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PUBLIC CHARGES ON LAND VALUES

1. Introductory

Az the community develops, peed arises for 4
greater range and betler quality of vublic utilities and
services. These necessitate increasing public revenges
which ean only be met by public charges which draw
upon the pool of wealth produced by the citizens.

Ultimately these public charges fall into one or
other of two fypes.

With cne, public charges are based directly or
mdirectly upon the dctual value of the wealth produced
or used by the citizen. In this class are income laxes,
sales taxes, pay-roll taxes, tariffs, excise, local taxes
upon buildings or cultivation. The effect in each case
is to veduce the incentive to production.

With the other, public charges are based upon the
wealth  producing  potential of land frrespective of
whether it is developed or not. Te this class belong
charges which really are ground rentals; such as land
taxes, rafes upon site-value of land apart from im-
provements, timber mining and ol royaities, Thege
charges, being fived commitments hased upon poten-
tial, give full incentive to development in the know-
ledge that any excess above the fixed charge remains
with the producer,

The first takes for public nses part of the privately
produced values given to materials by labor and
capital. The second absorhe for public purposes part
of the publicly created rental vaiye of land which
reflects the concentration and siapdard of  publie
services and utilities available,

Thig site-rental value is & natural and just source
upon. which the community is entitied to draw to
maintain and extend its utilities on which that vaige
is based.

To the extent that public revenue is increagingly
shifted from privately-created ralues to the pubiicly-
created  rental  or  capital value of lapd {exchisive
of  mprovemenis), we approach  a  clear-cut  funciional
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addition, about 259 of the Tocal vates based on Netd
Annual Value fali (m Lha site as dists from the
improvement values. This mainly affects Sooth Ags-
tralia, Victoris and Tasmania. Mdhmﬁ altowanee for
this, the apparent pr eportion of the v‘imnd vent
absorbed for public services in the Staies becomes;—

:_}.

Gueensland  (66.07%), New Houth Wales {H3.0%},
West Australia (B8.8%), Bouth Auvstralis {32.5%).

Victoria (33.7), Tasmanin (24.0%.).

The apparent ground reni has been approximated
by adding to 'Lh(, total vield of the pub harvges
levied on Lmd values of the asseszed u r ovad

‘qnml value {which iz the eapiialized reni vemaining
in private hands). This greatly under-states the true
ground vental beeause official valuations | b
market values. I these official valuatior
State ave only half iha carrent market val
relative proporlions of t!m ﬁmmui leut
pukiic puiposes w
South Wales {36
Australia (W 49
(12,695,

The account In tne accompa aying lables is in-
complete gince it does not include mini and fimber
royaltiss, nor rentals drawn from : d other
public properties let on building lease, the toials being
substantial. Nor does it include ar Howanee Tor
part of the income tax on developed propertios falling
onn the site-value, Without these the charges
mi%@d from land values in the six St unted
for in the tabie t(} talled 2104 175,000, 1T s not
inchide the Australian {famiai ’I‘euim DOrexi-
mate charges of £800,000 in land renials ut

each
i e trie

"(} ’\f\ek-; 13.1 .2 i
2}, Victoria (’(}

The measure of pmuw‘al adoption of
ciples in most BStates is mosl impress :
gemﬂ;t& in material progperity a source of v 15 other
nations. But we are still s long wa the gonl
of LGHQLUOH of the full economic rent for pubiic pur
poses 1 lieu of taxation. The benefifs fhat hﬂn e
already  followed the practical application so
warrant extension of this just princinle iusih@
fields of public revenue.

ALUES IN AUSTRALIA

/
i

EXTENT OF PUBLIC CHARGES ON LAND V

Yeur Ended 80th June, 1958
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It will be seen from this table that therse has been
a different trend In land values in the two State group-
ings according (o thelr rling svstem.

Frend in Land Values 1901 it 1953

The two carlier peviods give a truer 1dea of rela-
iivity in land vahues hetween the States than the last.
The genersi rise in values shown for 1852 largely
reflects cyrrency inflation,

The Btates are listed In the order of the weight
of rates imposed on land values, In 1801 Gueenzland
alone levied rates on land valwes, and fthis zccounts
for the slichtly lower figure for that State than the
remainder at thai time.

It will be seen that other States were at much the
zame level at this date. The figure for Western Aus-
tralia wag sssumed o be the same as the others,
as valuations were not available at that period. By
1987, however, very great diffevences arve seon betwesn
the groups. In Queensiand the exient of rates on land
values was great epough to reduce the land value per
head Lompdied with the eariy 1}enofi, while In the
other Two States in the land value rating group the
increase was small comg sared to that of Vietoria and
Bouth Ausgiralia. f%lt!-u'sugh Tasmania is in the group
raling improvement-values, the price rige wag small,
largely because this Stale had heen Iosing popuiabion
by emigration, with consequent lessening of the
demand for land.




3. Agrieniiural Development
Below are compared the changes in aveas under
all crops for each SBiate over two distinet periods.
First is the tenm-year period from the boom vear
1929/30 and spanning the depression to the start of
World War II, The second covers the post-war seasons

from 1946/47 to 1958/59.

Decline of Agriculture.)

STATE

{See chart — Growth or

Avrenge Under Al Crops

Season Seagon
14245,/30 tEH/ 80 Change
TG0 s HH s TG0 s
A, Depression Period 1624/50 1688/8%

Land-Value Rating States {10.4.V.) 4
Queensland 1,754 - GRE (65864
New South Wales T.049 —+ 1L.54R
West Australia 4,714 + 153

Group Figures . 13502 2,559

Improvement-Value Rating States (N_A.

South  Aastralia 4,724 e 243
Vietoria 7019 - 550
Tasmamza 245 e 22
Group  Figrures . 4,986 e B28 [ SO0
Season Senson
B. Post-War Years . . 1046747 T95R/5G Change

Land-Vaiue Rating States (U.C.V.)

QGueensiand {1801
New South Waleg (- "%_)_
West  Australia (-+T15%)

Groun Flgures 13,714 (3595}

Imprevement-Value Hating States (N.A.¥0 .

South  Australia 3.885 4,147 + 252 Tl
Vietoria 5,103 4,792 #11 6%
Tasmania 2431 338 iz B0t

Group Figures .. 0,344 9,978 &1 (- 10%)

Agricaltural development is intimately conneected
with the price of land. This is strikingly shown by
the changes in area under cultivation in each of these
periods. The higher level of public charges in the
land-value rating States curbed the speculative rise
in the price of land. This speculation had freer rein
in the States taxing Improvements.
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Fesuit was that with collapse of world prices of
primary products  (particularly wheat) in the de-
pression, the lower price of land in ths land-value
rating States enabled substantial extension of cultiva-
tion to be profitably undertaken In those States. On
the other hand the higher price of land in the other i
Stateg led to failure of farms bought at those prices, .
surrender of holdings and reduction in the area under
crops. These diametrically onposed tendencies operated
directly in the order of the weight of public charges
levied on land values, i

The war years arve omitted because developments
in them were not in accordance with normal economic
conditions, bul under Government divection and con-
trols.

The post-war comparison follows the same pattern
as the earlier one, though with less difference between
the extremes in the two groups. Public charges on
land values in the second group were much higher
and closer to the first group in this postewar peried.
Althiough there is now little difference between the
tetal proportion of the ground rent vepresented by
the weight of public charges levied on land values in

KATION

000

DF EXEMPTION OB TA

-“VALUE EXCEEDING £
COUNTRY LANDS

HS W WAl

SLAND

y

O

VIC Tas

OF THE OPPOSITE POLICIES

WALST SAUST

REE OF IMPROVEMENT OF HOLDINGS

SHOWING THE ACCUMULATED RESULTS

NAW

Victoria and in South Australia, there iz great differ- o

ence in their distribution pattern. The post-war = G
extensions of site-value rating in Vietoria have been e :
mainly in urban areas, while in South Australia they = e
have been mainly in rural farming arveas. Hence it = = RE!

is particularly significant that, alone among the States -

where local taxes upon mprovements still apply fo a e

majority of municipa! units, Soulk Australia shows €43

a small overall Increase in area under crops, &

QELARR

1. Effect Upon Improvement of Holdings |
Une of the major effects which has followed the
removal of taxes from improvements and the placing
of these charges upon the unimproved value of the
land, has been the marked stimulation it has given
to the improvement of properties. {See chart—Degree
of Tmprovement of Holdings.)
This stimulation to development of holdings is

OF IMPROVEMENTS ON HOLDINGS OF UNIMPROVED LAND

COF IMPROYEMENTS

5 OF {HPROVIMENTS

(=1
=
=
2

4.

Immediately seen when we compare, for the two State
groupings, the vatio which the value of the improve-

19 13




ments upon the land bears to the value of the land
itself, )
This has been done in the table below, covering
all properties which have an unimproved land value
of £5,000 or over. These figures are hased upon the
23rd report of the Commissioner of Taxation dealing
with the Commonwealth Land Tax. The figures are
given separately for town lands and rural lands, as
well as the whole State, and rvelate to the year 1939/40.

Degree of Improvement of Holdings

Publie
charges Yalue of Improvements compared
on land- with U Land Valee as 100
STATE values as - ; - -
proportion Town Country Y\r hole
of ground  Lands Landgs State
rent.
Land-Value Rating States (U.C.V.) o G G T
...... 224 55 398
128 120 124
West Aogstralin 127 144 139 -
Group  Average .. 1586 14 i1
improvement-Value Rating Stales (N.A.V.)
South Awnstralia . 94 it E
Vietorin .. ... Si 67 19
Tagmania 17 61 3
Group Average .. a5 7’79

Note: 1. Weight of public charges here takes aceount only of
charges levied direct on land values. Portion of the
improvement - value rates would alse wrest on land
values.

2. This comparison cannot be made for the post-war
years, as the eorrvesponding figures are not available
since the Commenwealth Government retired from the
land tax field from July, 1952, Land taxes were then
levied by all State Governments, but the rates and
exemptions are ne longer on a commozlﬂbams.‘ Again,
although Commenwealth land tax data is available ic
July, 1952, this would be of doubtful value because
land valuations had been pepged to 1940 levels and
building controls operated over these years.

The first thing noticed from the ﬁgure_&s ig how
utterly different those in the Land-Value Rating States_
are from the others. In the first group the value of
the improvements is very muech greater than the value

14

of the land oo which they stand. In the second group
the value of the land is greater than the value of the
improvements,

This ohservation is tree not only for the groups
as a whole, but for the individual States within the
groups. It is true also of hoth town lands and countyy
fands. Further, the extent of the stimulation of
improvements is by far the greatest of all Staies in
Queensland, which Imposes the heaviest public charges
on land values, :

We may notice further that the stimulation has
been much greater in the town lands of Gueensland
than in the country lands. This, too, follows the
welght of the charges on land va ug, for in the cities
and towns of Queensland the rates averaged Td. in
the £ of the apparent land value, free of any charges
upon it, whereas the rates for shires averaged 4d.
in the £,

Again, although the town lands of Western Aug-
tralia and Tasmania largely use the Improved-Value
gystem, both of these States have land taxes without
any lower limit of exemption. These taxes fall almost
entirely upon the cities and towns, country lands being
practically exempt from them. In Western Australis
this tax is at double the rate on unimproved land as
on Improved iand, and 83 per cent. of it was horne
by town lands.

This accounts for the fact that the urban figures
for these States are somewhat above those for Victoria

cand South Australia, although the raling ig on the

improvement-value in these cases.

These great differences in the proportion of im-
provements fo land wvalues hetween the bwo LrOUps
of States have had very great effect upon the material
prosperity of the people in the States. Not only has
this improvement bettered the position of those who
depend for a livelihood upon the making of the jm-
provements. It has resulted in greafer prosperity for
the landowners themselves,

5. Effects Upon the Assets of Land Owners

The far befter position of the landowners where
public charges on land values are highest will be

15




veadily seen from the following table, which applies
to sl who pald Commonwaalth Land Tax, Again the
figures relate fo the year 1933740, The comparison
cannot be extended to the post-war peried for the
same reasons as for the previous section. (See chari—
Average Value of Land and improvements.)

PN TS Liniroproved Woral
it Fat

Land-Yalue Raling States (VULV}

Angtralin

Group  Averige

Improvement-Yalee Hating States
A 1.

razti

Av

16,987

The firsl thing that sivikes us about thesze figoyes
is the faet that while the land values in the two groups
averaged about the same, the value of improvements
was utterly different between the two groups.

The average value of the improvements per land-
tax paver in the land-value valing group was over
1006 per cent. greater than the average for the
improvemenit-value rating groupn. Further, ithe valoe
in improveinenis in the lowest State in the land-value
rating groun was 30 per cent. grester than for the
highest State in the other group.

Again, in Queensland, which levies by far the
heaviest public charges on land waluss, the valus of
improvements was nearly three times as great as the
average of the improvement-value rating group.

The total assets of landowners in land value plug
the improvements value were greater in the lowest
State in the jand-valus rating group than m any of
the improvement-value rating group. Obvicusly, the
total assets of land owners have been incveased and
not reduced by the weight of public charges impoesed
on land and the exemption of improvements,
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S great has been the stimulus given to improve-
ments in (Jueensland by the heavier charges on land
that the assets held in improvements alone are eqgual
fo the total assets jn land value plus improvements
in Victoria, the highest State in the improvement-
value rating group. '

This difference was 80 great that even had the land
valoe disappeared enti vely in Queensiand, tand owners
would sl be better off than in any of the States in
the second proup.

Social Effects of Stimulated Improvements

1 is important to notice that the improved position
of landowners in the land-value rating States is in
thair eapacity as land users and not as land specuia-
tors. They have been encouraged o develop their
boidings, and to look for their retarns 1o the regults
of land usage and not to land speculation,

The lifting of taxes from improvements  and
placing them on the value of the land has left them
with more Tunds available to make improvements,
while the knowledge that the making of the improve-
ments would not mean inereased loeal taxes has also
tended in the same direction. '

At the same time, the greater proportion of assets”

in improvements as against land values has heen of
the greatest importance to the people of these Siates.
Assetls in improvements are real wealth which increase
the ioial wealth availabie for sharing. Land valyes
are not veal wealth, but only claims to wealth which
others must produce,

The invrease of the former has meant a much more
active demand for the services and products of all
other clusses than lindewners, The improved condition
of non-land-pwners in the land-value ratine States ig
largely due fo this stimulated demand. (See gections

9 and 10 .
6. Effects Upon Dwelling Construction
The level of building construction activity is a most

significant indicator of the conditions in any couniry.

It is an indicator of ihe general level of prosperity,
for the building ndusiry iz bagic and activity in it is

i8

refiected in many dependent industries, This is par-
tieularly true of jts dwelling construction rate. '4
_ In making inter-Stafe COmparisons some modifvins
factors must he considered. It is not merely Suﬁiéimﬁ
to compare dwelling increase with population inereage
te establish a stimulating effoct Aue to public chéu"fréé
on land values,  Account must be taken of thé;ﬂj@e
compogition in the States, for, clearvly, if the inerease
s mainly of infants, less new houses would he 1."@{;1;1171"@3
thap_ where the increase 18 of aduits, '
The difficulties of comparison are ironed out if we
compare the dwellings built with the marriages in the
same period. The marriages are g measure of the
natural demand for new houses and the comparison
of dwelling construction with them gives & good indi-
cat}ozr} of the extent to which this demand e heing
satisfied, Dwelling construction will ajwayvs be some-
w_hat less than the number of marriages, since part
of the demand for houges is satisfied by old homes
which  become available after degth of 1}}"@"\«*10113
occupants, : B
Such a comparison is made below from the Come-
mgénx‘feelltl'l }’ear Books covering the 27 vears from
1921 to 1958, Dwelling  increases shown are the
dlffercenfze between the total dwellings at the CEnSUseS
of 1921 and 1954 with addition of dwellings cornpleted

Dwelling Constraction and Marviages
{See cimrth—ﬂweliing Consglruction 1921-1958)

New, of

Trwelli
i Mareiasos

Queensiand .
New South Wales
Wost Austrulis

(50,5
(51.6)

Group Figares

‘7{6(:.-.(..!)‘

Improvement-Valye Rating Stat)

South  Awustralin 62.0
Vietoria 517
Tasmania 561

Group  Fiegres . . “(EI G

ude Government-built homes,
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DWELLING  CONSTRUCTION 192 -1958

PER HUNDRED MARRIAGES

PRIVATE DWELLINGS ONLY -

TOTAL DWELLINGS  Cnei. GOVERNMENT ).

s
4

Fi

TAS.

e

(SLAND HSW WAUST SAUST

TaS.

TSLAMD  N.SYW WAUST SAUST viL.
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during ithe extra four years. Posl-war migraijen hae
added subst ntially 16 the demand for homes 50 that
local marviages alone are inadequate to measure the
natural demand. To leeal ma 1es have been added
the numbers of married couples among the intake of
migrants in the post-war years,

)

The sup eriortty in faver of the Siafes taxing land-
value Is clear-cut both as groups and individually, The
lowest of the land-value rag ng State: gher than
any in the group taxing improvements.

Uatii the end of World War i home building was
almost exclusively done by vrivate enterprise, Since
then there has beon sub tan building hy  State
Housing authorities. The extent varies widely between
the Siateg according to their differing policies, To
isolate the home-building by private enlerprise ihe
homes built Tor rental under the Commenwealth-State
Housing Agreements, those imported by the Common-
wealth Government for the States, or buiit by the
State Howsing Commissions themaeivoes must be de-
ducted from the totals above. The numbers involved
for the various States were ! Queensiand, 12,683 New
South Wales, 43,880 West, Australia, 14,675 Howih
Australia, 2T.662; Vicloria, 29.001 ; Tasmania, 1,669,
These do not cover homes built by private onterprise
for individuals with financial assistance from the
Government.  With these dedactions  the dwellings
built by private enterprise per 100 MATYIAges ave g8
shown in brackets in ihe final solmun.

These show the private bullding conséruction rate
o be 10 per cent. greater in the fand-value ya
groap. The differential in the first part of the per
te 1938 was greater than gince. The resson for this
is partly that there hag baen eonsiderable exiension
of land-value taxation even in the Siates where the
majority of local units siill rate the value of improve-
ments, so the effects between the grouns are not now
s marked. Again, the exient of Government aesist-
ance in home finance tends to bring the construction
rates cioser together than when eeonomic laws oper-
ated gnchac i wse of the apparent

cked. But the main ¢
reduction in the margin in favor of the site-value
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taxing States is that the stimulation of huilding in
those parts taxing site-value within the predominantly
improvement - taxing States has masked the lower
development in the vemaining parls and raigsed the
State averages.

A subatantial - minority  (about one-fourth, but
growing) of the municipal units in South Australia
and Vietoria rate upon the land-value basis, while
none vet do go in Tasmania. It is significant, there-
fore, that Tasmania is at the bottom of the list

When investigation into the conneclion hetween
the local taxation systern and dwelling construction
iz pressed down to these municipal units within the
Siates il is found that the differences are much greater
than appear from the State averages. The municipal
units rating land values are then seen to bhe mainly
responsible for the raising of the State averages.

e effects upon building construction following
removal of local taxes from the value of the huildings
to that of sites have been studied most clogely in
Victoris. 1t has been almost invariably found to he
accompanied by an immediate and substantial step-up
in building construction which continues thereafter at
a higher level. This applies equally to wrban and rural
areas. Tiural municipalities making this change since
ihe war have shown a step-up in value of rursl ‘build-
ing construction of 50 per cent. or more within two
vears of making the change.

The following comparisons of the increase in the
wumbers of dwellings in Vietoria for various periods
show how the relatively small proportion of munici-
palities taxing site-values accounts for the majority
of dwelling eonstruction in the whole Siate.

Period of Com son and
Loeal Tax System

Between Censas Yoars 192
SR R N 48,600 4605
LAY 56000 B4
Between {le
OV, ( TGT.000
MoAY. 93,000
TT1E00 629
43,590 889%

) A survey conducted by the Lang Values Besearch
}i:roup on the .B’Ieib()'l._;rn_e area showed that over the
20-year period from 1921 to 1940, the municipalities
taxing land-value built at the rate of 212 fimes the
number of houses per acre availabie for bullding com-
pared with their counterparts taxing buﬂdingg »

A more recenl suivey showed that for the four

vears 19b4 to 1857 inclusive, value of building permits
totalled £210,073,000 for the 24 suburban municipali-
ties exempting buildings, compared with £67.205,000
for the 16 suburban municipalitiss where buildings
were taxed. These hgures worked out at an average
of £5626 per vateable property for those zuunicimﬂiti%s
exempting huildings compared with only £312 for
those taxing huildings. The building construction level
where buildings are untaxed is thus 1.68 times that
where they are faxed, )
_ Similarly, evidence submitied fo the Comroon-
wealth Houging Commission in  South  Australia
showed that dwelling construction in the districts
rating land values in that Btate was markedly superior
to that in the districts rating upon improvement
values, .

Such stimulated building consiruction has been of
eNOFMOUS importance to all classes of the community.
it has meant additional employment in the land value
taxing areas for some 68 per cenl. more carpeniers
bricklayers, plumbers, plasierers, painters, tilevs, elec
triciang and others employved by the building industry.
It has resulted in about 68 per cent. greater demand
for timber, iron and stesl, cement and bricks, and
other materials used in the huilding industry, “From
those areas removing local taxes from buildings than
could have been expected if buildings were taxed.

Against this, of course, must be set the fuct that
gome of the extra building in the land-value rating
areas might have been atiracted there due 1o th?&
rating system, bt at the expense of other areas and
that had the whole of the municipalities heen 1‘£1Lin&
land values the aggregate of new building might havz
been less than this large figure. )

This could be possible to some exient in the metro-
politan area where there ig flexibility in the choice of

a3

A




saburh, But it is discounted by the experience of the
rural areas which are self-contained communities and
have shown quite as marked stimulation to bailding.
The indications are that lifting of e from buildings
generates new development that woild not otherwise
have come to existence. The acceleration to develop-
ment ig greatest wheve the remoeval of taxes from
Luildings is complete as compaved with partial

7. Development of Mapufacturing Industyies

We have already neted the markedly crealer
activity in building construction in those Sfates rating
apon land values and exempling improvements from
pates. The building constroction indusires ave bagic
m nature.

It is natarai 1o expect, thevefore, that this superior
boilding activity should be accompanied by develop-
ment of mannfacturing industries. This expectation
hag besn fully realiged,

The most siguificant indicator of trends in manu-
factoring industries is the amount of eanital invested
in plant and machinery. This figure eives a goide to
the future development which may be expected. 1
there is litile capital investment in plant, little expan-
gion can he expected,

The table below compares the investment in plant
and maechinery at 1929730 with the increase from that
vear to the veay 1938/89. It w then followed by a
similar ecomparison for the post-war period 1947 /A8
o 1957 /55, lues quoted are from the Common-
wealth Year B for the relative years.

The pre-war comparigon spans the depression and
the recovery. Two of the three Stales taxing improve-
ments showed aclual decreases, while the other had
only a small increase. This suggesis that faciories are
less eeonomic where taxed than where sites are taxed
and improvemenis exempt.

The post-war peviod is one of great expansion
generally, aithough a substantial part of the Increaze
ix in depreciated money terms. Again the land.valae
rating States show mavkedly better performance than
those still rating value of wmprovements.

i
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A, PreWar Perled

Vatne of Flapi and Machinery in Faclories
s e Yalue at
ErATE R 43 jJ e

Lard-Volue Bating States {(UA0L¥.)

Duecuslay
Niw
Wt

Byt

Tiroun Fuores

{rsprovemeni-¥
South

Uroup Figures

1. Pest-War Peried 18ag

Eand-¥al

o Rating States (ULL¥.)
2] 3

ad . -
i

{HLAY L)
Y
I3

Y v .
Tasmunia . -

Groug  Figupres

The position shewn by this table Is significant. For
boih perisds each of the three Stafes in ihe Iand-value
ating group shows an increase in investmenis in plant
and machinery propertionately greater than for any
State rating upon improvements,

Cheaper Land Alds Manufacturers

The markedly supericr development in the langd-
value rating States may be attribuled to the incidenca
of the vating system as a major cause. This system
opevates to produce the observed result in two entirely
different wavs.

First, by stimulating building econstruction and
develonment of holdings, a greater demand is ereated
for the products of factories. This encourages further
invesiment in existing factories and the establishment
of new ones.
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) Secej_fl«:'i, the effect of the land-value rating system
in keeping down the price of land means that less
L‘:;unta]"ou_ﬂﬂy is needed for land in new factories or
extending old ones. This leaves move capital available
for investment in actual plant. )
For example, land values in the City of Brishane
are approximately 40 per cenl. of the price which
would prevail were no rates and taxes levied up{)ﬁ the
mnimproved value of the land. This means that a firm
w%shmg fo establish a new factory, the site of which
might cost £100,000 otherwise, is able to get that site
for £40,000, due io ihe incidence of pubdic charges
on land wvalues. This firm eclearly has an additio%zd
£60,000 to spend in investment in plant and mac.h'inef*,'r
for the actual operation of its business. .

Growth in Number of Factories

The lower price of land where public charges are
hased on land values instead of buildings operates in
ia,vsr of all kinds of businesses. It reduces the amount
93? capital required to commence a business or factory.
‘1!19: result has been a substantialiv greater increase
in factories in the States foilowing this principle than
in the others. '

’"I‘.!:iﬁj&bl@ below compares factory development over
the post-war years 1947/48 to 1957/58. With uniform
income tax rates over all States this comparison is
on a comrmon basis and is therefore more significant
than pre-war when the different tax scales between
the States had an influence in directing developraent
to the lightest taxed. '

STATE at B0th Fune:

Land-Value Raeting States (TL¢.¥.)

ueensland
VW ath We 1
West Australis

Group Figa 21,62

Ea pf_‘m‘ementﬁi alne Hating ’Siz;te.

South  Australia

Groun Figures ... 15,782

Of the total increase, 62 per cent. in the site-value
and BRS per cent. in the improvement-value raling
States wag in the small factory category emploving
four hands or less. The proportions for large Tactories
emploving 50 hands or more were 5.5 and 3.6 per cent.
respectively, ‘

in the States where some of the local units tax
upon gite-value and exempt buildings and plant, while
others tax buildings and plant, it is found on analysis
that there hag bheen concentration of factory develop-
ment in those local units where buildings are untaxed.
This applies both te metropeolitan and rural aveas.

The Tellowing extract of evidence, tendered in 1860
to the Viclorian Parliamentary Comuinittee om Distri-
bution of Population, which is particularly concerned
with securing decentralisation of indastvy, shows this:

“One of the most striking proofs that this simple
remedy (un-taxing of buildings sud taxing sites
instead) is very effective in enabling rural indus-
tries o establish and hold themselves economic is
given by analysis of the factory statistics for the
years 1955/56 to 1957/58. This has been a period
of overall recesgion for ruval industry both in
numbers of factories and employees.

“I$ we exclude Dandenong and Berwick as metro-
politan, the total number of factories in 164 extra-
metropolitan councils increased by 42 over this
two-year period from the 1955/56 total of 4,608
It is significant that although there were only
17 (i0%) of these rural councils using the un-
improved capital value rating system, they pro-
vided 21 (504¢) of the whole 42 nelt increase in
factories for the rural part of the State. Inersases
were recorded for nine, decreases for five, and no
change for the other three. _

“In the important matter of rural factory employ-
ment the performanee for the 17 ryural councils
using unimproved capital value rating was even

more impressive, At 1955/56 total employmfent in
rural Tactories was 67,516 and by 1957/58 this had

increased by only 76. But the total increase in
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eraployment in the 17 site-valoe rating councls
was 415. Over the other 147 councils still rafing
the value of huildings, there was a nett {lem'ezmsz
of 361 emplovees. The site-value rating councils
alone were responsible for wmore than the whole
rral increase shown for the Hiate.

“"Nm‘_was this a case of a few with large figures
carvving the rest. Of the 17, eleven showed in-
creases totalling 685, with six showing veductions
totalhng 243 Those with increases were the ruval
Qz-u_‘t of Eltham, Castlemaine, Mildura, Newtown-
1(,!_111%’91!? Portland, Rosedale, Sale, South Barwon,
Wangaratta, Warrnambool, Wedonga. Those with
decreases were the vural part of Trankston and
Hastings, fichuca, Hamilton, Swan Iiiil, Traralgon
and Yea, Of these, Swan Hill and "I‘}'&i’algml ﬁzid
only uzed the site-value rating basis for one year,”

5. Effeets Upon Hetad) Traders

~ The retail trading community caters for the needs
of fis customers and its prosperity rvises or falls with
theirs. The progperity of the retall trading {3.(}mm[a§1ii;:y
can be studied move direclly than that of the cus-
tomers. Long-term effects arve wisible i the extent
of modernisation of the business centres and in the
numbers of shops supported by the trade.

A comprehensive sorvey has been made on thig
siub,;ect covering 353 towns in the Siates of New
South W

and Tasmania and was published in “The Valuer” of

PROPORTION OF TOWNC IN WHICH RETANL TRADE
SUPPORTS .

Where Buildings are:

J TED e UN- TAIED
MORE THAN 40 SHOPS s wx S5

LESS THAN 40 SHOPS % 0n 25

3y, Victoria, Queensland, South Australia-

g of site-value in

July 1059, 10 shows the ¢ cation
with exempiion of baildings upon development o

business cent as reflected in the mode or
ohsolete appearance. The survey Compoares the resut-

ant development in towns of various slze after periods
of manpv vears of taxation of butldings and other
improvements on the ope group and their exemption
in favor of local taxation of site-value on the other
{(See chart — Proportion of Town )

The better trading position wheve buildings apd
other improvements are mmbaxed s evident from the
following table, showing the towns in  categories
secording to number of shops their trade sustains.

kil

Erggmmpt

Range in Number of Shops Mo, of e
it Husdiness Oenbves ¥ 3

aF or o {303)

LS 1IN (303)

21 Lo 3G (1)

20}
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Where hoildings and other improvements are
exempt from local taxes, 61 per cent. of the towns are
found 4o have more than 40 shops, while only 39 per
cent have less, Where buildings ave taxed, the position
is completely veversed, with only 39 per cent. having
more than 40 shops and 61 per cent. less.

This in itself indieates a higher level of prosperity
vith more spending money in the hands of customers
where buildings are tax-free. The inference feems
clear that in about two-lhivds of the towns exemnpling
buildings, cugtomers are RUmersus and  prosperous
enough to sustain more than 40 gheps, while only one-
third ave able to support such a number where bruild-
ings are taxed.

The shops in these towns were elassified modern,
semi-modern, or obsgolete according 16 whather they
had both, one only, or neither of two eriteria of
modernization, ie. metal {rame windows, cantilever
supported awnings. {(See chart — Modernization of
Shopping.}
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MODERNIZATION OF SHOPPING IN AUSTRALIAN TOWNS

OvER 300

91~ 360

%
523
41 -390

TOWNS WHERE NUMBER OF RETAIL ESTABLISHMENTS i BUSINESS CENTRES LIE WiTHIN

TAHED %6

21-40

H

WHERE IMPROVEMENTS ARE UNTAXED
§-20

ie
i

@
-3 ~

3

2 =B 2 = =

%

TINII SSTUSNE 10 NOIVIHEIAIN IWININ TVANE

RANGE SHOWN
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The summarised results v

of shops

“Centra Nu. of iy

fopnprovement

a3 1 3
33 24 15
BE e 14
41 24 22
Y i} &0
i 43 23
i -3 29
57 33 10
20 27, 23

These comparigsons provide conclusive e
{rade iz beiter in towns where buildings and other
improvements are untaxed. Customers have more
money o spend and this has war -anted business firms
modernizing their premises o altract a larger share
of that trade. For the first four size ranges of ftowns
the proportion of shops in the “madern” class is double
and the preportion in the “ohaolete” class only about
half that in the comparable size yange still taxing

buildings.

Volume of Retail Sales

Although the inferences of hetter trade conditions
from the above survey  on modernization are clear
enough, further checks are availabis from the retail
trade censuses introduced by the Commonwealth
Qiatistician in post-war years, results being published
in Commonwealith Year Books. Results of these are
expressed below as value of retail sales per head of
population which gives an ahsolute measure at 1947/
4% and 1957/58. '

Sales per Hend

- Retail Sales
BTATE (in £ million}

_ 1947748 57/53 51758
Land-Value Baling Siates
Queensgland - .. e 1107 3133 1.425
New South Wales ... 3358 8128 3.726
West  Aus sdin 0 e BEL2L 1635 0.714
Improvemeni-¥aine Rating Siates
Bouth Austealia 57.8 1841 0,5 9,905 10 212
- Fictoris 234.4 . £49.3 . 2. 2.7 124 241
25.3 59.3 S00ERT 8347 an 7

31




9. Effect Upon Incomes of Working Population

in the eariiev edition of this booklet it was seen
that in the income vear 1938/89 the aver age neomes
from personal exertion alone in the land-value rating
States were slightly higher and betier spread than in
the State still taxine improvements. The proportion
of the adult POPU; iation enjoying these higher incomes
w(m 40 per ceni. greater in ihe land-valus rating

Iim statistics published in the 88th Report of the
Taxation Commissioner for the income vear 1956/57
are 1n different form and do nof permit identical comm-
parison for the later period. They do, however, give
new detail permitting comparisen according to the
imdustey from which the income was maindy m{'eived,

This classification is available for all Lersons
receiving income from personal exertion which s
subject to provigional iax, The table below shows the
average income per taxpaver obtained from Schedule
No. 8 of that report by dividing the total incomes by
the total number of id"x payers receiving them, \Tl?lms’
has been excluded owing to the sm(all numbers con-
wn‘ed

income Per

Manufue- WMo & Tes
turing  Consir.  po

Wianle
& Hae

& ;no-
fessional

948

_.__
?

.()ﬂ

There iy & differential m faver of the ldnd-m}ue
taxing States for primary production €12%2), manu-
fd(tu; ing (39), wholesale and retail tr ade (3%}, and
the professions (106%},
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%tdti niuk fnz tras :mnl the figures are *Llh%luflw
tially % .Eu, same,

In primary production and manufacturineg the
diffevential in favor of i;md valtie taxing areag is
actually greatev than shown Ly the gvoup sverages,
For primary production  South  Australia in  the
Improvement-rating  States has incones comparable
with those in the land-value valing group. It is
significant that it is mainly the rural sreass of South
Australin wheare land-value rating applies.

By contraszt, land-value rating in Vi

ponderaies in the urhan a

Gria pre-
pent in

the rural parts. Within the urban arveas are loeated
most of the factories in Victor Jim higher incomes
Trom wmanufacturing in this the group

average closer to thatl of the g ¢ rating States
than might be expecied had laxation of improvemeants
apphied uniformiy over the State

Similarly in V !U;f\] i the wrban areas which have
removed jocal iy from  buildings and rale site-
values in lieu provide almost two-thivds of the build-
ing cm;siructimz in the whele Sfate. To them is due
the high income level for building and consirpetion
in Vietoria.

While there {5 n clear diffevential in favor of the
Iand-value rating States for income from personal
exertion, Including management, to whick the fore-
going fig ures  apply, the position iz rveversed for
inesmes of taxpayers drawn solely from property. For
these the Btates averaged 1&\?({‘”1'@} Hueensland
702, New SHouth Wales 4." Australia £747
South Australia £859, ’«'Ei% and Tagmania
£734, The land-vaiue aged £760
zpa?ui 'i"f) 815 5 im izf— zmpg mmmm mlue ml,i?w

a

10 ];ei cent. E’inpmtv in this senge ig ':mt 1@%} 1atad
to real estate, but includes incomes from olher invest-
ments,

The numerically largest group of faxpayers not
subject to prov igional iax cannot be analysed accord-
ing to induostry, but its position iz siwown in the next
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section, which compares “real wages” of industrial
workers.
10. Effects Upon “Real” Wages of Industrial Workers
The following table compares “real” wage levels
in the vavious States for adult males measured in
terms of purchasing power over the “C7 series list
of items. The index figures compare with the
“Weighted Average Real Wage Rate” for Australia
in the base vear 1911 taken as 1,000. They are for a
foll week’s work, excluding overtime. The figures ave
given for pre-war year 1939 and the average of the
fen post-war yvears to 1958 inclusive, the source heing
the Commenwealth Year Dooks.

SPATE . _________"]_;sfu!" W;f—\_kiy V‘f'm’o ]‘{nt__f;
t TaLR

@
@

Land-Value Rating States

Group  AVEVAgEE .. e

Improvemeni-Yalue Kating Siates

South  Australla 1,147 1,424

Vietoria L3 1,427

Tasmanin . 3 1,415
Group  Aversgs .. 1, IEF(J | Z_Z_

The low position of Victoria in this list may
surprise many people, for this State houses a high
proportion of the tariff-sheltered industries. Also the
greater diversity of its industries than for less

populous States might be thought to offer greater

returns to labor.

The differential in favor of the land-value rating
States in 1958 is less than it was at 1939, This might
be expected, as the extensions of public charges on
land values in the improvement-value rating States
since 1939 have brought the two groupings closer in
level of charges on land values than pre-war.

11. Effects Upon Home Ownership and Tenancy

The homes owned or under instalment-purchase by
their occupiers are recorded in census years. These
and the changes between the last two censuses of 1947
and 1954 respectively are shown below:
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West Aunstrs

Group Flgures i1
Im_pmvcmentdi"alne Rating Staies

Southk  Aust o B436Y 5.6

Vietoria 3

Tasmanis e -

Group Figures

TENANT GCOUTIED
Land-YValee Baling States
Q . BT

ensland ... 40 32.5 -4 - 5.8
Tow W ; 43.1 - 14
Was 291 -4 -— T4
Gronp Figures 454 e

Improvement-¥alue Fating States
South Australia . 6 K
Vietoria
Tasmania

In all States the trend has been fowa
ownership instead of tenmancy. The proportion of
nceupied private dweliings which were owned by the
occupants or in process of instalment-purchase at the
successive censuses of 1921, 1933, 1947 and 1954 over
the Commonwealth of Aughralia as a whole were
respectively 52, 53, 53, and 63 per cent. The trend
to ownership has accelerated in the posi-war years
partly because vent-controls maintained since the war
had resulted that few dwellings were erected for
tenancy apart from those constructed by Government
Housing authorities. The increase in ownership in the
Qiates between 1947 and 1954 was achieved not only
by construction of new dwellings, but many thousands
of previously tenanted dwellings were in course of
purchase by their occapants.

The propertionate increase in ownership between
1947 and 1954 ranged between 8 and 12 per cent,
being least in Queensland, which had the highest
proportion of home ownerghip {61%) at the 1947
census and was nearest to saturation, bearing in mind
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that there is u group whose needs are best served by
fenancy,

The ownership proportion would have heen even
higher but for Government dwelling eonstruction for
rental in the post-war period. The Government
dwellings Built in the various States to 1951 were:

Gueensland (10,779} ; New South Wales (30,5549)

West Australia (BAT1); Souih Australia (12,432)

Victoria (29,589 ; Tasmania (2,930},

Allowing for these, the numbers of previcusly
existing dwellings occupied by tenants in 31947, but
in course of purchaze by the occcuplers in 1954, was:

Queensiand (8,384 ; New South Wales (42,683);

West Australia (5,250 ; South Australia (11,354);

Vietoria (39,5091); Tasmania {Z2018).

With the vecent removal of rent controls, building
for letting beecomes ecomomic, and the trend towards
pwnership may he curiailed. The provortion of home
ownership in all States iz high. T 1s actuaily higher
than indicated by the census figures, since a propor-
tion of those shown as tenants of their dwellings
themselves owned homes elsewhere lenanted by
others.

12, Bffects Upon the Flow of Migration

One of the most delicate tests of whethey condi-
tiong are favorable or not in any country is the flow
of migration. If more people are coming to that
country than are leaving I, we may be sure that the
new citizens regard the prospects in their new home
as belter than those in the land they are leaving.

Conversely, when deparviures exceed new arvrivals,
it must be regarded as an ominous sign in the develop-
ment of any State. In the following table we give the
surpius of arvivals over departires covering the perioed
1829 to 19388, a period not complicated by State-aided
migration:

It iz snost significant that the flow of migration
was entively reversed in the two State groupings. The
land-value rating States showed substantial gain by
net migration, the other group s substantial loss.

Guesnsland, with the heawviest public charges on
land values, again showed by far the most favorable
position among all the Siates.

i

y shows depaertures exeesdad srrivals

This comparison has not been made for ithe post-
war period, as curvent trends do not reflect moevements
of free choice in response to economic conditions
alone. The post-war years have scen colossal influx of
new migranis driven by impelling fovees other than
economic conditions in Kurope. Some Siates have
done more than others to altract and setile Lhe}in'lmy
grants, and the differences veflect the effect of their
varving publicity arrangements. Tn ear!y post-way
years New Soutl Wales received riost 1’1119.;1"3;&5;5 hut
latterly Victoria has predominated. A stralia as a
whole has shsorbed immigrants at & vate of move than
14 per annum on its population sinee the end ot ‘the
war. This is an extremely high vate exceeded by few,
if any, other countries in the same period.

12, Effects Upon Morigage Assels of Hinaneial
Institulions

Ag insurance compani Building and investment
socielios and other bodies have large funds 'i-::n-'e:jated
upon security of mortgages, i is img:}«,ari..za__nt 0 consider
how the lower land-value levels in the Land-value
taxing States has affected their assels. { See chart —
Mortoage Assels of Registered Building and Invest-
ment Sovieties.) ) ‘ o

This is important n view of an impression held
in some circles that heavy taxes upoen land valies,
with resultant reduction of price levels for lzm_‘ad,y-w)uh‘l
endanger the stability of Lhese hodies, anegd wonid lead
to veluctance 1o lend money on such mortgages.

How groundiess is this suggestion isz shown by the

=
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PLUS  VICTORIAN CO-OPERATIVE HOUSING

* |IMPROVEMENT-VALUE RATING STATES
pITTO

» LAND-VALUE RATING STATES

= =w———q

&
O

MORTGAGE ASSETS of REGISTERED BUILDING ¢ INVESTMENT SOCIETIES

heayy increaze in the morteage assets of Regisiered
Building and Investment Societies in the States rating
and taxing land values most heavily.

: For the first comparison below the figures arve from
e _ the Comomonwealth Vear DBooks for vears 1908 and ;
1929 and summarise the increase in value of landed
assets from 1908 to 1938, The year 1807 saw the
introduction of West Australian Land Tax and exten-
sion of rating on land values in the Hoad Districts
of West Australia and the Shires of New South Wales,

B
10

#o
LT

-2 e
26
b
B

= ! The later comparizon iz for the post-war vears

5 [ ended 30th June, 1948 and 1957 respeclively, sources
again bu;lg Cormmonwealth Year Books and Finance :
- Bulleting. In this later pericd the figures are for i

B morteages only, while in the earlier comparison they

= : inclode alse freehold nroperty owuned by the insti

» tutions, Morigages form 86 per cent. of the total

- value of asseis.

Mortgage Assets of Registered Building and
Investmenti Societies

o — . .
= Tatal Vs Llue i Tneresse in vaiue of
STATW Landed  Asseis Landed Asseis over
period compared
4. Pre-War Period Year 1808 1908 to L4938 Proptn.
o - on 1908
- Land-Valne Rating States (U .V, ) L
- : Uueenstand .. . 1%
Naw South Wales ... §16
West  Australia - 1180
- Groun Figures — '] (415
A= - Imprmimmi-l’a!x;a Rating Siates (?N A \, )
+ R South Australia .. . 1354
= r Vietoria - 133
I Tasmania . e Ly
:{;g: Group Figures wn 12%
. , \ s , B. Fost-War Period 1048 to 3957 ¥ mmnn
g 28 2 2 ] =2 @ Queensiand . s . ¥
. New South Wales ... -
’Sﬂﬁﬂad 0 ” i Weast Anstralia s
! 30 SHOITTIWN NI S3MTVA _ Croap Vigures o
Impmvement—‘v ahie Rating States (N A V )
South Australis . s 1,211,207
Vietoria —_ . £, 24

Tasmania e j—

Group Figures
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eg do ot inchode o
wh most of the post-w

vesponding figure {m‘ 1.!
< in loans on omorly

17000 and the in

.{0 18573

The difference befween the two groups of States
is very great and apnlies te buth the pre-war and
post-war perieds. I shows upimistakably thail there
is no reluetance to invest money In morigages upon
property in those Siales vating generally vpon land
values, despite the effect of fhese public charges in
reducing the price of land., The indications, in fact,
point to ensier credit in those Siates.

Why Assets of Instifutions arve Not Heduced

The reason for the investments of fuancial n-
stitutions being gtimulated rather ithan prejudiced
with the rvedurtion of land wvalues is because the
morteage is upon the complete properiy (Jand plus
improvements).

The value of the land may decrease with heavier
rates and taxes upon land value. Bul the removal of
rates from buildings increased the value and stimu-
lates the making of Improvements to much greater
extent than the decrease in land value, 30 the value
of the combined asgets is much increased.

Thig was seen from a previcus section where total
assets in land plus improvements were compared for
these two State groupings. The assels in improve-
menis alone in Queensiand, which places the heaviest
rates upon land value, were equal to the combined
assets in land and improvements for Victoria,

It was found that each of the land-valoe rating
Siates formed 3 sounder bhasis of investment than did
any State in the improvemeni-valoe faxing groap.

it Effects ipon Co-operative Seciclies
The Co-operative Movement is belng increasingly
looked to throughout the world as a vital means of
raising the living standards of peoples, and, through
the demacratic control and educational programmes
:«;{1‘1 ich are Teatures of these movements, a better type
of eitize

and in /
trictions upon the prowth ot 4

i‘:f 1}}%.:':5..5125’.:’*;’53 syl
the variol

L]

- s Fdicates &

alives
aver o

am thig ftable it iz clear 113(11 the co-ui
» one group of States hs ¢
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period whern they have been stagnant o velvogiad
in the other group.

The dev Moi}mem in the post-war i
the same pattern, Collection of the Wes

at 5 was discontinued during the and not
vestmed since. For other States the wumbers of
members of producers’ eﬂnop{mu\e. z-lf: a0th June,
1857, with the increase this 3 m;e; the
f{nrupandsng date in 1847 Hmmn in 3, nokefs), are
as follows:

Q{mm%l .nfL 100,025 (21,810} ; New

101,542 (2 E(E’SE}, South Aug

”ilewi in, 35,686 (decrease 3,199} ;

(1,081}

The pmi" war comparison below gives the Grosg
Turnove {(Sales and Value of Assels in land, Duild-
ngs, ;73 ni and machir Voexpressed in ¥ head of
State popuiation §{} Wwe an a whit COTRDATLSON of 11‘9
relative position of producerg’ co-operative
tiong in the States.

'aod follows

=onrth Vw’(zl{xa

Post-War Development of Producers’ Us

Soeletios
STATE
GROES TURNOVEE {SALES: £
Toamd-Value Hating Biates
Craser i

Mew Wales

-l

.35

Both in the corporate life and that of the individaal
the eo-operative mevement counts for more in the

47
43

land-value rating group than in the oth

hesvier rate burdens ag a rvesult of ‘tms (

land-value rating States than in vating  on
improvement-values,

There are, of courss, other factors

contribated ’m thig vesuit besides the ral systen
Yot the difference in land pelicy pursued in the Twe
groups has a much more direct connec tion with the
;uult ihan has been commondy realised.

It has this connestion through the oHing

rently

influence upon land values exeﬁ@d by

different seate of public charges on land W
flave already seen that, due to the lamdd
values, the price levels for land are much £

I the former group less ountlay s
land Tor the requirements of the society,
capital to be put back into the business.
producers, too, who comprize the co-op
oot their land more cheaply and have
lefi to use throuzh their scciely.

In the latier group the benefits obi
the operation of co-0f rative socleiles
Caiilbdllmﬁd hack into increased land
against the business in its Furiher
speeulative prices, too, oper ate again
members of the co-operalive, m:pmmv
lead to ihelr failure with reaction upon the

This was parileularty evident in Vi
the 1014-18 war thousands of farms bov
lative levels were abandoned owing to the
of charges for interest and i ’s.nu;ml |

inflated values. By curbing speculalive prices
land-value rating gives mogt important the

en-operative movement.
Co-operative 'qo(zietées make good use
holdings, and in the land-value F.:!i?Lb [Le%

than if the land had been putl to i
improvement-value rating groups, hows WOAle
ealled unon to contvibute a disproporti amoeunt

in rates which impairs their capacity to develop the
husiness adeqguately.

43
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£14 per cow diffe
n farms of A8 cows
oullay 1o é}fs %‘ne‘t

to the Vieton
'zmwwt fzi m; 3

CeprATIRGT

d in the | 3

% Ewm* %é}'ﬁgiﬁ

15

oo

=) orn othor

Capital Ootlay oo Land

FEDUL

'a Annaal © MN on Land

on o pay i

i

due

£670, which, at

;;}w anmuamn

annum.  1he e
or wmst meet annually due
g‘ai and theveiore amounte

;};_ e 1

14, Conciusion

in the preceding mmpup‘ o, 1 which
public chat have been wsed upbn b d values
have been zcen to be m an wheve

ey .i al !i,fm, a;nm farnd "'x;iiih::; c;l%.id most

of land-valpe raling in
and cheaspening lzmd hak
1 has <;1!ssn
ohservers that loeal iabes are small
the ineome of a land helder and, the
be a potent influence

i H:v View ol
rates are capilalise
WHY iimt the rent i%
modest annuxl rate, © 1}nh 10 ;
&L(‘L!(‘{‘ the price of land {other th s
same) by Ji‘ times the amount of the :
rate itseif.

In ihiz sories of intex

iniluence

ate comparisons it e not

suggested thal p‘ gye ; }}U*i'l m“ﬁm m throughout
the various <1 ?i‘h timits
fmposed by s of
usage 1w sment

i very wide
in one district ag comi ar ui w]ih (mw‘igh. 3| t%_m $aIne
FOVETD wnt  upits sdvance  rap iy,
ctationary, while otheis again
. The land pehoy ‘Mi! not preatl ey {he
‘Mhm of a disirict, bust what ~ thoze polen-
ALties mayv be, public charges upoen land values
conducs 10 thelr “full development.

The soundness of the principle of rating on Land
values is seen in the genaral mmm Aign with which
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it iz regarded in those States in which ifs operation
s general,

There is ne publie demand in these States {o vevert :
to the old svstem under which a large part of the : AVPPENDIY
rates fell upon the Improvements,

This is i sharp contrast to the position in the

remaining States, where active efforts are constantly : o ) , VT Ty SO
being m;;de for extension of the land-value rating Local Government Aunthorities in Australian States
principle. In these States, every now and then, more Aceording (s Bating Systers Used at 171780,

districts succeed in making the change and it is gigni- .

ficant to note that once these disiricts do make the 4. RATING UNIMPEOVED CAPITAL YALUE

change, they do not revert, although their ratepavers i Mumber of Gouseils,  Aren £

have power {0 do so.

The beneficial social and economie effects which :
have attended the operation of land-value rating in
the loeal government field point to the degirability of
the extension to other activities of State and Federal
Governments of this principle of public charges apon
the wealth-producing potential evidenced in the ground Foinl Iating Site-Vahue
rentals of this country. '
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B, BATING NETY ANNUAL VALUE
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.- Toree in he field of different local governments: -gives o
. the opportunity for comparative studies. The older:
system lays charges upon buildings and improvements,’

_ has not received the widespread recognition Whmh 1ts’
. imiportance deserves.

&i’i‘ERﬁﬁY Nﬁ"i‘ﬁ

'Tm.s beok%e‘t embedms gome. @f ‘the vesults Of re-
by members of the' Land Values  Research
.m%stlga%mg the effects upon. soecial welfave
material prosperity caused by the rating gysﬁems
.the various States of Australia. -~
faet that two different rating systems are in:

the newer system exempts these from taxation. Thus:
the two systems are definitely opposed in their jn-
cidence and hence iu their social effects, This evidence -

This booklet should serve a very useful purpose

by extending knowledge of the important- prmmplet”f':_

involved,

The material first appeared as a zeries of artmles _
contributed by A. R. Hutchinson, B.Se., to thé Mel-
bourne journal “Progress” and has been reprmteé& by 3
courtesy of that journsl,
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