both tasks in the areas which
have adopted them so far. We have seen that not only has
tkis system prevented specmlation in land values, cheapened
land, and made available sites for houses, but that it has
brought about double the building development. We see that
further action in extending this principle of rating on land
values will be essential for whatever housing scheme the
government has in mind, and will have the additional ad-
vantage that it will stimulate private building as well, thus
tackling the housing problem at both ends. We have seen
that this measure is capable of wider application in the
Municipal, State and Federal fields.

(Reprinted from “Progress,”. May lssue, 1943.)




