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PROCEEDINGS

{Introduction by Mr. Pichard),

MR, OGAFFNEY: Thank you, Jerry. We have so
mush talent here, 50 meny brains, so much experience in this
field, that this is not going to be a highly structured con-
ference. I haven't wribtten any elaborate set of notes, We
do have an enormouz reservoir of data, a lot of information
we need to have evaluated, and I hope that you gentlemen will
help us In that pprocess,

I would iike to -~ well, first of all, I would
like toc meet My, Cprouch., I don't think we have met, Glad to
have you with us,

MR, PICHARD: I have an ldea that we ﬁight go
apround and introduce everybody if they haven't met., I would
like %o introduce the members of the U.L.I. Researsh Conmittee
Mr. Barnard at the head of the table. Mr. Morris, Co-Chairman
And, please wtand, 1f you can,

Me. Parr. Dr. Dorau, who is a mnember of the.
Technleal Advisory Fanel in New York City. Mr. Wopdruff,

Mr. Tobin, everybody has met you.

Willi the rest of you intiroduce yourselves,

Mr. Lincoln, President of the Lincoln Foundation, Dp., Moley,
Advisor, and Mr. Aldis. Mr. Louls DeCoriolis. Bill Wiesler

with the City of Milwaukee's Tax Commissioner's Office, and
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My, Ardern, Tax Assessor in Shorewcod., Bill Crouch, American
Appraisal Company and also with the Resesrch Division of the
Amgrican Institute of Raai‘sﬁtaﬁe_ﬁppr§ist§a. Paul Downing,
Dr. Gaffney's Research Assistant, . | 7
\  MR. GAPRNEY: Vell, I would like %o ol eont
ﬁf'&ii;;§¥1 Tobin's remarks -- first of all I should apologize
to Mr, Tobin., There is in the City of Milwaukee the Twelfth
Street Rag which came out & year ago or thereabouts wiﬁh an
analyses on resl gstabte conditions around U‘H‘H.‘whara Iam
smployed, and I was rather interested in it, 8o, I sent them
a little note saying please send meé a subseripilon; so the
next iﬂsue game out with an attack on the Gas Company in thié
ares and my letter. Please accept my apologles, Mr. Tobin.

It was not intended with any malice or afopethought on my pary|

-

T would 1ike to say Go Me. Tobin's yremark aboutb
this being a good ¢ity %o condust research, the only way it's
not 8 good eity for the purposes of site value taxation is thalp
they have annexed all that nerthwest aresa whigh 1s glving me 3
headache in figuring out, because if you put it on the books
8t 1ts present value and taxed 1t Bccording to its present
market value snd foreed it into what sesms to be 1%s highest
and best use &t the same time you are trying to do the same
thing with the vest of the city you would get quite a problem

because you pull the rug out from under 1t by redeveloping.
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84, Louls or Boston might he a betber cllty to
start off on that respect. We can geb inbto that a iiﬂﬁi@ bit
mope later on. |

In tewus of loesl help with research data, we
have been extremely fortunate here, We have in town the
Citizens' Governmental Resesrch Bureau, Mr. Norman M, G111,
the Director, will be hepre in & 1itile while, which l& com-
pos#d basloally of govermuental units, taxes anﬁ xeia#aa
matbers and has been extremely helpful,

We have the Southesst Wiseonsin Regional
Planning Commission which has supplied us with a good deal of
information on utilitlies, ﬁransgﬁrnaﬁian and also provided us
with the aerisl ghﬁtegmaghsraf the whole acuﬁty.

We have recelved sxeellent support, the Tax
Commissioner of the City of Milwsukee who is represented by
Me. liesler, and in particular it was Mr. Wigsler who was in
charge of the Job of pulling together some information which
we have found just absolutely priceless for the purpose of thip
study and which 18 shown on this m8p with the muliti-golored
pins., These are all the sales of "A", vacent land from 58
te '61 in the City of Milwaukee or "B", sales in antlcipstion
of dﬁmwliﬁign@ sales on the eve of demolibion; is that right,
Mr. Wiesler? |

MR. WIESLER: Yes.

MR. GAFPNEY: We have taken roughly equivalency




to sales of vacant lands; prusumably_the buyer is buying the
aiﬁé not interested in the building which he can demolish.
So, we have put those on the wmap Logether.

We have alsc precelved excellent cooperation
from the assiasags in many of the suburbs. Mr. Downing has
been out and visited many of them, and that is why we have the
pins in some of the suburbs and that is why we do not have pin|

in gertain suburbs, One or two because weé haven't gotten
around %o visiting them and one or two because we couldn't
contact the assessor. In general we have received excellent
cooperation there.

We have had good cooperation from the Express- |
way Commission which permitted us to look at their appralsals
for expressay condemnations. That is this bunch here. After
we got on that many, we decided that really thelr appraisals
were not comparable %o out other data, and we ﬁidn't wank o
mix thﬁm;'aa, we didn't put any mope on, We didn't want to
mix them in with the other pins.

S0, in terms of getbing necessery data for a
gtudy of this kind, we have been extremely fortunate here in
Milwaukee Counby. Now, in terms of elementary but sometimes
lacking things such &z simple hannﬁtﬁ on the part of publle
officials and that sort of thing, we ape alsc in very good
shape.

Now, I would like to say a few words about the
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stages of this study, 'x am here not to educate but to be
educated in eonsiderable measure. We have a good deal of in-
formation to offer you, but primarily we are 1ﬁteﬁast¢d in
your evaluation of it and the help that you can give us in

interpreting 1t. I will tell you how I interpret 1%, and I
would like to get you to Jump all uﬁar me and tell me how
you would interpret it. There is no doubt in my mind that you

&

will not hesitate to do that, L iy e AL

The first stage of three st&gga,yiﬁ‘é.too
ridicuious Lo consider at all., And in the sevond stage, it
threatens to undermine the foundation and in stage three it's
somgbhing that everyone hag always known was true, This par-
tieular study ia in four stages.

The first stage wag & conceptusl stage, and
this many of you have been exposed to, those of you who wepre
at owr first sonference, And one of the reactions that we gob
at that conference was that this was to theoretical &nd we
ngeded to back it up with more data from a particular sbudy
area, So, that's what we have trled to do in sbage two of
this gbudy. We have pulled together as much matepial as we
céul& with the resourcss at our digposal on Milwaukee County.

The third stage of this study, using the in-
formation that we have got here, we are trying %o reformulate
some of the ideas that were spelled out rather awkwardly and
overly academicly at the first conference,




And the fourth stage is orgenizatiomsl and
hopefully terminal., And we are now right in Lebween sgtapes
three and four. Well, let's take a little time, tﬁen; to take
2 look at the patbern of land velues that we have unearthed
in m&iwaukga~$¢um$y with the data that we have and look at the
nature of the redson,

Jepry, did you pass spound the major outline?

MR, PICHARD: Yes,

‘MR. GAFFNEY: Now, the twelve pages of written
sext which you have received comprise the introdustion and
Papt 1-4 of this cubline, 8o, you ¢an sée we have 8 long way
to go. Bub $hat much at least was mope or less sompleted in
time for this mesbtlng,

Then I put together fop your orientation and
major outline of what I hope we can aseomplish at this study,

well, leb’s begin, them, with %this land value

pattern, BRefove I g0 into the ring pattern whish emergea

here, I have asked Mr, Downing te prepare 8 few pemarks on how

he got this deba, what 1t means, 80 thet you wzil have 3 pwﬁtq
good ides of Just what these piﬁﬁ repeesent, Paul, do you wﬁﬂE
4o take over for & feuw mioutes and disouass that,

MR, DOWNING: Pivst of all we have to tell you
what the map 1s, and this is the map we are referring te, and
it's & big map supplled by the City of Milwaukes Ciby Englneen

It shows, asctuslly, the land value per square foot, That is,
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the -- what we have got is actually sales in the City of Mil-
waukee from Me, Wiesler and outside the eity Irom the varlous
assessors of land or vacant land or land where the bulldings
wepa torn doun. And this we figured oul on & basis of value
pér siquare foot, the idea of square foot rather than front
footage which is what most people use.

I felt, 8t least I think I have convinced Dr,
gaffneay that the value per squars faaz'xs what you are bwing.
You are not buying fromt feet but buying also a lot of depth. |
S0, that is basleally what 1% is, value per square foot,

Bach individual pin pepresents an individual
sale except, of course, for expressway stuff, but we will get
to that in a minute, _

The method of collection for the City of Mil-
waukee, Mp, Wiesler did the collecting for us. Ve took four
vesrs of data, '68, '59, '60 and '61, Understand he has '62
svailable which we will endeavor to add to this as quiekly as
we can, He has along with the assessors for the different
tax books hag found, determined %he sales and has decided
whether they sre vagant 1and sales or whather ﬁhﬁy are land
sales and-mhioh aﬁtﬁhﬁhﬁ%&géﬂhas ocgoupred or is going to oocoun
in the near futwre. And he had those 21l slageifled by the
type of property, mercantile, that is, zoning; we haven't in-
gluded the zoning in here, but in drawing up the map which I
will show you in & minute we have tried at least partisily,




¥or the suburbs, such suburbs as Bayslde way
up in the northesst gorner foy those of you whiah aren't
familiar with which is which, I have gotten most of the sales
for two years, '60 and '61. In Pox Polnt just a little bit --
next one south, I have gotten jJjust representative sales for
those years, and in Cudahy and South Milwaukse those are r@prEL
sentative sales and Wauwatosa 1s & pepresentative sale.

In other words, they sren't all the sales that
ogeurred during the three or fouy years, In most aﬁaqa I
think I took '60 and '61 and some '62 data when 1t was avall-
able, In the Clty of Miluaukee, ﬁh@é&,&m& all the sales ak
least all those sales that are known %o M, Wiesler in his
files,

Some of the other suburbs we weren't abls to
get to as yet due to lack of time and rescurogs; but hope-
fully, talking %o the assessors and from talking to various
other pecple including Mr., Steffeniak who has not yet arrlved,
‘@0, hs is otherwise ocoupied, but we have tried to fill in the
gaps of the sctual data with knowledge of people concepned
with the different areas,

On the expressway data which is this data hepe
ag you g&h s@e, pretty evident it runs in a straight line,
Thepe are -~ this is the south expressway and the north part
of the expressway. Those are sppraisals by two or three
sppraisers per property; and we have representative &pgwai#&lsg
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not a1l of them, about two for every block, And 1t was the
appralsal of the land only, and we found, actually, bthat they
seemed to appraise a 1itble bit lower than what the people
apound them ag you can see here, these appraisals, the red
d46ts which mean they ave twenty-five to Fifty centa a square

The actkual sales which are around then from
Mr. Wiesler ape around two or $3.00 per sguape foot, You see,
you gat quite a diffevense in actuml value there, and we sus- |
pech 1%'s beosuse there 1o 2 1lbtle bit diffarence in gonoept
of land value betwaen our goncept or the sale gondept and the
appralser's soncepl,

And that explains those two -- these two ak@%ahpa
which sye¢ guite s blt different fvom the other,

MR, GAFFNEY: I would like to byeak in at bhis
point and discuss thils question for just & moment, Aréh
Woodyuff has something to say about this, and I would 1ike to
get Mp, Crouch's opinion,

It 's been ouwr lmpression tha# the appralaers

in interpreting the kind of data that we have on the map which)

ave demolibions will take an abbitude something like this:
This iz an exoeptlonal esse, There was an unugually eager
buyer whe pald an unusually high ymiﬁﬁ. How, @u& = I BBY
ours; I sound like an editop., My feeling about that 1s $hat
gotually what you have here 1s an unusually eager huyar but
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you 8&lse have an unusually willing seller, and that's what
makes the market, So that these demolition figures are ag-
tually whet we should put on as land value, and we should nob
downgrade them at all on the theory thsy this was an unusually
eager buyep,

Areh tells me that this is the bracket of value
concept and that he even has & leoture that he gives on the
sukjeet which he will be glad to give pert of aftepwhile, I
would h&.inﬁarast&é to get your reactions Lo that,

MR. CROUCH: X think the appreiser is going
ﬁﬁyﬁn& his limlts if he mekes an assumption Just because there
lg a bullding on the property that the buysy in buying &
property with a building on 1t is eager. We are trying to buy
gome land down in the lower Third Ward for perking: pariing
lots are golng to he taken for the expressway, Our parking
is golng to be taken for the expressway. We have got o buy
land with bulldings; sure, we are eager and so is avs@yﬁa&y
else buying land there,

I héve heard the expressglon that somebody 1s
eager and paild too much, Well, I could never quite go along
with the ldes %that somebody pald oo mich because he was sagery
He was buying 1o 2 nopmal market with a nowrmal supply,

Nozthweatern b@u&h& the propepty they sre

building on, The IBM Bullding, they had Lo Hear down buildings,




- and adding up 811 the costs, your demolitlion is very much a

They are eager, Bub there ls no cut and dried piece of land
available of that slze for that -- in that area upon which
vou eould bulld new bulldings,

In faoct, we will go so far az to add the cost
of demclition to the price paid, beeause that's all part of

the land when you get through snd get = clear'gieae of land

part of the land,

MR, GAFFNEY: Well, we have run inbto some
fasainating problems of thils kind, One example is around
the University cf Wisconsin, Milwaukee, Why? DBecause it's
our home base; we have done 3 little extra looking.

We Just bought this forty acre tract here for
sbout $6.00 a square foob which 1s sbout perhaps & little bit
wmope than we would have had %o pay 5o teay down old buildings
around about us,

EQW, within gome zone and Z don't k#mw Jnnﬁ how
wide a zone, before we made that purchase; I think 1% would
nave been fair to say thet mogt of the value in real estate
in the immediate environment of our standing university was
land velue -~ at least in the expense, we find it here, be-
gauge that was what UWM was willing o pay for vagant land,
How, I am oversbtating ¥this h@eausa there was some bulldings on
that fopty acres that we bought.

Colunbia Hospital has torn down & half blosk ag




wife

you probably mow right next to us in opder to get the land,

MR, FARR: You have mentioned & certain group

of parcels bought with the intentlon of wresking the bulldingg,
Did¢ you glve any valuetc the bulldinge that ﬁ&ﬁﬁ_ihzﬁhﬁ'yrﬁﬁﬁaﬁ
of pelng wrecked, or was your land value ths total cesé ine
eluding the buildings?

MR, GAPFNEY: No, this is precisely the differd
ence betwesn our figures and the figwres hers on the expresns-
way, They gave 2 value to the bulldings and cur interpreta-
tion is that if the buyer 1s going to wresk the buildings, he
is not buying thﬁ'huiléiﬂgs; he 1g buylng the asite., If it
wepe vacant, he would have pald Just as mush or 8 1ittle mors,
in faegt, for it.

Now, we didn‘t go so far 8z %o say that the
gxpresgway wis a normal buyer. That I think would be golng 4

iibble btoe far although thet's a tough one %o inberpret, btou,

m‘ Eﬁmﬁmi i ‘&hiﬁk ﬂiﬂfﬁ :J\‘ pﬁﬂa Sﬁuﬁfy

 fupther, the expressway has & bought a 1ot of pesidentisl

land and perhaps you would have & very srmall gample of pesi~
dential isnd sales in the adjoining area.

MR, ﬁﬁ?@ﬁﬁ?: That is a very good gaint,‘that
in ong of the blg ?@ﬂbl&mﬁ in using this dasa that moast of
these Lake ylaﬂg.an arveries. Every once in.&whilﬁ wg get a

low value in between, Paul has pot together this contowr map
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in which he has tried to interpret this.
| MR, BARNARD: Certainly it wowld not interpret
the land value in a sondemnation area as being the &ama.wheﬁhe+
it's vacant or as 1mgr¢va§‘ I bought land in certain apreay \
at a dollar a square foob for the vacant and $6.00 a square
fﬁaﬁ for some of the highly improved proparties, ¢ is the
value of land?
The value of the lsud is our interpretatlon
was the average gost for an area whioch we had to agqulre.
MR. GAFFNEY: You ftear down the bulldings?
.'ﬁﬂ. BARNMARD: Right. Up to as high as $ﬁ.9§
a gyuware foobt, fop aﬁ ad joining parcel wiﬁh lmprovements,
k¥hat is the value of the land?
MR, GAFFNEY: A1l you got was a vasant lot
after you tore down the bulldings.
MR. BARNARD: 'That is coryect.
- MR, GAFPNEY: Well, &s you may remember fyom
our previous gonference, the deéfinition of land value that I
adopted wag what the buyer is ﬁillins tc pay for the site
aicne, Lf that's all he is buylng. And if there 1s a bulld-
ing on it and he tears iv down, that'e all he is buying.
MR, BARNARD: Marketed transsctions in each
cuge OpF are sone ﬁf then trangactions eontemplating for aatual
cordemnation?

MR, GAFFNEY: These are marketgd transactions
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involving demolition. You said condemnation,

MR. BARRAR&; Copdemmation aé fay has not besen
brought inte this subject at all; is that right?

MR, GAFPNEY: Well, except in these express-
ﬁay things.

MR, BARNARD: Now, in expressway things, does
that agoount for the differancé betueen the fifty cents per
square foos and the appraised value of $2.00 per square foot
that you talked sboub? | -

T talked about F1ifty cents per square foob in
the northern section there, but in studying the appralsals
available you thought thet the land value was something llke
- §2,00 pey squere foot; ls that wrong?

MR, GAFFNEY: I think 1t was the other way
areund,

| MR, DOWNING: The appraisals are aboub fifty
cents per squere fool I1n here south of Capitol Drive, This
new &zﬁrﬁﬁawéy-suﬁ% aﬁéﬁﬂd‘&p; the land valﬁe of sales right

ﬁe&r there ape two or $2.00 per square foot, private sales

- fur demclition,

MR, QAFFNEY: It's when they ¢rossed Nopth
styonué here that we got cuspicelous and stopped stioking pins
in the nmap, baﬁauée there 1z such 8 difference between the

value there and the demclition paid for private purchaanes.




i%'s too tall for you Lo see.
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MR, ALDIS: This is a very inberésting dis-
ousgion of appraisal teshniques bubt may get up on this sub-
Jjeet because of the aﬁpysiagﬁggswa. Bubt you better --

MR. GAFPNEY: Very good. We will dpep this,

MR. DE CORIOLIS: You mentioned twenty-five
cenbs as being a low flgure, Do you have an average figure
for those expreécsway apprsaisal values on the land? :Was iv
fifty centa? '

MR, DOWNING: No. As & matuer of fact, each
wne of these bin& reﬁréseﬁﬁs a2 separabte appraisal.

MR. DE CORIOLIS: And the pred are twenby-five
to fifty? |

MR, D&WNXEG; Twenty-five to f&fty.

MRE. DE CORIOLIS: And the iight green are fifiy
to seventy-five? It became lower south?

MR. DOWNING: It became lower scuth.

MR. DE CORIOLIS: The blue pins are what valued

MR, DOWNING: You gét anywhere from $1.00 to

$3.00 in the blue ares, This is a key up Just above there;

MR, MORRIS: Wasn't there & veprlation in in-
Lensibty of coverage in different sections of this that would -

MR, DOWNING: Certainiy that would be., On the

|

-

appralsals there would be variations of intensity and improve-
merit, but the appraisals were Just on the land value, We Just




cook the land value appraissl, and that's what this data is,
what the expressway dabts is. The other data 1s Just sales
with demolition, snd if we disregarded any latensity of im-
provement whabever because whatever the intensily was they
were demolishing that intensity for a.naw use ANYWAY.

MR. DE CORIOLIS: It was determined that these
bulldings were subsequently demclished?

. MR. DOWNING: Mr. Wiesler and hls men followed

thab up,-and in most cases %héy were,

You buy & lob for $10,000 and it ccsbes you
500 maybe at the most G0 have 15 demolished for not too laxge
& butlding. We dién't-figura thab this was a real lavge per-
eénhage of the %otal. We more or 1sss neglected that,

MR, PICHARD: Did we understand that mant of
LR

these | n the ity are along commercisl streebs or area
which havw-aémuahing other than plain single famlly of two
family residendial use; ls that earﬁﬁat?

MR, WOODRUFF: I think you have gok two sub-
jeots going somewhat crossing purposes here, Ong is the
appraisal of land sand only one aspeet of that, namely the
isnd., The other is & recording of daba on lund velues all
over the oity. And I shink following this gentleman's suge-
geation those of us who ayre or In any ¢ase purport to be
appraisers, we do have a very entertalning afterncon; bub we
will get mope from Mr. Gaffney, 1f we leave this subject apid

g

——
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at least for the moment and concentrate on the more basic
data, |

MR, CAFFNEY: Psul, please excﬁa& me, let's
go ahead with your precentation,

MR, DOWNING: All vight, Well, this presents
two eonelusions, Of coupse, there are many conclusions bub
two very avident ones, As you might notlice up in the north
herg, the Village of River Hillsx.yau will) notlcece that River
Hills 1is not very demsely bullt up, That is because they have
five scre zoning, We have an seriel phote here, & map, which
I will szhow you &g soch as I ¢an find 1t which demonstratesn
the difference in densibles, ‘

End, of course, with the differences in dtnsityH
there ls going t0 be & difference in land value, If somebody
gan use p gite nore denselv, then, of ¢nu§sa, they can also
afford to pay more fopr 1t if the land vzlue to them is graaterw

Hepre we have the wesbern pert of River Hills
where yvou can gee one, btwo, three, four -- very scabteped
bulldings on five ascre minlmum lot size., And ovey here this
is the vﬁilagé @f Brown Deer to the west which has <~ Bhis has

a land value or -- aceording %¢ sales that we have gobien,

representetive sales from River Hills at aboub six to ten cendy
& sguare footb, |
How, this stuff over here sells for about . -~

five cents per sqguare foot, and the value of ﬁ@r#aaea is



approximately the same. So thab the difference in value we
might atbtribubte almost wholly %o the diffepence in the den-
glby allowed,

We find that zoning does affect the density —- |

value of lsnd, because it allouws Aifferent densities, We
found that alszo in differences between apartment density and
nearby single or two-fenily residentilal valiues whﬁra“éﬁﬁ also
get a differaence in land value. T hope you gan distinguish
hare the difference -- I think ii's prethy obvious bhe differ-
ence in densgliy.

| Then having gone over that, I think we can . go
over my conbribution; this mep is a contour map of land values
in this county. Based on shat data, and, of eourse, first of
ail, the reason why we can use or the reason wa folt we could
use a conbour map of land values 1s That land velues ap opposed
%o pullding values do not fluctusbe as readlly.

Ia other words, you mighy have thres or four
blooks or at lesst one block of land where the value is just
about the same throughout the entire block wheress & bhullding
value, the ilmprovement values would vary gulte & bhis.

50, we can generally gloss oveyr a small varia-
tion in land value and gev a general picture of land value
which we can subsequently plot in tspms of sonbours or equgl

valugs which you could not do with dulldings because there 1s




Yoo mugh variety.

Even here there ls variety, but some of these
we had %o more or less gloss over and it is not the ttniahed'
product &s any of this stuff is not finished. Bub this is
& first approximation, and any comments would be welcome,

I have got contours -~ they aren't all equal
distance in value one from the next; they start from zero to
five cents per square foot and then six to fifteen, sixteen
to twenty-five, twenty-five to fifty cenis per square foot,
f£ifty to seventy-five cents per square foot, seventy-five to
2 dollar and it goes from a dollar to a dollar and a half,
dollar and a half to two, three, four, five and so on.

The only places we found ten fo fifteen and
over fifteen ie in the central business distriot which is
expected, and I think the highest sales that we had was some-
where around $56 per square foot. Most of those were arownd
elghtaun'om twenty of the gold or the highest value. In
other woprds, they weren't very much higher than the others.

I heard from various people that zome of the
other central business distriets mopre centrally oriented have
been quite & bit higher than that according to the data we |
have so far; anyway, this ic what we have gotten. In the
process of drawing this up, we find that there iz sort of &

division of the city in land values which is divided Just

south of Wisconsin Avenue in the central business distriet




here dlvided into two sections, by the railromd -~ good deal
of y&llroad development and shipping canals here and the
valley there; most of you are familiar with the city.

North of that we have the C.B.D., and this
high value ares is golng into Prospect Avenue where the apart-
ments ape being built. You might compare them to Chicagd's
dold Coast, And then west of there we have an interesting
situation which 1s along the arterials where we have most of
our demolition data from My, Wiesler. We have high values,
tWwo op ﬁhrua dollsrs per asquare foot. Bub in between in the
residential areas, you might c¢all them slum residential areas,
the value 1s down to about & dollar or seventy-five gents Wr
square foot. In other words, where all these are gollecting
together, there is radials coming in here and here and here
11ke this where they all seem %o be somcentrabing all towards
the cenbral business distrelet, They ars all very valuable
because of the through traffic $orﬁuammnrﬁia1 purposes, bub
Just off of them the residential é@ﬁ%*;a not worth as much
becausé people can readlly get out of it to the cutgyskirts
where they don't have t0 contend with the densities and diffi-
culties of the central cope. This is the oore ares,

As you move noprth you run iﬁﬁﬂ Capltol Drive
which 1s the most heavily travelled strest in the city, east-
wegt street, and there seems %o be & cluster of value around

Capitol Drive, also, especially apound these western apeas




“BD

where they ape dvawing in commercial -- again this iz com-
mercial mogtly., Bubt they are drawing in commepcial sales
from these rapldly expanding areas f{rom the nopthwest,

Beyond that you get pretty well a sircular
flow, and you can see downh in ﬁha'sauth we gel pretiy well
& gireular flok where you have got rings or the ring value,
land value concept, but it's somshow gonfused in the central
part, On the south we have somewhat the same situation only
not quite as aggravated énd that some of the residential land
in between the major radials coming in, the major sireets
soming in, ape lower but not -- apparently not as much as up
in the central core area,

Here you see the effect of zoning, as I was
explaining, trying to explain, at least, by $he land value up
there in the aerial photos here; and I have tried o deplet
hepre by showing sort of more or less ringlng River Hills ac
that River Hills has a low value and 3ayaxéa, Fox Polnt, Glen-
dale and Brown Deer 81l around it have a falirly high velue in
comparison, because their densities are quite a hit higher.

The lapgest lot in Pox Peint, for instance, is
ong acre. The smallest lot here -- there are a few two-acre
lots in River Hills, Nost of them arve five seres, Dr. Qaffaef
will have mope o sy on that,

On the soubth again we have geénarally the circle
effect, Howsver, it seems to come up and be effested by Gudah# .
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and South Milwaukee, and alsc the land values down here don't
sesm o be és stpong as the northland values perhaps begause
the prinocipal movement has been nopthwest., More of the popu-
iation in the eounty is up in this direotion, in this ares,
pather than down in this ares which is fairly sparsaly popu-
lated.

- MR, ABDW: Where 1s Wisconsin Avenue on that
map?

MR, DCWNING: This is the centyal business
district snd goss all the way west to Highway 100, It's
pight thers.

MR, ARDERN: Did you consider s0l1l conditions
in relation to this maprket infopmation?

MR, DOWNING: No. All we took 1s what the
mariket gave us as sales,

MR. ARDERN: You didn't look into soll condi-
tions at all?

MR, DOWNING: No. We tried to go to land use
at least partially in zoning, but first of all this mep is a
small scale and 1t's almost im:sgimg to get a great deal of
acouraay.

MR, BARNARD: Do you think you should have
taken it into consideration?

MR, DOWNING: I would think that soil values
would be ecnsidered in papt of the sales value, A person ls




not going %0 buy a land and then find out what the soil con-
ditions are. |

MR, TOBIN: I think that's true.

MR, BARNARD: I would sgres with him, I don't
#hink you could make 2 separate study of soil oonditlons,

¥R, TOBIN: It's really evident in an area aout@
of Wisgonsin Avenue where there was a redsvelopment for the
commerdlal use and the Clby offered thafpwﬂp&?ty at $2.00 to
$3.00 a squave foot, and the cost of gﬁ;:%@ ran about four to
$6.00 a square footl.

Now, that established or helped astablish the
fact as long &g 1% was, I think that market really carries
that as & part of bhe consideratilon of price.

MR, GAPFNEY: 'The Regional Planning Commission
whiah does not have an sconomiast on its stétf is deing & big

s01l study of the seven county area which seems & little fnnny
0 us, It's being done by the Seil Conversation Servise on an
agricultural conuept, and, of eourse, soll Is, of sourse, one
factor in land value but 1t's one of meny. And we felt this
wag & mope direct approach to the thing we were looking for.

¥R, DOWNING: Any e&her-rurthkr comments before
I have -~

MR. FARR: Will you gpot on there your lowest
landvelues; where do they lle?

¥R. DOWNING: Yes. There 1s & suall ring of the




‘gragaat where the Clby bought ~- slong with federal funds
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up hére in River Hills, very minor, and then theve is & small
ping of them down in Pranklin where astually this is sil
agricultural land down here. It i3 not used for residential
at all. IV hag not been subdivided,

MR, FPARR: Didn't you find some urban land
near downbtown thet was lower in value than that farther out?

MR, DOWNING: Yes, As a matber of fact, here
we have some values that are arowd seventy-five cents and
some are aobually -- Bhe Plymoukh H1ll projest which was the

bought and oleaped the land and then lebt 1% out for sale to

& private conbyactor. They only pald fifty-six cenbs a square
foot, and that's in this eres pight here.

And that would compare pather favorably with

Fox Point which is, of gourse, & very high income area; but
you see they can use guite e bit more densibty down here then
up there. | _
' MR, GAFFNEY: That's one thing that surprised
us, ‘%hia ares here is the negro ghetbo and bescause of that
fact I suspect as much as anything that we see probahly mmrg
publiclty and have & greater impact on thinking than is wapr-
vanted by its size. |

This is an avrea of depressed values, Bubt 1t's
not as extensive and aren’'y as depressed as mugh as we thoughl

Just from hearing people talk.
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MR, DE CORIOLIS: 'The lowest value in River
Hille, what is that value there?
| MR, DOWNING: Pive cents a square foot,
MR, GAFFNEY: Mive cents,
MR, CROUCH: When River Hills is one of the

most exclusive and sought after in Mllwaukee County, how did
you arpive at yowr sales pprlce when the sales would normally
include a very elaborate mansion or & big house; how did you

sgrepgate the prlee of the house from the ssles prisce of these

salea?

MR, DOWNING: These reprgs&ﬁk vagant lot sales,
vacant land satles,

MR. CROUCH: All vacant?

MR, DOWNING: All Q&aanﬁ;

. MR. GAFFNEY: Part of the answer as to this is

& supplus of land -- the low density type of residents with
the high income, there is & lsck, and the small nusber of
sehoel ¢hildren,

Charles Ball who used %0 be with Nelson, Nelmon

Ball and Assoclates, made B8 study of thisz abous foupr years ago

One of his major conclusions was that we have no shopbage of
land in Milwsukee County, but we do have a2 choptage that is
zoned within the yange of the greatest demand, the high densit

A

low income type of demand,




We héve a couple of maps here that throw a
1ittle more light on this question., These were supplied to
us by Bill Goodwin of the Department of Geography and they
aren't quite completed but they do show a ploture, This is
& map showing ineome per family. Again, it's a gontowr map,
Avd, ingidentally, I question the validity of the use of a
gonbouy map for this sort of thing, bub that's what he did,

and 1t i3 useful in this context, This sghows that the highest
income ayrea 1s out here in Fox Point, and the grading of change
is extremaly steep &s you move west,

I think hé loused up River Hills, ineidentally.
1t should go up again when you go there. This map here by way
of contrast shows income per acre.

MR, ALDIS: Pepsonal inabmﬁé_

MR. GAFPNEY: Yes, because inoome 1s so much
higher than it 1s here. The income per asore 1ls dlstributed |
very diffar@ntly from income per family. The low density
high joeome per Ffamlily doean't apply much potential pﬁﬂﬁh&ging
power for shopping centers and that sort of thing, and 1t is
this kind of thing rather than this kind of thing whioh tend
to be peflestad in the plamned value map., That is to say in-
com¢ per agre where you have high densibty more than offsebting
dow inaome per famlily.

Hﬂ; PICHARD: May I raise & question about the
1and value map. Just with the local Milwaukee people, 1% aeenp
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at looking at that patbern of land values that the novthside
of the ¢lty has the unusual ﬁigh ée&al&pmgnﬁ of land values
along the lake frontage and the extraordinapy softness in
the core ares, and the southside is swmocther in 1nn@_v&1aes;
There seems t0 b& a pesk out there which I don't know what
‘that 1s,

; wonder 1f there is some veagon for that; how
would you explain this_mushugr@atﬁr vﬁgi&biaity on the north-
éide than on the aauﬁhsi&g?

MR, GAFFNEY: There ls a very simple zoning
factor here on the northside. When you geb north of the area
where the zoning permits high vise apartments on the lake fv§n
you get lower values on the lake front rather than highey
valugs. This surprised me,

Here the unit values ape extremely low, and I

]

have a pleture here that I will show you of the aves jJust aroudd

thﬂ-ﬁnivarazﬁy of Wiseonsin Milwaukee wheve a: soon A you geb
east of Lake Drive the value per square fool goes way down,
And, incldentally, Mr. Ardern, I wowld be intepested to get
your comments on that pattern in Shorewcod, 1f that goss --

MR. ARDERN: This is a matter of zoning,

MR, GAFFNEY: Matter of zoning, right.

MR, DE CORIOLIS: BEast of what?

MR, GAFPPNEY: East of Lale Ipive.

MR, ARDERN: BEastside,




MR, GAFFNEY: 014 obsolete buildings, and this

case, mangions, but nobody wants to buy them at any sort of

& price, Well, excuse me, Jervy, | _
Mi. ARDERN: One of the things that you find

i3 that there is a certain amount of social status in belng

on the North Shore suburbs, and you will find that this has
163 effect.

MR. GAFFNEY: This 1s a very striking finding
in our study, And along the southside, there 1s no premium

whatgoever in baing'on the lake.

MR, ARDERN: Ome thing is whether the alrport
hag lts effect. And one reason I brought up soll conditions
is that I think the soll conditions arcund the airport leave
& lot to be desired.

MR, DOWNING: All these greaxpins are all -~-

almost all, at least, residentlal, and some of them are black
which is gero to filve cents per square foob.

This 1s the airport right here, These values
are jJust about comparable with the very high income area of
River Hills, 'Phis is in the Clty of Milwaukee, has oily uata#
and all the clbty services and you would think just by thinking
about 1t that this value -- that this land value here would
be higher than River Hills ~-- less than River Hills. But, as
a matter of fackt, they are about the same,

gome of this I have heard people say, some of
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the peoplc just donjt want to live there because of the alr-

port begause of the alrplanes flying over pretiy low.

MR. CAWFNEY: This 1s an area directly west '
of the alrport., This is the area that ls reserved by Mitchell
Field for a flyway, and it's a very interesting ploture.

MR, FARR; Is 41 to the east of there?

MR, GAPFNEY: Yes, Route 41,

' MR. DE CORIOLIS: Would you polnt out there
Edgewood for the people out of town s@;ﬁhey get the plebure.
MR, DOWNING: That's the‘first dark line on

this lapge map; and I think that's Bdgewood, isn't 45, bhe- |
ginning of Shorewood, Just south of there, begimming there,
In fact, actually, beginning at North Avenue you might say
all tha'uay up -- the County Line up north for & falr distana#

13 a homogeneous or gradually getting younger in age, resi-
dential area, with very little industrial influence and gom-
mergial exsept the business areas. And this is certainly un-
'ﬁsuéi:for the City of Milwaukes.

 It's the only area of 1ts type, and this ex-
plains yowr residanﬁial gituation, Now, you don't have any
other large aress in the county that come anywhere near that
except on the lake, and 1t's a 1ittle bullt up 2ll the ways
up through Fox Point, There ls very 1litble land left, and
the only -- in Bayside whepre you can see where your plns are

that you don't have many sales except Bayalde and north, And
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then, of couree, the southern segment of the county, every-
thing south of the valley partleulayrly over towapds the lake
area is heavily -- a lot of industrial, a lot of pailroads
and residential end mixed areas,

MR, DORAU: Isn't 1t true that the preferences
ape f&r-narth and nopthwest barring some excepblonal historic
airaumﬁténa&s that there is a drift stronger north and north-
west w;aaﬁnain, Madigon?

| 1 think there is a basic drift at least in
favor of north and northwest in this genersl geographic place-
ment. |

MR. DOENING: In Madison this seemed to be
golng goubh, scuthwest, malnly bessuse the lake 1s blooking
them on the nopthwest. But that's, of gourse, beside the
point.

| MR, BERNARD: I8 thls pertinent? It seems %o
mé we have taken sare of that,

MR, GAFFNEY: Oksy. Paul, did you have pome
mope ? o 4

MR, DOWNING: Not -- I think unless you had a
specific question, |

MR, PICHARD: I have a question about your loww#
land values on the south, Now, River Hills might be an ex-
cepilon, but how would those compare with equivalent zoning

lot pizes on the northwest side the zame disbance from the
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center, I gather from what you said, where you had equivalent
development; you might have a significantly higher sales
priaﬁ to the northwest than you have 1t %o the south,

MR, DOWNING: Well, if I am not wrong, I think
I am correct here, this distance here would be approximately
the seme as this up here. And the yellow up there is seventy-
five gents %o a dollar per square fouct wheée this is about
slx cents, slx %o fifteén per square foot, 8¢, there would
be about three times -~ at least three times, meybe four or
five times as much land value up there.

However, this lsn't developed, and that is,
that has been developed for awhlle or at lesst guite a bit of
it has, This has not -~ this 18 Just in the process of being
developed.

MR. WOUDRUFF: RBrother Gaffney hag got some
highly intewesting point to meke., What we are dolng is to
ghip at him all the way along ln & fasoinating fashlon no¥
giving him a chanee to get $o his major point, I think 1if he
does, then we can go back and chip.

M, GAFFNEY: I don't feel imposed upon. In
fact, I invited thie group to chip ab me. If you are through,
Paul, we ¢an move on & 1ittle bit,

Une of the reasons that we emphasize zonlng sc
much in owr findings is that when you start thinking about
taxing site values you are golng to be taxing zoning to &

I

|
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eonsidersnle extent, boeause zoning 1s a paramount influence
on the value of land whgra&é it 1s nob such & papamount in-
fluenge on khé value of the package.
MR, DORAU: Would you gonslder zonlng as &
form of taxing?
- MR, GAFFNEY: WNo.

MR, DORAU: 1In effect -

MR, GAFFNEY: We do find an interesting gon-
teast between what you might eall over-zoning 3w the ocentral
eity and underzoning in the ﬁuhﬁrhgi By and large 1In the ¢lly
tﬁ§¢§?ﬁﬁ&$ﬁ Qfaldgrm#nia'img raling has miled out anyon#

geltting a supplus of high déﬁﬁiﬁy goning whersis in the suburbp

generally 14's the opposive, that 18, a shortage of land zanuj

for high d&nﬁity'ﬁ&&—whiah ﬁakag guite an interesting contras
S0, my shatemént that baxing site values 1is
taxing zoning would held true in the sububE UG BOT g0 MuOR
in the gentral olty beecause where you have overzoning it is
ne 1@nge$\$f any papticulay valﬁa. _
| o ¥R. BARNARD: If y&ﬁ ape golng %o proceed, arg
you going o follow the oulline; and, if so, where Bre you
golng to start on Shis ocutline? | |
| WK, SAPFNEY: I haven't gotien to the oubline
yet.
MR. BARNARD: A1l pight. You let us know when

you do,




MR, GAFFNEY: I will,

MR, BARNARD: All pight,

MR, GAFFHEY: Now, in the nature of whaﬁ we
have In teyma of land values 18 espentislly B yaugﬁjpattarn

rathay Than 8 sestor patitepn alﬁhﬁggh there are sestor pat-

terns in terms é? naighha@kaéés. But our land values follow
the pring sector segment theses quibe clesely. And even in
neighborhoods that differ 1n cheracter ag extremely as this
ﬁplﬁ tehy, almost slumuy area dawn here, and then River Hills
where you have the highest inoome people 11v1ng, you have #ﬁﬁv

sidersble lnd velues, There is & bendency for them to de-

eline from the central peak 1in gll directions with distance

from the cenber in a surprisingly olassical and wniform eort

of pattern with gamé of the excentions that we have noted,
There ls the excepbion along the lake shope whe%a

”%f.sﬁ‘*,wil

of deqline fram the hish rlse apartment

you have a hig&
are2 into a cheap roominghouse industrial arsa along the river,

sgro ghetto,

There 1s the southern end of the n
the older part of the negro ghetto, Ib's now moved considep.
.ahly nopthward in which yeu have an extremely complex pattern
with nigh vaiuas along the ﬁédi&ls_anﬁil they finally converge
on the central business distriet whepe they arﬁ:high with low
valuee in between, low at least for that area,

Aside from those, we have basgically sort of a

ring pattern. This is -- this ring pattern is punstuabed by
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linear patterns. 'Eils one is found takewise, the most con-
spiewous ong, and Ga@iﬁal Deive where they intersect; you havi
the major or secondary center, Capibol Court., Hepe you have
Greenfield stieking out gquiie prominently and probably if we
¢arried this down %o a finer point you would have several
msralthaﬁ don't show up begause of the largé scale of the map.
S0, you have rihgs intersected by a linear pattern.

The importance of zoning, as I mentloned, is
'paramqant in the suburb areas. The importance of ﬁenﬁiﬁy is
paramount as opposed to income, The dencity seems to be the
greater factor on 1and values.

- ?ﬁﬁting it ancther way, ten low income families
can oubbid one high.iﬂﬁama.family for living space in the
central area.

Now, finally a fifth pattern an extremely im-
portant oue ia the patbtern of the flqating va1ua opr sprawling
value., Let's Gake the apartment aress, for example; this ared
is & very active demolitiocn and reconstruction aves, and these
apeas apre areas Ln vhich low rise residential use is giving wa
to apaytments. And in eazch case there is n tendenocy to elustgr
around the best losation, bub there ie & sprawl and a stagger
of %this converalova of land %0‘ﬂ-highﬂ? use, It waes exbtremely
large when interpreted in terms of totel land requirements of
this particular land use,

MR, BARNARD: Where is Wisconsin Avenue on thaty




mﬁﬁ?

MR. GAFFNEY: Where the gold is, gold and
giiver. The 1Q¢ percénﬁ ioeation used to ha—hﬁr& at Third
and Wiscongin, Now the best dpifted & 1ittle bit eastward
not oo far frém uﬁeyﬁ we are now, down the street there &
1itsle ways, |

MR. PARR: What aboub the development o the
west out near the new Hilton Hotel?

| MR. GAFFNEY: Well, now, that's part of this --
I am speaking of apartments. We have also gob what we might
calil central busirness district sprawl or seatber. The older
part of the C.B.D. I have a photo of that which I will show
you In & few mimutes. |

Now, thils resulis in a diffusion of high den-
sity values over & much greater area than there would be de-
mand for. Now, we hear & 1ot spbout this in suburb areas. We
| hear & lob sbout wban sprawl in the auﬁl&iﬁg string areas,
but we have an inner fronbier where the same progess seemed
5o be cvourring, twoe or three inney frontisrs.

in the lnner frontier its' worse in relevant
terms than 1t 18 in the ouver frontiey for the peason that
iand uge conversion heye involives éuhdivisi&ﬁa;l Land use
gonversions here lnvolve assembly. Hevre you Gake quarlier sec-

tione and turn them inbto subdivisions which is & division that




¢an be made by one farmer. In heépre you lake thirty or thirty-
five front lots and donvert them into apartments whish is a
division that involves ong developer coming in, terms with
five or six widows, landladiés, estates, scattered ownera of
verious kinds which is 2 wmugh more difficult process.

4nd 80 we have seatbering of epartment dwelling
to bhe extreme, 50 the extreme in fact that you have demand
for apartment dﬂé&lings way up there st 9lst and Mill in the
gorngp of the pins up there. You have demand fop apariments
out here in Shovewood, You have it in Whitefish Bay, Yoﬁ
gven bave 1t in Baygide, and in these aevrial photogreaphs you
will see apariuments scatiersd all over Milwaukee County.

Well, those are some of the major patterns of
land values. Now, another sort of pattern that we are dis-
sovering is 8 pabbtern of unovenness of land value development,

1 want bo show you an aerial photograph. The point on $his

photograph is this factory here, and that's the American

Motors Body Plant,

The American Motors Body Pland is & five-story
structure wnigh occuples about four blocks or about twenty
agres aéuhting oat to the middie of the street on each side
and ewploys about 11,500 men.

MR, FARR: Would that be en ﬁha wa jor map here?

MR. GAFPNEY: It's right there,

=




¥R, FARR: Thank vou.

VB, GAFFNEY: There 1z nothing seapecially
fanev about the land values there, Although it is on Capltol
Drive, they are a little above average bubt no expense gom-
mensurably with the importance of this plant,

Now, making 2 few rough caloulations, if you

had a8 squars mile and apply men at that denslity, you would hav
386,000 industrial jJobs in tﬁat square wile, Now, & very lmﬁ
ghare of the smployment is supplied by an extremely tiny, even
insignificent, faction of 1t, A very large share of the taxes
are paid by land which is used a2t & high density, In between
an oasls of this kind in desert of low density, I couldn't
a%ﬁ which pays lezs 1in ﬁaxés. One of the blg problems in
Milwaukee County curvently is the loss of the industrial base,
failuve of the industriel base to grow commensurate with the
y&pu&aﬁinn, Without much questlion one of the effects of gite
yelue %axatign;w§u3ﬂ be to then encoursge intensive Industrial
employment of this kind, |
Now, one other serial, number six, here is
another one of our big industrial plants, Allen-Bradley Gompaq?
douni on Scubh 1lst Stpeet, and that's paptlcularly easy to see
on this map becsuse this company has been expanding and its
expansion has buoyed up land values in the aﬁrrauﬁﬁing area
and causped a lot of ﬁr&ﬁs&@ti&ﬂs to sake place at quite high'

valuss,




-39~

Once again you have large nurbers of people
employed on & very small apres of land and net particularly
good land &b that, fairly run of the mill sit2. It's not on
the right alde of the K&n§MDﬁﬁé Vvalley; i1t:s not on water |
tr&nsy@rﬁaﬁiﬁn_@nﬁ s0 on and gso forth,

By way of contrasi, the area that one might
generally regard as the iﬁﬁu&ﬁ?i&i‘gg%%%ﬁ“ﬂf Milwaukee is
Wencmonee Valley ibself 1s socwething of an industrisl slumg,
Many of these lands Are vacant, Much of the land is dereiled
Some of the bulldings are iv the progess of being demolished.
Some of them are in good shape, bubt relatively speaking you
have industrisl scatter, 1ndustrial eprawl in addition to
C.B.D. smprawl, urban sprawl, spartment sprawl, You have a
rather serlous decentralized f?agmenﬁ&ir diaintegrat@d‘nity
and & ear@&sp@n&ingiggﬁland valués.,

| MR, DORAU: Where could you ge to find this?

MR, GAFFNEY: Allen-Bradley are staying right
where they are,

DORAG:

MR, They only had to buy oubt small

homes, You g0 to Menomonee Valley, you have {o buy out an
industrialist; you want to e¥pand, and he doesn't want to sell
MR, CROUCH: The industrial slum, what do you
mean? There is & feneral Flsctrie Flanklthere, Korthuestern-
Hanma Fuel Company which has to be there because of zoning and

water transportation, Milwaukee 3tockykrds, Cubler-Hammer, all

b
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of which because of yowr moning have to be in that area,
what do you mean by sium a3 applled to the industrial use of
that land?

MR, GAFFNEY: Well, ¥ don't mean this strip
over here¢ that you are talking about,

MR. CROUCH: Menomonee Valley extends from
6th Street to West 36th Street, and all these plants I mene
tloned are all in the Menomonee Valley,

MR. GAPPNEY: Right. It's & little too dark
here to see all the detalls here, but in the Pirst place there
is a lot of vasant land down here.

MR, CROUCH: In the Menomonse Valley?

MR. GAFFNEYs Right., Well, this looks like a
prebty big piece here., The cwnership might be in little

pleces. There is certainly an assembly problem, One of these
1g the Planivinton Packinghouseé which iz closed now.
MR. CROUCH; That's all with bulldings, Cublexn.

mer is elalming they ars going to have to leave bewsause
there 1s not enough land to replace the land taken by the

expressway, and I am Just wondering whers all thls vscant land
ig you are talking sbout,
MR, GAFFNEY: VWell, the existence of vaaant

land and the avellability of land are sometiuwes two diffevent

things., That might be the answer. It might be that it's

therg bubt not for sale. The aerlal photograph --
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MR, CROUCH: Your term silum, I am Juat.trying
to elaplfy in my own mind what you are reflesting when you
oall 1t an industrial slum.

MR, GAPPFNEY; Well, what I mean is that build-
ings are very, very old and many of them to the casual cb-
server seem Lo be overdug for replacement, This is a strong
impression that I have gothen by walking apound in that apea,

¥R, BARNARD: You are contrasting that with s
new modern plant, industrial plant; is that right?

MR. GAFFNEY: This would be the most extreme
contrast,

MR, BARNARD: And then because of the extreme
difference, you are choosing to use the word industrial slum?

MR, GAPFNEY: Yeus.

MR. BARNARD: But it doesn’'t physically denote
the same thing as a residential slum would; 1s that right?

¥R, PARR: Because of its physical condition?

MR, BARNARD: IVs age, conditiom, It might be
usable and completely economic. Both of these things still
exist under your definition.

MR, GAFFNEY: Both of what things?

MR, BARNARD: Completely economlc and industrial

EWAS .
MR, GAFFNEY: In teoms of bapic locations, it

seems to me, at least, and you know, I am an outlander heve,

i
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but it seems to me that iz the best industrial location in
ﬁiiaankﬁ&.l It's pight in the mlddle, it's flat, it has water
and rall, best waber and rail, |

| MR, BARNARD: I think e ape talking -~ I think
that ~- 1f i may, this is hot important., He used a term
which you do not understand the same way that he does as %o
what an industrisl slum is. I think we understand what you
mean by -~ in youp amalysaa of this ﬁaytiauiaw 15@&5%#1&1'
nelghborhood, and I don't gare what you eall it myself.

MR, GAFPNEY: We went through there insidentally

and he spent some time pointing oud buildings to me and esti-
miting the age at which they were gonstructed or the time of

gonstrustion, and they sre old, very old. .

MR, BARMARD: It's an age factor you are talking
about,

MR. PICHARD:; I suggest now scoording to yowr
sehedule we -- wé completed essentially a presentation of the
analyses of the land mapket in Milwaukee County, and I think
the next bople fop owr consideration is to relate this %o
agsessment and taxablom anﬂrtax problens and how these &re
affecting the land meprket as taxation n#w existes under the tax
gystem, I am balking aboub Seation 2 underyour oubline.

MR, GAPPNEY: Now, I was going to run through

thess asrial photos; Ao you think that would be a good 1dea?
MR, MORRIS: This major outline, ils that in the
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form of a genepal -- I am Just trying to get the interrelation

ships here,

MR. GAFFPNEY: This major outline iz the outline
of the monograph that I am tryling %o write for the Urban Land
Institutbe,

MR, TOBIN: Are you prepared to disguss 1t,
because I think -- I think time is somewhat 1limited for some .
of ug,

MR, GAFFNEY: ﬂk&y; Why don't we do thaﬁ.' We
gould yun through $his cutline and outline fore, I feel a
sénse of deep frustration about not belng able to show ynu_éxl
of the aerial photographs,

MR, BARNARD: If you feel that way, I think you
ghould have yowr way about it.

MR, GAFFNEY: I will go thvough this pretbty fasy
then, This is an area of fringe sprewl; this is oub in this
part of the glly of Greenfisld, and 1t includes this 1ittle
tail-end of the City of Milwaukes., T put this in becgusze first
of all the sprawl I think 1s wopth noting, Tremendously high
gosts of puning public service utilitles out to all thess
sgattered dwellings i3 & considerable expense,

All contrast in density, Heére you have some
mulbiple family dwellings out here on the wﬁé% end of btown,
Beck in the ¢enter of town you will see avsas where apartments
have not as yet been able to acquire the land they nesd in an
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ares where high denslly is more appropriate,

This one here is one we have already looked at
and dizcussed, It's the avea Just west of the airport agsin
showing the week development of the southside, the miscellane-
ous character of the area plus again spartment sppawl way
out here by the airport over in this corner of the sestion
surrounded by a good deal of vacant land and wi#h a8 good daal
af vagant land clossy to the center of town, | Rl

Thie is up towards the northwest sornep, It's
up about as high as Paul ¢sn reach there, Just to the pight
of Tlumerman

Fleld. 7This 4s 91sb, This is Mill way out here
iﬁ the northwest. Again, you find apartments here, they are
Bere, heve, they are along Mill; some of Ghose are eight-
family apartments, some are four.

MR, DOWNING: Some of the pales up there are
fifty, sevenby-five cents, and some of the asingle family sales
around bthere are ss low as fifteen cents a square foot,

MR, ARDERN: The multiple familigs up in that
area have heen in tpouble the last few years. They are im-
proving; but there hes hsan a bad situation, They are down
below ten mmum/: e

| MR, PICHARD: Wares the rents any lower out
there than in oloage?
MR, DE CORIOLIS: They became lower.
Mit, FARR: May of those were rmum&&partmant
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units,

MR, DE CORIOLIS: Fours, sights, yes.

MR. Ma-' Predominantly foups, though,

'MR. DE CORTOLIS: - Yes, |

MR. GAFFNEY: Now, the significance of this
is that when we get into this ares which iz close to the lake,
glose %o the C.B.D., you will find & lot of vagant laﬁﬁ among
the high sise mpartments and bsck in here, And 21l up through
thepe you have demand fopr apartments which la partly frustre-
ted by the land assembly problem and part by the tax problem

although hepe you have the same tax Jurisdictlion as you do
Tty interesting to note how muah land cemeter-
les take wp. Ib's interesting %o notloe the large amount of
vacant industrial land along Ghe railroad here. It's belng
proposed seriously in Milweukee bo set up 8 land bank in order

o asguire land Por industrlal purposes, and the feeling is
that & shoptage of industrial sites 1s blocking industrial
expansion, 'This would suggpest, and there is moyre of the same

in other of bthese aeplal photopr

aphs, that there lz & lot of

vaganb land thepre.

Thepe ape three or four problems. One is,
it's being invaded by residential use, and it's iromic that
residential iz belng able to mé?"gi industrial; bthis iz pardly
gmaauﬁe of taxes, pertly for a variety of other reasons. Thery




46-

ip at any rate atill available -~ physisally &v&%iahls in-
-dustrial land in,ﬁha sity.

MR, CROUCH: In that gorner, in the upped left,
wa Just paid $25,000 per agre for four acres of industrial
land and paid $7,000 an acre for twelve sores of pear indus-
trial land, The over-all was $10,000 aﬂ aere right up there
where you say there 1s & 10t of indusiyial land,

You see that intersection of 9lst and Fond du
Lac right there, pight to your left? That corner, which ig
3n'eva$~aiz.avarm§a of -~ well, 1%'s 795 cents & square feool
on the street frontage ami ten amnté & sqﬁaﬁ@ fﬁaﬁ or $5,000
an agre on the rear. That's the merket for that kind of land,
T don’‘t know what your dobs will show op your aéi@rs, but
that's what we just pald for some up theve.

MA. PARR: And you are not going to get very
mush more &t those figures.

MR, CROUCH: There 1s only one or two twenty-

soye parcels in the whole bunch. The rest are all gwall plecef,

apen't big enough for any development other than small industry

That M1ll Road site iz all five and six amd
four and three agpe purcvels; iz that not right, Bill?
MR, WIESLER: Between T6th and --
| MR, CROUCH: Alorng Mill Road, IU's the one
you have your aspial photogeeph of between West 76th and 6ith

&
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Street there; 1%'s all in narrow strips.

MR, n@ﬁﬂiﬁﬁs This yellow, that's B0 -- thai's
seventy-five to a doliar per square foob, énﬂ the green jJust
to the other side of it are fifty:ﬁo seventy-five gents a
square foot, | |

- MR, FARR: Is that industrial?

MR, DOWNING: That's residential, Some of
éheaa lighter -~ dark ones here are probably indugtrial. gSee,
we had no distinction here 5o -- there 1s nothing to tell
where there is industrlal Jand or non-industrial,

MR, GAFFNEY: This North Teutonia, apartments
way out and favmland; that's nnrﬁhmestj nopth and west, This
is within the City of Glendale with & very low tax rate.

This is Milwaukee with a high tax rate. Glen-
dale hag not proven yet thﬁt a‘xew tax rate will stiract
development. |

| MR, BARNARD: Does zoning have anything %o do
with 1¢?

MR, GAFFNEY: This 1s way oubt weat of wauw§kosa.
This 1s the County Line a% Burieigh. Industrial sprawl in thisg
case, this 1s 8lso interesting, because Frank Lloyd Weight
even looks different from the avrea. Right asross from it we
aguin have apartments on 9lst Street,

Now, in way of conbrast, ?hia area where all

those blue pins are, this is North Prospect Drive here where
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our high rise ap&rﬁmﬂnt'baem is undeyway. Notice that thie
boom which is directly referred to as the Prospect Avenue
development naturally 1s on a good desl more than Prospect

Avenue. In fact, according to our pins, most of them ape on

| Farwell and even farther to the west,

We find three big clusters of development that

are asbually on the lakefront, In between them we have very

- ©01d bulldinge, in some cases with very low site coverage .

which are pretty far from the highest &nd begt use of the
glte,

We have a considerable sprawl evident ﬁ&ra;
these are new apartments way back toward the yiver and
scattered around in there over a considerable arez and they
also go way up north, You have demolitions taking plsce
throughout this srea and apsrtments replacing residential
structures at fauf or five, six dollars & square foob,

Here we have the near westside west of the
central business distriet with the fragment of the central
businegss distrlet evident over a wide ares, once again
sokttered among the Ms Sehultz places that cannot be assembled

Here we have the Miller Brewery, 2nother very
large employer wit& & very hilgh density operstion quiie far
removed from tha.aenﬁral business district.

MR. FARR: What 1s the grade of that séutian

there?
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| MR, GAVFNEY: That's the sast-west expressway,
end this is the nopthwest,

MR, FARR: East of 27th Street?

MR, DOWNING: West of 27th Street. Centrally
this 1s 43pd, | |

MR. GAFFNEY: Here iz one we have looked ab
vefore, the Menomones Valley, the eentral business distplet,
the district moving westward along West WLagénain in leaps
and h@ﬁn&s, Allaawﬁraﬁlaonver here, high density.

| aimong okher problems that we have, the gentral
business district ie growin in -~ this is spoken of someblmes
as the revival of the central business distriet, It is in
gffect move asourately described, I thilnk as disintegration
of the centwral business district. Crowing east, growing here,
aivic cenbers here, & lot on West Wisconsin, but nothing in
the middle,

. MR, DOWNING: This 1a the Marine Plaza. It's
growing in this directlion and growing out hepe, but in the
genter there is no -- there doesn't seem Lo bhe anything in
the way of saéles,

As a mabber of faet, on 4th and Wiseonsin righy
here, there is a big open lot where they sauw it to Gear down
the building and haven't seen fit %o bulld anything else.

MR, GAFPREY: This is the most caﬁ&lieaﬁed.

Tt's the aren where all thease lines are here,




MR, MORRIS: The negro area?

MR, GAF?NE?: Yes., At least 2z large paprt of
it ig. The negro area begins about here, goes cut to 20th,
goes about this far west and then hag never gotten east of
Humbold$ which 1g right here,

This 13 the expressway coming in where you
Bee 211 those pine on the map, This 1s the public housing -~
this is the urban renewsl area that sold for fifty-six aéﬁﬁé 1l
& square foot,

‘MR. DOWNING: Just north of that is Lapham
Papk where the Housing Authority is building their own housing
project,

MR, GAFFNEY: Here along Winnebago we have
five dollaps & aqaaré foot and five blocks away fifty-two
gents & pquare foot, Over here again apround the Sohlitz
Breweyy we have much higher values, 80, wo¢ have extremely
high changes and & very diffieult pattern to interpret right
in there.

MR, FARR: You don't think the prilce pald to
the urban Redevelopment Commitbtee is an indigation of value,
do you? |

MR, GAFPNEY: Well, it's rather a special
shing, but it wes & sale, How would you interpret 1t?

MR, FARR: I wouldn't interpret it as having

any reference to the value of the property.
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MR, GAPFNEY: Well, I am here to be sducated,
could I ask why not?

ME., FARR: It probably was & deslre Lo get
scmebody to bid on 1%, to bid & price far the property. They
had $o get a buyer, no doubt,

MR, DE CORIOLIS: Only bidder, one bldder.

MR, FARR: I don't think it's an indication of
| value, | ]

MR, DOWNING: We do have other individual land
sales in the ares of this, You see, here lg the apea that we
are speaking sbout, and there 4re a few other individual sales
of regidentisl avress apound thsre which seems to be sboub the
sane véluﬁ. S0, T still don't know 1if that's exset or not,

MR, BARNARD: If it would sband up under that
test, T think you could use it., T don't know why not,

MR, GAFFNEY: Your thought is vhat an 1ndi-
vidual sale of 2 small lot 13 a twue indleater of value but
the sele of a large parcel is not?

MR, FARH: A re-use sale unﬁ&y urban penewal
ie not a test in value in my opinion,

. MR, WOODRURF®: That is a sale from the Urban
Renewal Auﬁhaw&ty; I agree wlibh you,

MR, BARMNARD: I think 1% should be welghed with

aaﬁsiﬁeﬂaﬁi&n to 81l of the factors involved in & re-use sale

by the authority, and certainly some Of the most impopsant
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things %o conglder would be the standard of what pattern of
standards and sontrols there is set up on that land,

MR, FARR: That's very important,

ME. DORAU: You ocould make it woprth only five
cents. You sould even recover what you paid for it if you
wrelaxed some of these limitations.

| MR, GAPFNEY: One of the big problems in this
area was finﬁing ve-use ares values, Thig is the arss --

MR, PARR: You wlll find a greast differencs
petween the re-~use value and the 2equlsition value,

MR, GAPPNEY: Imiead, We have problems in thig
ares, They are not guibe as exbenslive es we thought as in-
dicated on this map, and 1% is an area.in w&iéh glong the
redisls you hav& gob & definite ye-use value and you have got
some industeizl potential,

vou hiave got a shoe company in there, seattered

industeial Pragments down here, Third Street commercial dis-
triet comivg up here bub we have got problems in there. This

one we have seen bhefore,

sgain, this is Shoreweod, This is the Amerlcay
Motows Plant that we mentioned, This is the University of
Wisconsin Milweukee, This is -~ 1t's not & cemetery; it's
fopty sores -- has 160 glrls on 1%, The Milwaukee Downer
College for a paricd of several years, those 160 girls held
down that forty scres btax exempt. They finally sold it to by
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State for ten milllion dollars,

MR, PICHARD: T am going o suggest that we
gpend the next foprbty-five minubes on Section 2 which is the
raal estebe tax particularly in view of the fact that a coupls
of our ftax people are not going Yo be with us for supper and
w&'ﬁﬁﬁﬁ to wake the fullest use of their knowledge of the
tax picture here,

MR, GAFPNEY: Okay. I will show you one mope.
Targe 1ot zoning in Pox Point, this is where they found that
zoning corpesponded most exactly with land use, and this is
why we found lowsr wnilt values over by the lake with the high
ingome people snd unit values getiing higher as you got away
from the lake and got into lower losome residential use, pome-
thing that was of considerable surprise Yo us when we dig-

sovepred 1ﬁ*

Nov, in pesponse §a.papalar demand, we will
yr@eﬁéﬁ with Roman Mumeral II, the real estate tax as 0 overs
#11 quality of assesament,

We have found Milwavkee County to gompare very
favorably with other aress, and that seems $0 be a genepral
opinlion, Generally spseking, 1t is good compared with the
national average. We do have some studies which I will eite
of assessment dlsoriminetion, bub none of these studies touchefl

upon the matter of the greater interest in this pre-study
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.

that iz something we have had o look intc independently.
Wow, 41t is the rule that land and bulldings

must be sssessed peparately and the texpayelr can go o Court

over elther assgusment, DBub insgplle @f.ﬁh&t.fﬁﬁt, we have
found that thewe is 1little bendency in the eily fo make this
distinction very sarefully.

How, tho glty is gurpently ausre of this and
is underbeking to rectlfy it. And for that fact, we have
used Mr, Wiesler's daba.

When the building had ne vaiua ard the value
represents the Lokl value of the parcel, the agsessor usually
hae the building on the roll al ss much as or more than the

1and, So, in terms of our definitlon, and I make that clarifip

eabion begauss he may not be marching %0 the same drws that we

are, bub in LHerms of cur definition, there ls assessment dige

volued ot too 1ithle.

| In gome of the newer apeas that Ls consplouously
tpue in bhe suburban sprawl here where avalustlon hasn't been
prought up sinee an examinaticn took place,

M. Wiesler, do you want to add anything to

thet oy peprhaps subbract somebhing from 1t7
KR, WIESILER: I think I gould Just say that
what you sald 1s correct, that there has been & lag to bring

1and values up to date whereas bullding values have either
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been sustained in spilte of heavy deprecliatien or in view of
thelr current gosts whereas lawd values don't reflest this
current market altuation,

i, ARDERN: In the cacge of Shorewoed, for ia-
stance, we have been vitally soncerned with the total re-
iationship of male price to assessment, and we have not been
vitally coneernéd with the srbitrary breakdouwn between lamd
and improvement,

In ovher words, the emphasis has been put on
. the total pseiege. begsuse in a built-up sres this businees
of what the land 48 worth becomes pomewhat academie., If's
important to be sble to establish the relatlionship of mariket
value of the tohal package to the asgessment ap L% compares
Lo obher properties,

¥R, FARH: You need to have unifommity, basie-
ally.

¥R, ARDERN: Yeg, bubk you can't gome in and
gomplain =bout your land belng off base 1f the to%al packege,
land and improvements, does make sense In texms ¢f uniform-
1tys whereas, 1f you had & vacint lot, you evuld gome in and
gomplain with good apgument that the land was not properly
asgessed, Put where you have 100 pergént build-up, this is
whepe you get inbe some diserepencies ln terms of y@u# ré-
ilatienship of land to buildings.

0f gourse, we pun into an enbirely new pi&ﬁuye#
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now, and that iz your chenging your zening: your land values
changa maﬁ&rialiy,

MR, GAFPNEY: I was goiug to ask you what you
have done there. For thoge (et aren'ts familics with the
slunabion, My. Ardern, Assessor, Village of Sharewﬁaé has
just Yeken four bloske here st the cormer of Capitol Drive
and Oskland épnd zoned shem for high rlse aparimenss, That
was previously residential, singlaﬂgamily &wéi&iﬁga.

MR. ARDERN: I‘aan tell you uhat happened, and
that's under she circwnstonces of this development of theirs,
There wamm't o gomplete rezoning Job done, just & partial
roroning with an indication that ultimately they were going
Go do the whole area,

e, Hhey are dolng virtually spot zoning.,
There 1s a mell tnvolved @néuéh&y are requiring that the de-
velopers of the bulldlng scquire the mall and whatever prices
they ¢an get 1t a%, Our land values are selling foyr the land
and impiovemsnts plus, oh, ag wush B8 20 psreent the minute
that the zoning ls changéd.

Astually, what 1%'s worklng oud %o is aboul
$1500 yﬁ# aparbtment for land value, and we have gone inbto &
high rise; we #re up to eight and are talking fowrteen,

ﬁﬁ; GAFPHEY: Lo youw peflect ﬁh&ﬁ in your
Basessment ?

¥R, ARDERN: Yes.




~57-

¥R, CLPFNREY: Before the apaptment iz bullt?
MR, ARDERN: No, because the zoning just took
nlene. The Pirst year for the sffect of the zoning will be

this etming year,

MH, PARR: How often 40 you assesa?

MR. ARDERN: UYWe watch the assessments every
qasy, &nd-everybaﬁy that 1g out of line is hrought intc line,

MR. FARR: 'That is nevw bhulldings?

MR. ARDERN: New and old.

MR, F%RR%_ ton't you change your land uniformly
for a certain aree, don't you change 1% for a cevtain area?

MR, ﬁR@ERH: Ye s, ,

WR. WARR: Bub, for instance, this ye-zoned ar#a

for high riaa apaptments, you ahanga the zoning on that land

but not ﬁh@.ww Y menn, the assessed valug on that land but
not the apsessed value on ndjacent land at the same time?

MR. ARDERN: No, beosuse the zoning hasn't beer
changed. | | | |

MR. FARR: Hes there heen éng change in value
in thet adjocent lsnd? How long sinae 1t has been assessed?

M., ARDERK: Well, you see, this 1s all resl
ngw: this is all -- 1ﬁ?a in the transitional stabs right at
this moment, |

¥R, OAFPNEY: You have changed the zmoning and
told them they can buy the lamd for the best prise they sould
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get, and Yhe seller lo ander o prassure ta'ﬁéﬁlg his asgeas-
man® pemaing the same?
| MR. AEDERN:; Well, that‘s the guestion that
we apé 3till wr&atlimg'ﬁiﬁhf Ve are %%ﬁﬁng i% for the firsh
time this soming year, |
ME . GAFPNEY: Our impression is what bhe

varions ocfudles in the olity and county -~ this pretiy much

S-S

conforms with the ééﬁéiﬁgimﬁ here a% the end of this ~- on
page 1, Item C-6, that the pesl estate tax as cuppently ad-
sinigtered 1s lorgely 2 tay on bulldlings. The law makea, of
coyprsge, 3 taxy on land apd bulldings, but the inevease in the
taxes usually welghs vpon sn improvement for 2 building or

2 new bullding or something f:f‘ that sopek,

M, ARDERN: Thst isn't nesessarily so in the
subuwhs, because we have apens, for instance, bhat -. for no
good reagon have zone up way up above the other gomparables
in the sommuniby, ard the asgesarents have bBeen ghanged,

| ¥R, FARR: You wouldn't aseess the land in-
dividually then; vou would on the individual pyoperty In the
gity.

Me, ARDERM: I the zoning were the sawne,

¥B, PARR: If there wop one block wikh single-
famlly dwellings and then ome tall apsriment building, would
you Bassess the lend wnder bhe aparviment bullding differsntly
than under the single-femily dwelling if the enbire block were
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MR, ARDERN: Thet's the decision we aye fasing
right now,

MR, FARR: Ye yould reglgt ﬁhaﬁ in Chlcage
shrenuously, bub fhere are Individual taxpayers that feel
the oppogite, We would resied any lack of uniformity in
assessad valuer in 8 glven block in 2gsessed lsnd values,

MR, BARMARD: On the subjeet of disceriminstion
petween land and building: that we are discussing, I am either
gopfured or broubled and muybe both, In the gtatement made
by the assessoy, the statewent by vou In comneciion with
proporty sales whepre they bulldings were laber demolished,
now, vour cententlon, apparently, is'ﬁhat I welieve that the
buildinge must Bave bLeoen asssssed too high 2o evidensed by the
fsok thot they wepe demolished as evidenced by the faet shab
they 414 not have value; is that right?

VR, GAPFNEY: That's pight.

ME, BARNARD: T don't think that's tpue,
negessaprily. I think thts perfestly pogsible for a petter
nse 50 e Found for an Individual lo% or an arss that would
justif the demollshing the building in order 5o amoquire and
chtrin that betber use of that lend,

Put until that astually hapﬁeﬁs, Y cannot be
convineed that the bullding 1s not producing an esonodumlc

benefit %o that particulap papeel undeér the use with which 1t
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ts ot that Gime and befope it is demolished and Joimed.

1R, GAFFNEY: Weil, this is partiy e matber of
definibion, but I ~~

MR, WOODRU¥F; 1 aan%t'ahink it is a matter of
definition,

Mit, QAFFNEY: I youw have a bullding on = ﬁiﬁﬂé
of land whieh is producing an income but which ls preeupilng
thet piece of lahd and keeping it from esrning & higher insome
ﬁhan T would say Hhsl building has & nagahi#@ valug,

FR. BARMARD: 8o, I woulan't ssy Chat, besause
you &re nob neeessarliy preampbing Thau, because you do not
wnow untll the building is denciished Ghal there ls & use fop
shab land higher hen its present use, Eﬂﬁ now Yhat after
anotoer building has been pul there, bub you don't kmow 1T un+
¢il Ghat time. And untll the time 1% btakes pluge, Thet bulld
ing ls making & contribubion to Ghe total vaiue of thad

PLOpRPrGY .

e

MR, FARH: OF Gourse you will find that many
older buildings are desuvroyed begause they hava so many violan
tions that the cliy, government b@é&, will foroe the demcli-
tion 14 spite of the fach thay the property is producing
POVENuR8 .

MR, DE CORIOLIS: I know what you are ta&lking

anout fighﬁ in this ares, partioular this nﬁgrﬁgghata@ Ares
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as you gall 1%, inner core area as it is known, where he saya
that the building that is there, let's say 1t's a vesidential
building of some kind, multiple family, hold two or three
fanilies, which may'be'pxeduﬁina insome and at% & certain
level, but then many of this slze are being bought far'riilind
sbtations and they are buying two, three, four, half dozen
on & corner. This has happened in a number of #ases in the
last few years.

I don't happen to know, but undoubtedly you do,

what the income value is of those re-used sites., But apparent)

&

1y 1% was worth thelr paying substantial prices for them more

than they would have paid 1f they were going to continue to
uge vhem ag residential units. That's my impression, snyway.
MR. BARNARD: That ls factuasl. Those things
happen. Does that prove that the operator -~ that because a
filliog statlon ¢ame in and ogoupled this ppoperty that before
the £illing stadion took over that whatever bullding was there

made no confribubtion to the total value of that property?

MR. DE CORIOLIS: No, 1t doesn't.

MR. BARNARD: No, 1t does not,

MR, WOODRUFF: I would like to try a point on
you which is & complicated one, Ninety peresnt of the sales
in Milwaukee are not represented on that map, your sales of
land and buildings. They were sold for sbout the same use

that they had before the sale took place.
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Now, 1t is an interesting thing, every sals

A

oo

that's on there, it's a transitlonal sale representing &

ghange éf use of it from something to some other use, And
the only ones that aren't very old, you can almost sount them
on your fingers, land sales that are out of the cluster, where
you presume the sale was for some similar use or expectation
of similar use,
, Now, as long as there is an expectabion of .
gimilar use, probably most of ;he value is rayrasgntéd by the
building. I argued this with a lot of people, and we have
been in meetings before where we have been on this kick, But
whare there is & change of use, then the value of therbui&ainq
werges into the value of the total, and the land becomes worth
mope for other uses and the combined Hotal of the land and
building for any use at which the building could be put, &k
this point the building disappears and becomes & value attriby-
tsble only to the land. |
| In other words, when the change of uaé happens,
there ig kind of an individual situation hepre, and the building
slides out of the pioture and the land tekes over. The reasoy
this is so apperent in this data I think is bessuse all he
hag got platted there are changed use seles, I will retreal
vefore I gomplicate the situatlion further.

MR. GAFPNEY: All right. Some of these are the

same upe but & new bullding replages an ©ld one,
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MR, PICHARD: If the import of what you said
in your original statement relates to uﬁ?ﬁEass&d land, then
we should find vacant land or wrban fringe land uﬁ?ﬁgﬁssﬁﬁ
in view of momé of the pieces of land w#'laaksﬁ st in the
rield, wWould you say this is generally true? |

For instance, you remember the partlicular large
pareel in‘ﬁayﬁiéi or the land out -« where wasz that other
plese of land you referved, to the farmland in the northwest
copner of the eity?

Of course, that is & spscial situation because

that was being sssepsed as farmland, But is this a general

ent basis from the land in use?

MR, GAFFNEY: Yes.

MR. ARDERN: Of oourse, you have a transition;
you have a period of time when the land 15 changing use, and
as a tax offieial you can't be Jusping on them in theory that
the land 1s worth more,

¥ou have got ta-havh some evidense to pupport
the faght that thie land is worth more. And unbil you get
sufficlent sales evidence, you ¢an't develop your position.

In the best administered tax districts, you
will find 2 certalin amount of lag until you have suffigient
evidence to support a value. I can ifllusirate that very well

where the Chanmel & tower iz on Capitol Drive. It %ook &

3
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period of ten years to come to 1te fullest bloom, and nobody
oouwld snticipate what 1% was going o sell tér unﬁii you got
some sales evidense. |

No competent publie official can take that
pieee of property before something is done to 1t and say this
1g woprth $200,000., You can'® gnhaeipate. You get yourself

in all kinds of trouble 1f you do,

A11 assessops have bo defend their position |

in the gcourts and Shey can't go in=and gay I think thils is
what 1%'s worth and not have evidence to suppert 1b.

MR, FARR: When you have adjacent sales, #h&ﬁ
you san do it and 1%’s a question as $o whether you are work-
ing a haxdship on some of the people.

MR, ARDERN: Of course, you ¢an't consider
the hapdship sspest of it you have to sonslder what'se the
wayket value of it.

MR, BARNARD: It has %o be on the pasis of
what hes happernsd and not what may happen.

¥R, GAFFNEY: But there is 8 question of how
much. Wouldn't be proper for the assessor to move 1n this
avea and say this is for a higher and better use, But he
gould 2ot like the Pederal Reserve Board and -~ on one hand
v ape just following the market, and on the other we ave just
establishing., Perheps the truth 1s he is following ;ha
mariet.
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He is following the merkeb; has
to.

MR, FARR: One problem is that the wen in Mil-
_w&u’k&ﬁ here have is that i they ere sssessing the property
from year to year or as these developments ooour, it's hamim*
to pinpoint Just the year in which that change has oocurred;
whereas if you some regular period of assessment, then the
changes ¢ateh up with you & little bit betier and you are on
"2 mope stable besis to be uniform within s given sved. |

MR, ARDERN: I wouldn't agree with you, because
you may have a five-year lag on some pareels and 8 one-year
lsg on others.

MR. FARR: That c¢an happen, I wouldn't debate
it with you,

MR, DE CORICLIS: You are spsaking of the lag
petween the sssessment level and the market; is that lag the
samé going up as it ls c¢oming down?

In other words, are the assessment officials
mope ready %0 increase sssessments than they apre to deoreage
them as the maprket goes in reverse?

Obvicusly in the older aress you found _tha% the
lag 1s developing greater in the market when the market is
golng down, Thepe is relugtance to ercde that tax base wntll
iv's yeplaced wlth something else, S

MR, GAFFNEY: That's what worrles me about the
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philosophy that the assessor will simply follow the market.
To a certaln extent, he has %o follow the market,

MR, ALDIS: This is the law of the state,

MR, GAFFNEY: The markel la a slow moving
thing. When land use changes and it's thirty years later beforg
the land asseamsent catches up. |

MR, ARDERN: And you are on top of that tiransi
tion pericd; you are talking s matter of three vears at the
outaide, "

WR. GAFFNEY: That kind of & lag I could stand.
You have got troubles with a twenty-year lag, beeause by the
time the sssessor eatohes up with the market, the market is
going %o sink. If he 1s twenty years moye catohing up with
1%, & lot of land 1s going to go for taxes which iz one of
the big nightmares; that's impoptant to avold especially in
a gonoept like this whieh 1s why I emphasize here the lmpor-
tance of starbing in the middle and taking a livtle chunk and
procesding outwards in applying th& ecnaept of this kind which
really 1s playing with dynamite pather than taking the whole
county as might be proposed and &pplying the concept to the
whole sounty at onge which would foree everybhing up %o 1bs
 highest and Lest use ns of the present value whlch would very
well result in throwing & 1ot of the stuff on the market de-

pressing values Just after assesaments have gone up &nd we

would be in a hell of & mess whigh you could get into if you
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lagged the market too much., |

| | MR, ARDERN: The zoning makes %ha'marks#* and
i# vou have good zoning that's compatidle with the develope
ment of the community, you are in good shape, If you don't,
you are not,

MR, GAFFNEY: In Shopewood you have got an

gagy problem bsoaudse of that fact. You have gob nice btight
zoning oubt there, if yaa:gst som@thing soned f@r'and %heﬁé

is not mush question but what the value 18 enhanced,

Mi. ARDERN: There are Q@éaaiﬂﬁa when a
dragtle 1na§ﬁa$alin the tax bill ﬂhi#h is rﬁfl&@teﬁ'héﬁ only
on the basis of the assessed value but the tax rate as well,
thers has bheen & &kaatiﬁ &ﬁﬁf@a$$ in the fair market valus of
the property. That's & bough one that you boys have to face.
tn the eare of income property, 1t's very impoprtant,

MR. FARR: It 1s parbloularly in the ease with

tﬁgzamaiiﬁr apapbment bullding, old apartment building.

MR, GAFPNEY:: I am goinmg to Jump aﬁaaﬂ here %o
Point € to pubdivigion and #sseaam@ﬁxi By and jarge I think
it's falr to say that the real estate tax is to & considerable
extent a tax on subdivision; in an sgresge not érﬂughﬁ up by
land, 1t is brought up when 1t is subdivided especially if 1%y
built upon. If it's built upon, not only is the building put
on the tax rolls but the land undéerneath 1t is put on at 4

higher value than it was belore,
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MR, ARDERN: Hasn't that land value changed
vy %iwtue of the new uae¥

MR. GQF?HEYs Well, again, this is a mabtber of
definition, I would be inalined to distinguish between an-
vironmental factors and faobors within the control of the
individual, As the environment around him ehanges, yes, 1%
goés up, As he puts & building on hig own gite ﬁhﬁt ia betber
 he doesn't change the value aignifieantiy of the land that ls

underneath his own building. That's the distinetion that it's
implicit in this gongept.

MR, WIESLER: You are speaking of the assesameny
on lands that are undeveloped, undeveloped acreage to the
aspesgment on lands that have been platted and developed and
may be partizlly sold¥

MR. GAPFNEY: Yes.

MR, WIESLER: "here iz ~» in the City of

Milwaukes 8t least there is & very definlte increment of
value &t the time the land is platbed. Now, this may -- bhis
. gupprised me when I studled this; because I alsoc thought the
value improved iike when all the improvemenis were in; bub

1% doesn't. The added value sccrues at bthe timg it 1s platbed
Up wntil the time 1t 15 platied, 5h#§#-1§ 1o

uge for that land. I mean, the use 1 flax1b1¢ t¢ a sepbain
extent. You may say ik's in a single family zonlng &res; they
do 2llow some to be plaoed in a larger avesa. There are
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exeeptions, The use is more flexible where thare 18 no plat,

| Bub a5 soon as there is a plat, then the use

1g fixed and 1t is even more fixed in oases then where they
place & private enoumbvance on the land with aertain restple-
tlohg, Bub thls -~

At the btime of platting then, in seles thet have
oogurved before piatiing and sales after platiing, 1t's be-
some 100 pepoent from one value to the other acarulng at the
time of plabbing.

MR, WOODRUFF: Be 1t sald as an observed fact,

and I think my two colleagues down there 1n the appraisal
pusiness will bear me out on this, I think we have a1l hit it
Frequemtly you &11& run into 2 large tract of vasant land
aomewhere thab is being scquired for an airport op smunition
depot ¢r something that has been b@&gﬁifnlly'piaﬁﬁﬁﬁ and all
the lines that you cen draw in all direations add exactly
nothing to the value of this plese of land,

T had a Pederal Cowrt case beek in the'iQ's

on this where I was able to sustaln the fast that the faect that

mow you have had some, Boyd

it was platted mesrt nothing.,
I believe I read some cases of yours.
MB. FARR: We haye somg %ﬁbéivlﬁiﬁnﬂ in Chigage
dating back to 1890 which have ngver been used.
MR, BARNARD; They have mdded nothing to the

value, ‘They have handieapped the value, 8s & matter of fact,
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MR, WOODRUFF: Yes. So, both cbservations
are eaﬁ%&ﬁﬁ. I am not ghallenging thls géntlemuri's sbtatement
88 to Milwaukee, bub X warn, this is not a sﬁét&ﬁnmﬁ upon
which we can genepalize to an unlimibed extent.

¥R, WIESLER: The plat is duly pacopded and --

MR, WOODRUFF: That dvesn't make any difference

atither,

:

MK, DE CORIOLIS: As Lo your aspessment disarl

nation between aress and pelationship to land to buildimgs, I
think that your assessops have not opepated in a paliﬁieal
vaguum; the faet thab one high_ﬁﬁx effiqial in Milwaukese when
we went inbo this whole thing said, "Well, afber all, leb’s
#ﬁmﬂm&gr wa are not operabing in a gaiitia&l,v&aamm, Maybhe
they are suppesed to be, buk these are the facts of life,”
and 1t's evident,

formland that

For instance, you meéntionaed 't;'

immediftely becomes assessed ai & higher Tigure when it'm

subdivided, The farmer msy be on & Town Beard o
other position that would -- apd his friends about him are
maybe infiuenced, Bub the developer buys 1t. He may not
have as mush influenge although 1t may be the polley to in-
¢rease the valug when ii's suh&iviﬁaéf Howevey, there 1z the
fact. B

HR,‘GAF?NE?: On ﬁhig ?Qinﬁ 3, that plohbage

and sesessment, I have ssen iittle evidence thaﬁ-p&wﬁging is
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where land hag besn subdivided into units for thelr highast
and best use today, I don't mowm of sny ilnstance -~ mayhe you
do, Bill, where the laxd in a gmall percel is assessed &t the
vyalue that 1% would have been 1f 1t were assenbled in & larger
parcel, -

And ascording to the welght of evidence ay
our lagt maeﬁing oy waight of épiniﬁg at oup last meeting,
1t shouldn't be,

MR. WIESLER: I think this plotbage factopr has
two elements also. The plotbsge over & wide area influences
‘the values in that sres, and plottsge may also affect Lhe
value of 2 gingle parcel.

Now, ong -- we membioned why is the southside
value here =0 much lsss Uhan ﬁﬁmgé?&hlﬂ=éistanaﬁs to the norih
gide, Well, I think one of the factors is the way this soubth-
gide plan was 1lald out originally. Most of 1t is in strlps
156 feet wide byliﬁan feet long., With a single strip nobody
ﬂan'éa anybning with it,

| On the northsideé you have lots of gquarter sec-
tions, and T think thet the plottage in the north area there
han been an enhancement %o é&v&leym@n3 uherﬁaa on this side
of town it's besn & hindrance.

MR. GAFFNEY: This ia one of the most sontro-

versisl apeas in sike vilue taxatlon, What do you do with
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3 this, and thei's that the Assessor hay b0 value the parsesl

-

plottage beeause 8 significant peroentage of all iland that
we are concernsd with is affested with this factor, and 1f
the apsessment process ignores i, 1f you only aspess the
man on the highest and best use that is gonceivable within
the baundgriaﬁ that exist and gaulé not gonsider the fask
that the boundapies might be changed, then you have & much
jower land value represented than you would if you made the

other assumption, and you are going t¢ have a tax system

which has mugh less effect in remedying the problems of sprawl
and soather that we were 1aﬁking a8t than you would otherwise.

MR. FARR: You must ﬁﬁ?&r‘g&ﬁ away from uni- |
fﬁrmiﬁ# when it eomes to asseasment of land; you aan*t'aéaaaa
individual pappels on a different unit basis,

MR, ALDIS: You ean extend corner influense.
Is there 1s & 50-foct ownsrship, you aan.aaﬁanﬁ'iﬁ to that
point., If thers is & hundred foot in the same ownershilp, ?ﬁﬁ‘
ean extend, and the assessopr in shiaaga does extend corner

intluence to the ingide 50 feet if it's in the same ownership

MR, PARR: So long as 16's & uniform rule whic}
is applied on n@arﬁy'prnpertv. |
MR. BARNARD: You are saying bhat's not done i

MR, OGAFFNEY: Not thet I am aware of.
MR, WIESLER: I might add my observation on
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as 1% is owned,

In obher words, he could take & paeéa of farm-
1and snd assume bhet it was & subdlvision snd value 1t &8 suchj
draw his own subdivision, but I don't think he is allowed Go
 do this, He has bo value it as it 1s owned,

If 1%'s & siogle lob and 1t's %00 amall %o
build 4 house on it if 1t were vacant, I think he has o recogy
nize the depreciated value of that lot, |

MR, FARR: We don't apply that rule in Cook
County. |

MR, WIESLER: Well, 1t doesn't apply too gener-
ally elther nere, but I mean, I s susé trying $o point out
that the sssesscy can only consider the owngrshlp as 1t exlastg,
- g he @anuat'imwﬂag something eélse on the ownership, 1f this
were & bigger plege of land 1t wéﬂlﬂ be worth more mauéy.

MR, PARR: If he has to assess each individual
parcel, he gets in & very sonfused posibion in my opinion,

| MR, WOODRUFF: He's got to pesognize the limity-
tioh of size, I think, and I agree completely with that.
’ ¥R, PARR: As long &s you have a uniform formus
iz to apply. Othepwise, you are on ﬁﬁ& gpob .

Mk, WOODRUFP: I agree with you,

MR, BARNARD: I think that's the answer, and I
think that there should be in Milwaukee or anywhere olss, somg
popmula that takes into sccount the subjest of plottage.




MR. DORAU: Tuwenty frons feﬁt iz not necessarily
worth half as much as forty otherwlse comparable,

MR, FARR: The sssessor in Chioago, he will
assess & twenty-five fool lot on the same basis &8s the man who
has two adjacent 2B-foob lots or for the man who has four lobs
with & 100 feet ¢f frontege which is usable, assessed on the
same basis per lot as the man with 8 single 25-foot lot,

MR, GAPPNEY: If you have got quapter sections
trading at $10,000 an acre even, though they are used fop
farmlng purposes, your assessment would reoognize that,
wouldn'y 1t?

MR, WIESLER: Well, 1t should, You are asking,
and I think I saw the quesbtion on your lips, is there such a
thing as 8 formula in pecognizing plottage?

“In the Ci%y of Milwaukee, in the newer &#ﬂas,'
at least, people don't buy fwont faeet, in my opinlon, if they
are buying a aite for & single-family home. They pay so much
for a single-famlly home site, and the limite 50 this ave
rather different,

But jusb wibthout sacepting, we c¢ould go into |
s8y & neighborhood where the lots generally are 60 fget in
width; and if we were %o apply & front f@@ﬁ faetor or unit
te that? Say we would spply 8 unld of a hundred dollars 2
foot, this would be $6,000 for a 6H-foob lobt.

And in this ares of 60-foot lots, there
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happéned %o be 8 scabbering of ﬂﬁwfcat'laﬁa; What would thein
value be in the merket price? And we have found -- it's not
propoprtiopally; 1%'s ebout 50 paprtent. The added 20 feet
there would have a value af about $50 2 foot sbating it one
way as compavred te the original 60 feet having & value of $100

& foot for the 80-foot lot would be sbout the same as a 70~

foot Llob,
ME, OAVPNEY: There yowr lobs Bpre almost big
enough, |

MR, WIESLER: As you got fo the smaller lots,
maybe your unlt goes up Lo $200 a fook.
| MR, ¥ARR: I would pretty csreful with getting
lrvelved with that,
MR, QAFFNEY:; You get mmall enough, though,
the lot isn't worih anything.
| MR, WIESLER: JIi's applied %o the same use,
single-family homs site, Of eowrse, if 1t's a lot that ocan
be devobed S0 soms other use, why then it's another question,
Mi. BARNARD: Don't oapyy that downhill s
fasb and so fepr saying it bas wo valus, At soms price the
mﬁn next door wWill buy it,
VR, GAFPNEY: Yes, bub --
M., WOODRUFP®s If 4F 4sn't taxed too high.
MR, BARNARD; I 15 18n't tazed teo high,
that's right. |
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MR. CAFFNEY: As Welsler polinted cub, you gven
hive this problem out in the fginga arens whﬁwé people hwafore
they subdivide, g lot of people will cub 1t up in%oe n little
bowling allsy shaped lotg, and the imner section can hardly
e used, |

MR, FICHARD: We have had a good d&agasﬁiaﬁ,
though, to the pelnt., And peﬁamber that it was discusaed

alse at the flreb conference; snd 1f you need further dia-

cussion, T would suggest Hhat you would feel free to cowren~
pond with sny of the indlviduals hepe, This is & very teaﬁw
nigal guestion I asn see, bub also & very imporiant one,

ﬁﬁ; WOODRUFRs If Y mRy dél&y thig thiﬁg foy
thirty seconds, thig 1s one way, by doing this on formula on
ﬁhﬁ Baag of sxeesn footesge and simply establishing s »ule for
a detlining value of excess value above the average in & sub-
dgvision, and the same formula works in reverse, This has
been done in Pwo sssessment Jobs that I kpow of, and I am sure
i%gs bean done in othars. |

I merely stabe this because this is & way out

of thisz dilemma although i%'s & falrly complloated one,

MR, PICHARD: You are saying that an ea%ablia&&é

optimim size or the establiphed size For that aves

MR, wGSSRﬁ?F; Hhepre is a8 way oubt of bthis, and
| the bteshnicians heve aéﬁld diseuss it unhil-wﬁ'ali went CPazy,

MR, GAFFNEY: I hope owr reporter has that in




the notes and attributes 1t to Mpr. Woodruff.
I don’t think there iz 4ny simple formuls that
san do 1%,

MR, PICHARD: I am golng %o ask you what you

maant

MR, GAFFNEBY: Let's take the bllateral monopoly
sibuation. You have goh a 30-foot lot, and 1L ean only be
5014 to the neighbor. Thepe 15 one buyer aud one seller.
Let's zay it's on & vorner, Obherwise 1t would have to be
tri&aﬁarﬁ3 m@nmg@1y oy some mouthful like thet, |

30 that 1s & tough one in terms of land assess-
ment, Now, ﬁhéﬁ related to you maybe in a situation whepre
the small -~ iz & 1ot greater than the aversge valu# peér front
foot of what you h&va‘alraaag got op it might be amalley.
That's what I mean by bhoe mapginal value, Thig I think is
the situation Allen-Bradley is in down here where we have all
these things in the map. They are willing %o piy extremely
high prices fop expansion, and we now have the problem of
dagiding over how wide zn apsa should we spread this valus,
You have got the same Shing around every explanding inestitus
Llen,

MR, DE CCRICLIS: You mentioned something
ghout relating that bo o one-family strustbure ~-

That’s about elght storles they go up, don't
they, Allen-Bradley? See they are bullding up. It's very
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MR, WIESLER: This in effeet iz a ohange of
use -- I wag thinking of & change of use always to a higher
value msgt This 1e Just a 1ittle bit in ra%&raa.

I vecall particulaprly I studles some land
velugs along Stabe Street which involve the Miller Brewery
properby, and they have added on plece by pieéa'énﬁ paid good
prices for 1t. ﬁat‘what they were doing was buylng land with
a high value, because it was used fop 11ght manufscturing and
commercial in small pieces. |
B Well, now, 1f you want te attribute the prices
they were paying for these small pleces Go thelr tokal, you
souldn't find any inﬂuéﬁri&i sites t0 give vou & gomparabtive
vaiue¢ at all., You are moving from & eﬁ%egﬁ?y‘ﬂf small eémwl
mereial light meoufachuring slbes which have a definite valua'
ﬁhﬁ# you get your merket comparatives for thebt type of use,
ang they wér@ changing its use inbo a large tract, forty or
forty-five acres, I don'l know what they have; and you h&éin
to leok for somparables of value for that size of site, and
you don't use the sales of Tthese pareels that ﬁérﬁ used as
comuercial and light manufaeturing %o this large sibe,

S0, you have a change in use %o a lower value
usg, but -- like Allen-Bradley who is expending i1s looking and
what utility that added land has to their total cpepstion,

| MR, GAFPNEY: Yes.
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MR, DORAU: This we will develop in the aras
of asourity valuation, By the way, what's the value of the
Tifcy-fivet piece of stosk which gives you the control? You
ney that this stook is worth the price you pey for this one

cent, No, you gonzider bhe value spresd over f£ifty-
ong,
R, QAPFPNEY: He have got o pretdy good spswep

thers, We take an average. I have got a problem that has .

worpied me. Columbis Hospisal is expanding, Just bought the
blook t0 the west of them, UWM is &xﬁandiﬁg; we ar¢ resdy
to buy blosks all around this, and we are willing to pay for
the land alone toward the present value of the land and the
houses hare,

Now, undor site potentisl ﬁax&ﬁiaa, ong gon-
selvable Inberpretatlon would be thad if there is an expanding
instltution then the bloeks sround 1% would be up~valusd to
the amount ﬁha%_#h&a ong buyer is willing %o pay and thus in
effeot confiscate the houss,

MR,

MORRIS: That one buyer i & ~- |

MR, GAFMIEY: In the oase of UWM, 1%'s non-
baxpaylng. In the ease of Allen-Bradley, it is texpeying.

MR, PARR: O'Hare Pleld in Chieags, ﬂhﬁa_it Was
bullt, land wae selling at avound $3,000 an sere adjagent to
the airport. Thers have bsen many saiss of from twenty ko

$40,000 an aore as a result of being adjacent %o 1%, being
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ad jacent Yo the C'Heve Alvport,

MR, WOODRUPE: Thal's adJacent rather than

the consequence of one sale, The generalization of what he
gadd for the lash hour iz that bobh uz as appraisers, we &
appraisers and the assessor op assessors teke & good deal of
comfort in this, There are & lob of wild or apparently wild
seles for which theérs ape perfestly good explanations, and
these sre siles whigh we 2ll have fprom our testlimony e@lthér
dropped oubt or explaingd sway or hoped te dicksna that the
other side wouldn'i bring in. |

ME, FARR: WYe are talking abou’ the houses
sdjagent to the University of Visconsin Milwaukee, the effect
of the Univepsity seusing 2 greaber demand on the papt of the
urofesgore and employses; the Universiby, %o live nearby, tha

had an effect péerhaps on market value, d4id 167

MR, GAPFNEY: That's Srue, Bub that's not -

thiat wopnit what I was talking aboub, That wasn't the problen
T wus balking sbouwb, Ib was pather the effect of the expan-
sion of the University itself and 1%s demand for isnd its
extremely high vﬁiﬁﬁ.
| | MR, BARMARD: Under your theory, then, when

the Unlversity Lake:s that land, thad's evidence thet the bulld
ing had ne value; iz thot right?

MR, GAFFNEY: That's righb,

MR. BARNARD: It's not right; 1%'s wrong.
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MR, GAFFNEY: Well, 1t seems iike & problem
G0 me, you see; that's why I brought 1% up. This 1s one of
my weakest poinbs, |

Mii, PARR: We are buying for the University
of Chicago, see, We are buying apartment bulldings and tearing

then down P

The University of Californis at Berkeley has a
terrific problem, beoause gverytime thaey expand they have o
buy a building and tear it down. |

| MR, WOOCDRUFF: The seller sells a bullding,
but the buyer buys land, and this comes haak.t@ that condenns-
tion appraisal business that we got off on esrlier in the
arﬁe@nﬁans The pondemnation, rather, was going a% this nore
from the selleér's point of view and putbing on an additlionsl
valu&réﬂﬂ value 85 1% would exiat in the mind or the seller,
nob By 1t would exist in the mind of the buyer,

There are bwo differences, whet the buyer is
buying and the seller iz selling.

MR, BARNARD: Under a proper assessing sysbem,
should those bulidings, then, not be assessed but all of the
value he put on the land?

| MR, WOODRUFP: Heavens, no,
MR, BARNARD: Okay.
MR, WOODRUFF: Every asppralser in the wopld

would agree with that,




MR, GAFFNEY: Moving onr to Point D -«
MR, PICHARD: Ve will take a short recess for
ten minutés.

{Ten-minute recess taken).

| MR, BARNARD: Professor Garffney, I think if we
can get aé prospbly as possible into this item, Item 3, that
that would be desirable.
MR. GAPFNEY: Okay.
MR. BARNARD: That probably would take us ﬁp |

to the next point af ad jowrnment. ;
ai FE,

MR, GAFFNEY: Well, ﬁhe mtmmuﬁm* “Fosen-

tisl is something we have disoussed before. I Just put that

in the outline because I thought I had better somewhere in

this ﬁi@g%greph gay where we were praaeaﬂiﬁg to study the
nibive¥. T Glesusaing the AAEEing 13E41e probiens of aE
you do i#, you sometimes lose sight of why you are bothering
to do 1t in the first place. The genersl ldea, of course,
is to nudge lﬁaﬁ in t&a dipection of 1ts highest and best use
to remove &n element of diserimination that now exists betweer
those uses vhich use large amounts of capital per lot and thoge
uses which do not and to sccelerate the removal of sites by
removing the bilas that exists in the tax system between & new
building which is taxed as & new bullding and an old bullding
which as & bullding is frequently btaxed at a very low value.
Now, the definition of the tax base, the basic
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aoneept there, I used two terms that I find useful, One is
the eoncept of public value. This comes from Alfred Marshall
who wrote about this; this stuff is no longer quoted very
mush, but 1%'s pestty good. The public valﬁs, he mgant the
value which is created by the public, and he assumed that the
publie had something to do. And we include nature there and
the public in its capacity as & bullder of roads and other

‘public lmprovements, and the public not in the governmmental

sense but in the sense of the improvement to land which they
hgﬁ bullt in the surrounding area, These envirommental fag-
tors are factors in publiec value,

MR, DORAU: On the practical follow-up of thab,
in the lLand Valuation Act of 1912 in England, the pesults ob-
talned so far as they went, eventually they gave it up, but
they started one in 1912 making a determination of how sig-
nificant the public cosgt, the ecost, historical cost in effect
had, It's quite an in&#r&sﬁing plece of literature,

It eame in 1912, the same time that we got the
iden of making a historical valug of the railpoads, The
LePollette Act of 1912 came at the same time in this country,

| MR. GAPFHEY: UNow, this second item here as I
undewstand it, who owns the land at the present time, this
depurts from the present pracciee where the ownership makes

a difference; the ownership makes a difference,
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MR, WIESIER: I 41dn’'t inbend o make th#t 11~
pression, |

¥R, ﬂﬁ?ﬁﬂﬁkz You were talking about the farmen
You sald that the ownership ﬁaé taken into één&iﬁﬂﬁa#i&n in
the assessment. Maybe you meant use op ownership as related
to use. :

MR, WIESLER: Ownership as related to use. It
dogsn't male any difference who owns the land itself, ‘The
pature of the land and ite use, that is the béaia factor in
its valﬁa, A ,

- MR, DORAUz If there is 160 acres of farmland
used far~£a#mlanﬂ-¢wnﬁﬁ by anyone?

'jﬁ. WIESLER: Yes, we wouldn't ﬁagé‘ A pi#aa
of land, say 1%'s being farmed, tensnt farmed, at & different
rate because a developer owns 1t rather then an adjoining land
owned by a farmes,

| MR. GAFFNEY: In bathing this subjesct about
with a mmber of assessors and people in this area and other
aveas, I have run into what seems Go me a curious resistance

for the commercial soolety in which we live to the concept of

a potential value assigned to land on the basip of assumlng
that 1t pould echange ownership; there is s btendency %o think
the highest and besh use of the 1and is She best use that can

sently ouns 1L,

be made of it by the old widow who pre
And bo think of any cther conseps is somewhat
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prubal in opposling economic detepmination of individusls,
In o gommereial soolety it seems to be pather basic That re-
. souprses areé not valusd in that way bub are valued in sssuming
that they apre exchangesble, that they are able of commerde,
amd that individuals ape not bound to the land ﬁs saﬁta were
bub can move about and the highest and best use Qf the laﬁﬁ
15 independent of who happens to be sitting on 1t at the
preseut time, |

| MR, PARR: Op who happens to hold title,

MR, GAFFNEY: Yes,

MR, DORAU: Would you earry that so far then,
a8 to say that this is independent of the sum total of the
. gurprounding &isﬁamaﬁénaaﬁ?

MR, GAFFNEY: Oh, no. Only the clroumstanse off

ownseship of the papbtloulsy plecs of land,

ﬁ3¢'ﬁﬂﬂﬁgs Just the partigular pupposé; you
apen't implying that helps a 40 by 80 faﬁt 1ot that I envision
and -~ I just use it fop my studenis; I ask them what's the
highest and best use of this thing? When we got throvgh, the
high&éﬁ and best use was exactly what the guy was ﬁaing; for
the first floor ik B&é a vagetdable shop and Ghiﬂﬁs& 1a§nﬁrys
the seoond floor was rented out by the night, flop rooms and
g0 on. Theve wes nothing else that anybody could do with it.
?ﬁaﬁ*ﬁ-xﬁa highest and best use.

MR, GAPFNEY: That gets back %o bthis plottage




problen,
ME, DORAU: In & way, yes.
MR, WIESLER: I think the highest and best use

‘there, he has to bake into sscount all uses; you can't jJust
say -~ enviglon all property being used for high rise apapt-
ment bulldings, m

MR, GAFFNEY: Oh, no, certalnly not,

MR, WIESLER: Well, this size of lo% perhaps
had something &0 do with the use, bub, nevertheless, you speak
of an arga beasuss the widow happened %o own & lot and she hasg
very r@gtﬁi@t&d papital resouvees, she can't do anybhing with
it3 but she ¢ould sell ﬁhé lot and somebody ¢lse ﬁéﬁlﬂ do somey
thing with ;ﬁ. But what if you are in the nﬁighh&vnaaa where

" the paptlcular owners ape older, retired people with limited
sapltei? You have a whole nelghborhood that's typloally the
sema, Then y@rhaﬁa'nhﬁ 1ittle house that the widow lives in
1= the highest and best use in the area,

MR, GAFPNEY: I am supe there mre areas where
thabt is the highsst and best use, because widows have to live
$¢M$ﬁhﬁ§%. It's 8 question of where,

MR, WOODRUP®: 'There is ancther twist to this

which I want to submit, We often think of highest end best
use, She higbest and best potenblal use. With your fare you
think of the higheet and beast use as subdivision properiy

wheveas in fact if we wore appralsing it for sondemnation we
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provably would go at 1t Just that way; but i 1t wers fur a
prospective buyer, the highest and best use is Yo hold four-
teen years for subsequent subdivisions. |

Now, there is & pise and curve here as you get
from the farm toward the subdivision, and ﬁﬁﬁ highest and besh
use mRy be anywhers on that cupve.

MR, WIESLER: I think this 1s what Y sald.

MR, WOODRUFPF: That's exactly what you said,

Codai it
pabiet hers,

but I am brying Lo intpoduge a
MR, WIESLERs And all the spobs also représent
the highest and best vee at the time,

MR. GAFFNEY: At this polnt I don't nesd leabledm

I need solutlons,
\RHARD: I like the expression on -~ X

live to use the expression on highest and best use, that's
mganingless 1n itself until you ¢ouple with 1t the term and
1ikely use and most 1lkely use.

MR, WIESLER: How about using the word most
typleal use?

M, BARNARD: That doesn't say the same thing,

MH. GAFFNEY: In fagt, it's 4ifferent.

¥R, MORRIS: What sbout potentisl?

MR. WOODRUFF: ?aﬁﬁn&i&i in terms of time, and
how fay cut in berms of time sre you reching? Time has @
value and you discount this time back in opder o gel wﬁgre




you Are now,

MR. ?fﬁﬂﬁnﬁ:- Under the Law, the assessor says
he can't tax potential; 1s that copreet?

MR, WIEBLER: No.

MR. DORAU: Well -~

MR. WOODRUFF: Every market sale reflsets its

potential and says or reflects -«
MR, DORAU:; This 1s on a1l types and varieties
d1scounted down date. |
MR. FARR: How do you determine this land valuep
No doubt the taxes on the land value, the carrying charges
would have an interest to me in determining whether I would
by ﬁhﬁ farm or not, buy the land or not. If the garrying
charges were going Hv be too high I Just wouldn't buy it un-
less I bought 1v &% & low anough price.

MR. DORAU: 'The price ocould be then & capitalizefl
value of the extra burden and the annual bax,

MR, GAFFNEY: We have stuck all those pins in
that map, we have begun with sales, market information, and
we have also interpreted very freely whioch I think you canm do
with this qﬁwaﬁian:but moreso uith land values than others
sconcmic daba, becsuse it's the natupe of land values %o to be
closer related to the adjoining land values.

S0, beginning with that solid basls of market
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information, I think you can get pretty close to answering
the question: What is merket value?

MR, PARR: You can determine curpent market
véluﬁ on the basis of comparable sales undey existing condi-
tions, Th&ﬁ‘x think 1s righ%. I have 3#&&&@ downs here a few
lhems, how do you debermine land value, how do you determine
mapket value; and I added, who pays ﬁha—%aﬁas and from what
sourae?

Mit. DORAU: The fellow who is caught ownilng it
when the tax wasg imposed,

M., PARR:1 That's mighﬁ, beeause the only
aouree of pevenus from & plgce of farmland, of course, i1z what
the fam will sarn. Thers 18 no other monay there, That's
all there la; there lan't any more. |

MR, Fxﬁﬂﬁﬂﬁg Thig 18 fér the dirt farmer,

In the urban frings you havé got other kinds of faprmers,

MR, PARR: He's got ho rent his house o pus
8 filling station or & houne on 15 or he has got 0 bulld some
houses along the higkﬁ&? or hé's got %o pub an open-Bir theatep
out in the bagk lo% or -- thoze ape not revenues from & farm
&3 such,

1 Ity %32@ that he dossn't get

MR, DOMNING
vevenuss from the farm as such fvom farming, bub he gets an
additional revenue in the faet thet his land valugs ave going

up hesauss of apsculation, It may not pay hieg taxes, but 1%'s
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something that he csn apply to - he can sonsider as part of
his earnings, | |

MR, FARR: Neo, he can't, Whepre is the money
in the bank? There isn't any money,

| MR. DOWNING: 'The money is in he land which

he ean ganvert‘r |

MR, FPARR: He's got %o gell the land in opder
t¢ pay the taxes. |

MR. WEHRLY: ?hia 1z a conflist beluwesen soclal
ﬁaiués and sconomic values, as I se¢ 1t being in the business,
and wé see whewe there 1s & soclal value which lLiwludes a lot
of things; snd when that declines Yo 2 ospdaln point where the

seonomic value iz such that 1% will be converted, then, to &

re-uged, then the recogniblon of the re-used vslue gomes o
plave |

- ¥R, GAFFNEY: I agree with that 100 percent,
and I would suggest, though, that the asgessor fs not 2 wel-
fare worker and should not be used as such. Ve have pather

an extengive welfare program in this gounty,

MR, WEERLY: It will remain intact wp to &
certalin polnt and Shen disintegrate and besche gonvepted, the
urban penawal aveas and so forth,

¥R, GAFPHEY: I wish that the process wers as
yapiﬁ as peemed to ba—a&g@asﬁ&ﬁ by that phrasing.

MR, WEHRLY; It isn’'t, of course, but it is

¥
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aﬁﬁ&timﬁa.

MR, TOBIN: You have got & very good resord on
highest and best use, Why don't you move to the next one?

MR, GAPFNEY: This asseasment freeze ia &
means which we find very valueble in Wissonsin, Right now
thé program L0 use the sssesswent fraﬁmﬁ,taahniqué is vepy
het, and 1t comes surprisingly close to site v&luﬁ-t&matiaﬁ;
) Now, we have a law in the books that says that
a olty upon spplication to the Stabe Legislabure, I am not
sure Just what 1% 1s, you have to go bask 6o tha Stabe Legis-
lature for it, dub, anyway, there is & law on the books that
says that the %iﬁy oan ingtibube &n essessment freeze for a
pericd of up bto twenty vemps,

’ How, 1€ you discount Bhat sbring of future
taxes haak'té\%ha praesent . the fiprst twenty yeaps of tax ou &
new bullding are mope than half the Sotel value of the lump
sum Bhat you got pight now) by disgounting the fuburs values
baok to & twenty-yesy assessment fresse in bebfey than the
Pittshurgh plan in terms of moving partwsy towards site value
taxabtlion, And this is the law we have on the books in Wisson-
sin right now,

MR, TOBIN: Js this in oonsideration of the

owngy garpying on some development program?

M. BAFPNEY: No, Althowgh - well, ven and nof

there iz the assessment freeze that iz appliéﬁ o Just one




| huiiﬁing that vovers 100,000 squavre feet or more of whish we
have one exemple in Milweukee now, the Marine Plazs down hers,

¥R, MORRIS: Of land,

MR, GAFFNEY: Yes, of land area. And pight now
the City of Milwaukes is Lrylog to get that reduced to 20,000
square feet, |

MR, WIESLER: Yes, brying %o apend the legis-
intion to make 1% 25,000 square feel instesd of 100,000 square
fest,

I think there ls one other prequirement, the
dgpga his Uo be deglaped blighted,

MR. TOBIN: VWell, does somefPhing have %o be
done about the blight to peb the [recsze?

MR, WIESLER: That's right. e have to oleay
she ares and build an improvement, |

MH. FARR: And the assass&é’valuatian‘wilz be
the same,

M, WIESLER: The sssessment stays the same as-

the assessmgnt 1s frozen fop whatever poried of time is grantegl

Yith the Marine Plaza, it's seven years., I wasn't awape thut
it sould be extendsd to a longer parlod of time,
MR. (AFFNEY: Well, I belleve 1 am correct.
MR, TOBIN: I don't want %o delay on this, bub
it's an alternative to the subslidy in the fors of land valus

by land ¢leapance,

o
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MR, PARR: Yes, but the taxes collested after
the improvements are severil times éhat the previous taxes werp
ina given area, lLake Meadows, the taxes from lLake Meadows
today are mibgtantially mope than the old slum spes prior to
the demolition, |

MR, TOBIN: Yes, but #h@ir.alﬁernativ&Vbﬁﬁaks
to engourage pedevelopment; they are alternatlve subslidles,

MR, GAFRNEY: Well, in the papbtloular case herej
the site potential tax propossl 1s similar‘ts the assessment
freese program with some differences. One difference, of
gourse, is that 1t would apply throughout instead of to seless
ted bulldings so thad 1t would not be & dlscriminatory sub-
gidy extended to some and denied to othevs.

And also & difference in that the freeze would
apply only %o the buildiﬁgs which would in effeat be frozen
at zero. The site assessment would change bub not in responsg
to snything that is done on thet site by the owner of that
site; it would charge to response Lo what is dome by his
neighbors and also in reésponse to other environmental faotors
of a move general sort suoh as ehange lu traffic patierns and
demand preferences, But the assessment would not change in
vesponse to improvement by the individual.

And in this respeat, the assessment freeze
goncept is vexy olose to the site potentlal tax goncoepb,. And
T was very interestsd to find that we have something already
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on the books in Wiseonsin which comes 50 close to what we
have in mingd heve,

MR, PICHARD: I would like to raise a qués-
Gion. If enough individusls in a blosk oF group of blocks
in 8 city make & major improvemsnt, say convert low houses
to office bulldings, wowldn't that affeéct the land values?

MR, GAFFNEY: Well, sgain, each individual
plot would he affected by what 15 done on the neighboring
plots., Bub the value of an individual plat:w@ﬁl& not he
significantly sffested or at all affected,

MR, DORAU: It should be reflected in youp o=
1t's like in depreciation; provision for impsimment from
causes known U0 be in operation; if it's something other than
known to be in operation, 1%'s not depreciation, it's =
gasualty.

_ MR, PICHARD: Uhet I really am asking is 2
questlon, pinse things don't stand still in & sity, 1f we have
the kind of sibe value bazation the implisation that has been
poged here, I Just paise the question of whether you do not

have snvivonmental changes resulting from improvements which

reflect baok in land values in area rather than in parcels;
that was the guestion I was throwing ouk..

MR, GAFFNEY: The snswer is ﬁea without gues-
tien. We have neighborhood effecis.

MR, DORAU: We have 1t zomewhat in the
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. ‘ _ _ S
ragmintation, Under political pressure the 1dealized for

redevelopmint was cut in two. Half was ﬁ%vglﬁﬁaﬂ; tleaned
and fixed up., This is the rest of it nearby. |

| It has been entertained thet one of the motiva-
tlons in getbing this thing sliced in two was that the polibi~
gal bosges in power bhere weépe going %o be able to get moxw
wheni 1t comes bto a second sbep of pedevelopment by virtue of
the improved ﬁﬂwiranmﬁnt'araﬁﬁeé by step one, All $he hocuse
poeus aind everyihiog else was 1n§§iraﬁ with Ghe iﬁaaraf'haing
able bo get mope fop the whole of it.

If you togk 1t in two pia@as apd &llowed ~-
now, the English Redevelopment Act, you now, attempted to
cope with that by stating that the thing ls frosen as of the
t4me when the ares is indieated as subject %o redevelopment.
And, so, what therefore happens as a result of a par¥ial re-
development of 1t can't be uased to get mope for Bhat which haz
been advantaged by the first redevelopment. That is the in-
tent at least,

MR. MURRIS: Can I ask this non-expert question
whioch T am not, you mesn sssessment freeze @f Land?

MR, GAFFHE?z No.

MR, MORRIS: Of everything?

MR, GAFPNEY: What we have now 1s assessment
froeze of av@?yﬁhiﬁg, what I am supgesting 1 that under the
gite potemtial &% you would get the same effsct &5 though
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you had an aszesswent freeze ag Papy ag the inoentive to build
a new pullding is concerned.. There would be no ineressed tax
a4z 4 yesult of bullding a new hullding.

But Ghe sibte poiential vax differs in thek yowr

assessment will go up 88 the nelghborhood luppoves oy go downe

=

MR, MORRIS: “he person who bhullds a new buildel .

ing on this frozen musessmwent, he will still -- would still
be taxed foy an lmprovement, wouldn't he?

Mi, GAFFNEY: He would be taxed onm & hizborical

improvement whioh would be just @ Pixed figure. It would mot [ %

have any effeet on his futuwre conditions,

' MR, FARR: He gé&lﬂ be taxed on the bulldings
which have subsequently been wreoked?

| WR. GAYPNEY: Right., Now, I don't hold with

Chat myself, but half a lmaf is bebter than none,

MR. FARR: I am here 50 listen and comment.

MR, MORRIS: How generally among the states 1is
that practiced? |

MR, GAFFHEY: Asgespment rre§zﬁ?

MR, MORRLS; Yes.

Mi. GAFPFNE

v: I haven't gurveyed the fifty
sbates, bub I do know that Kemsas Cliy has dons something on
this,

MR, TUBIN: New York has done it In séveral

aBREEB.
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MR, MORRYS: It's disoriminsbory,

MR. GAFFNEY: Well, in Wiseonsin they are sube
daet Go -- there iz no pent control, There ave auhaﬁ'spﬁaial
mwmﬂitiang like the 100,000 sguare Foctage,

MR, MORRIS: No contwol cbhey than that?

MR, GAFRMEY: MNo. And, a5 a matber of fagt,

the Asgessor's Office iz poised to pounce on this bullding as

soon as 1%s seven years have sxplred, and they mey get 1% 5a¢k4
They WAy regoup,

MR. FARR: That does apply to the Maprine Build-
ing, does 1%9

MR, GAPPNEY: Yes,

MR, PARR: And they willl pay taxes based on the

previous impeovements?

MR, GAFFNEY: They do pay tates ob previous
lmprovements. They wlll pay taxes on the present improvements
4% %ﬁa and of seven years from when they bullt 1%,

ME, BARMARD: P3G they pey for that site, the
total scgulsltion ¢oet of this site; was theps any right down

MR, GAPFNEY: HNo, they have on the map showing
what was pald for a muber of those pareels,
| MR, DOWNING: Nobt all of thewm, by the way.
2 dan*krkﬁsw why we didn't geb thewm all.

MR, WIESLER: I think they previousiy ocwnéd some
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of that for quite a long periocd of time and they Just added
to 18, | |

MR. FARR: If the Marine - |

| ME. OAFFNEY: If they had not owned that land
previously, why the pw@viéuﬁ=ﬁﬁﬁa? would have gotien most of
the benefit from the freeze, I ppesume bhe price would have
gone up conslderadbly, | |
TR WOODRUFF: he sutstanding horpop Igwhﬁ

sbout to mention was the Prudential Insurenes egmaany.mvar tha!
tex in Boston whewe they had about eleven different tax deals
gach ong repudiated by the maniﬁigaliﬁiea and they started
aonsbruction and sgtopped 1% en squal mumber of times,

¥R, TOBIN: Got speeial legislatlon, didn't
thery ? |

MR, WOODRUFF:  Eventuglly got special legise
lation, but even this, the officials played gemes with the
thing. | | | | |

MR. GAFPNEY: The &éﬁ in i%s present form is
noet golng %0 go very far, I 4didn't mean te imply thag I
thought 1% wes, The limitabtlons apre bad, and, of gourse, any-
time one fellow tries to gek it everybody who is in that busi-
ness objleats. And 1t'sg -~ |

MR, BARNARD: I think this has been inbsresting]
and Y agree this 1z an exemple of the site value tax now.

When you have 2 hHax freeze like you have in this state and
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some obher stabesn, whst we sye talking about then 18 the
phenomena of 2 gibe valus tax,
¥R, PICHARD: Applied selectively to spesifie

broote,

MR, FARR: Yes that has no besering on the rates,

though, |

| MR, GAFPNEY: It's an agsesoment fyeeze only,
ihatié righﬁ.. Thé ﬁate ig applied ﬁa svery other plece af ”
ppoperty,

MR, DORAU: That'z Jush oppeosite to ratlonale
of nyéan'radevalagaaﬁﬁ, isn't 1%, where we justify 1% right
down in the land value on the grounds that the incressed in-
vastment in the gﬁrnetura exposed %0 the tax would produce
enough additions) bax to amortize it pight deﬁn and & return

on it wight down --

MR, WOODRUF®: That was the golden trlangle
yhilas&phy.in ?;ttﬁburgh,

MR, GAFFNEY: You have zot the rame paw materials,
&nﬁ vou pubt them tageﬁhﬁr a 1ittle éiff%#@ﬁﬁiyg

| MR, DORAU: Here we prite down the value of the

land, purchase prlge &ﬁ whieh wou gan geﬁ 1%, ard we Justify
this hy saying the building he ig going to put up is golng %o
he 50 éxyﬁsaﬁ to taxes that the releévante from taxing ihe
building will amerbize 15 right now and pay the peturn on it .

during the pariod,
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MR. BARNARD: You would be right only if that
applied to the full esonomic life of the bullding which 1%
does not. It only applies to the first seven ysars. Then we
recapbure what we have lost by the remainder of the life of
that bpullding.

MR, DORAU: I grant that, A simple gomparison

would be on the same terms for the same years.

MR, GAFFNEY: If you have to subesldize people
to pay their tax, you don't have much. Under the site #ﬁﬁeﬁ»
t1al system you could raise the tax level flrst and ﬁganﬂzﬁaazg
1t &t that level, and then they would still hﬁﬁe an in@ﬁﬁﬁive
to go ahead, :

¥R, PARR: I wonder what this incentive then
would be to build a bullding such &g the one down the strest
already. You ars golng 50 be sonfronted with an inerease in
taxes, that we kuow. We are golng to continue to pay owr
policement and firemen and sehool tesshers more and more

mONey.

At any yate, we know perfestly well that our
tax rates are going to have to incresse. In spite of what we
can 4o, we are going Lo struggle with it anyway.

MR, BARNARD: You are wrong. Wuat we do know
15 that at the end of seven years the owners will rensgotiate
for another tax freeze.

MR, WOODRUFPF: And get 1%,
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MR, WIESLER: I think that's beosuse thls is
a bank there is something in the eharter of  bank that --

T know they alvesdy know what thelir asgesament will be, and

they have to set funds aside in ressrve funds that would be
equivalent to the additional taxes they have to pay, and this
is part of the banking laws somewheres.

MR. FARRt But the bank doesn't own the bulld-
ing.
ER; They still have to set the funds

aside, because they have %0 know what thelr apsessment will bey
MR. DORAU: That's heing done in many other

Hyeks,

MR. GAFPNEY: We probably had betier turn.
baek, Polnt No. 3 here spells out a few of these thinge., It
distinguishes environmental fagtors from cwner sontrol factors
and under sibe potential environmental factors are what you
tax and owner factoprs are what you don't tax. |

Now, the things that the individual conbtrols

ape listed here. The bullding, he can change that. The
ownership, he e¢sn change that. The use‘he gan ghange within
the limits allowed by zoning., And the intensity again within
the 1limitsz allowed by zonlng.

Now, the things that are outside of his control
whish ave not taxed are the zoning 1tself insofar as that is
s determining influense on land velue, neighborhood land use
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which is & paramount influence, public works and the Sobtal
supply and-ﬁﬁm&nﬁ'#algt in the land marivet,

) These things the individusl camot gonbrol;
these things either benefit him op work at his injury without
1t belng %0 hig eredit or hie discredit asz the case may be
without his contribution or subtraction, And so 1f we tax
these Shingas, we are not disaaavasing him from aﬁing anything
in the way of improvement that we want him to or that the
meprket dipeots him to do, I should say, because, baaiuaily,

this is a means of permibtting gonsumer sovereignty Lo prevall

without the intervention of a tax whioh 1z bissed in & partiouy

lapr direction, | |

Now, then, there is the plottage problem whieh
falls in & twllight zone, and ﬂg-betﬁer not get off on that
sgain, But 1% ia noted here that to some extent the individua
cuney oontrols the boundaries of this lot and gan alier them
and to pomé exterit he is trapped between his neighbor and has
& hayrd time making this slbternation. This will be inkerssting
and sertalnly wurth the trouble, |

 Now, Poink 4 thepe, that's a litble bi% of

soonomie theory for the benefit of some of my moprs achdeamic
eolleagues that we didn't get o very much, This old debate
has been panging in the economic Jourmals for many decades
betwesn the marginal analysts who feel that they have a way
of unscrambling the cmelet and

permitting contridution to

’E
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partioular imputations and those who say 1% canmot be dons
oy pervhaps unsympatheticslly interpret because they have dis-

gredifed the process of analysis itself. That at sny rate

is something wmore for the theoriszd,

- At %his point I would like to break in and
introduse Dp. Avthup Becker who has Just Jolned us from the
University of Wisconsin Milwsukee. E

Now, the question of separating the value of
the site from the value of old buildings is something we dis-
cussed at this conference or 8t some precading one at some
length, 'The position that I have taken there 1z sibe value |
ilg what's left after a good flre. And like the orlental
philosopher who discovered that he dién‘t_havﬂ to burn down
the building to voast a pig, after several trigs, we too dé'
ﬁgt newd to burn down bulldings to find out what the glte
undesnesth would be worth 1f the bullding did buen down,

And Bill Nelson who is & Planning Jonsultant
on Pawwell Avenue tells me that every sibe on Paywell Avenus
that doesn’t have an apartnent kuilﬁiﬁgrﬁn-it has an imaglinary
apeprtment bullding on it and ls priced socordingly., This
prosess of bullding wodels is not only Bamsthing gngaged in |
in olesspooms but iz very much in the imsginstion of buyers
and sellers 1n the markel.

MB, DORAU: It's the highest sl best use -~
hypothetical highest ard best uae.
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MR. GAFFNEY: Hypothetical except that some-

vody is willing to pub their money in.

VR, WOODRUFF: An ownepr ¢omes t0 an appralser
and says how wuoh can you afford to pay for 8 plece of land?
We bulld a situation snd work backwards. This is & techmique

that we use conshantly,

MR, GAFPNEY: One big difference here, Jush So
 jump shead a little bit, the site potential under the ayﬁt&ﬁ ”
of 5&3& potential taxatlion would be guite different than what
1% i undeér the present a#stum of real estate taxation bescsuge
of the fact that say, for exawple, & high rilse apartment would
not be taxed; and if @ high rise apartment would not be taxed

and 1f the present tax of three percent per annum discounted

pack %o & lump guwm &% the pressnt i equivalent about %o 8 30

percent seles tax levied at the time of building which is abouj
the way 1t works eu%,rﬁhﬁn this freedom from taxatlon would be
gapitalized back te the land value and the value undernsath
the -- the value of land which 1s executed for high rise
apaprtments would be much higher than it 418 today which leads
us to the interesting result that by epplying Henry George's
philosophy of btaxaticn would we creste a large ingrement for

those who owned land in ceprtain areas.

MR, DORAU: Why wouldn't 1% result in mere
spartments with lower rents and Income be the game?

MR, GAFFNEY: That would ﬁaaur over a perlod ofl
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time.

MR, BARMARD: Excepbing that normal mavket
breaks would be pub on and prinelipally finsncing.

MR, DORAU: That would preévent it from belng
overdone.

MR, BARRARD: ﬁhat‘iﬁ right.

MH. DORAU: Basieally that should Just invite
mope aparbments, lower the pents and keep land income whére 1t
waa,

MR, QGAFPNEY: Rut now -- see, whalt you say is

no small thing. This immzieg enormous buillding moves to do

thig, begsuse in the ahawﬂ#& of such an ewwrmous puilding nove:
news 1s & seventsen-unit apartment that costz about $300,000
ta tuild, and 1%'s put on a sibe that's wopth aboub $40,000
end it's pight asposs the street from a gas station,

¥ow, 1f ﬁﬁ-sa&f%haﬁ-ﬁﬁe lump sum egquivalent
of the antlgipabed tax on that building are equal to about 50
), that's $150,000, And if that 150 grand

peraent of $300,0€
1z eapitalized back into that land which is now worth 46,000,
that is a multiple increase in the value of sites which are
sulleble for high rlse ~- this 1343 low pise apapiment that I
am speeking of which is & multiple inereass in thought land
?&lnﬁz, You are golng $@>ha&$ 8 lot of bdullding b&faré you
pring it back down agsin. - |

¥R. DORAU: That's what happens in any tuen in
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2 veal estate boom gycle. The first fellow bullds an aparte
ment, gobt high rents, And if he was sbupid enough to capital-
ize those rents through the price he paid fopr the land, he is
broke ﬁﬁuﬁ; you san't do it, He slso anbloipates that thisz is
what ig goling Lo hapypen. |

MR. GAFFNEY: I think your genersl polnt is
coppest, though., But over the long period -- what you say is
- only true in the shortrun,

MR. DORAU:; This iz a mabber of rgeord. I |
think 1%'s very closs to the center of your conclusion,

MR, TOBIN: ‘There iz another factor, and it
applies to Farwell Avenue and these agartﬁenﬁ sites as well.

You place a site on Farwell Avenue at $10 a |
souars foot say as potential for an apartms:t house; but if
every vacant slbe has an apartment house on 1t you couldn't
#ell 1t for that price. You are shooting for the one develope
er that's in i1%:; and when you éssess yﬁar'fméﬁy agres for the
subdivialon, if yéu gasgaged every fopby scres at that price,
rou gouldn’t sell 1t simmltanecusly at the market.,

 WR. GAPFMEY: Somewhere in here you will notise

8 gword of E@mﬂalés mentioned; that*g'ahﬁvﬁ that ¢gomes in. Oh
yéﬁf 6-4, floating value, 7

Row , thaéa#ané fosuaes @é-a parbicular area
such ae Prospect Avenue along the lakefpyont, and 1t éaﬁ’t malee

1t theye because many of those sibes are not available at the
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prices tha¥ these people can psy. And so the demand is
spredd ﬁver'a much wider area, and it influsnses the value
of all bhe land in between the sites that apve agtually built,

As you indicabe, 81l up and down Parwell Avenue)

1f all of these sites were raised to the highest and best use
and 1f in addition 2ll the westslde aites were ?ainsé, and X
show you one of the pletures showing how fap out on the west-
side khose &pa#ﬁmuﬁta go, we weulﬂ have more aﬁarﬁmants nreunﬁ
here than we gould use for some time to comé at the price that
a puilder would need in érdar ﬁa'puﬁ it up.

MR. PARR: What are these obher fellows on
Farwell Avenue going Yo do with thelir aiﬁaé there? %h&y'ﬁr&
n&t gaiﬁa 0 be a%l# to carry them &s is. Thﬁy are going Yo
wens B0 find sompone else to buy at a price,

MR, GAFFNEY: Yes, I think you would end up with
2 most odd pattern. You would have your high-intensity demand
focused in a smalier sres and satisfied within that area, and
vayond bhat you wouldn't hxvé much float lafﬁ'aﬁd hay¢nﬁ there
the land would be put at a lower use without this --

MR, 'POBIN: This goes to one af the fundamental
philosophies of the Henry Gecege School of thought which X have

been associkted to, whieh is thet invalidity has always been

questionsble to me, the high land valiues Yor sprawl and into
less agreeable distriebs, the subsequent disadvanstages of all

gorts;  X have nevér seen any real apglysls of whather that's
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a faotor or nob,

MR, ﬁﬁﬁﬁﬂﬁfs well, it's the relstion of thg
gsking price Yo the price that & new d&velape# is eble %o bid,
I would say, ae high land values might refer to both asking
price and bid price.

MR, TOBIN: The sskivg rriee ls highey, more
refined, fopreing agra&l@ﬁ deveicpment inbc the less -~ further
out peglons. | - |

MR, GAPPNEY: Yes, anﬁ,ané of the ~= i I can
introduce & couple borrowed words here, we could refer to the
potential use am the challenger and the presout use, the old
bulldings, as the defender. At the present time the challengey
iz somewhat welighted down by the fact that then when the value
ﬁﬁ@iﬁﬁﬁ?lﬁak&ﬁ over from the defender he will have to pay an
dropenped Bay b11l, If this bles were remwoved, 1t would gilve
all ahali@ngewﬁ an adventage over all defenders compared with
the preseny, aa&%laraﬁﬁ‘?ﬁmﬂvai snd a0 on, |

MR, DORA&U: Of éﬁuﬁﬁ&§ it's a%111 en open
guestion as to whether an accelerated r&@irﬁmﬁﬁx iz sconomical
oy not, Look at what we ave doing 2z a natlomsl polley. We
ape with subsidies; we ave indwing the sarapping of blilions
of ﬁ@&l&#s of industerial egquipment, 'This is exaotly whalt in-
flatien did in posb-World War I Germany by indueing the un-

seonomisal rebirement of ugeful industrial capacildy.

MR. GAFPFRNEY: What do gﬁﬁzmaaaﬁhy'uaeful? Ir
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I have got 4n old building which is located on & farm out in
the country, 1t's alwsys going $¢ be useful for something.

i gan end up stoping hay in ik, But if i¢'s logabted on Fap-
well Avenue, then it gets in the way of a mugh betber bullding
Then it's net useful in that plage.

MR, DORAU: A bebter bullding is only one that
will eapn more on the amount inveived, Many a bullding today
18 « betber lnvestwent than what is conbewplated in the replasge
aant, | ‘

You koW we tore down the Waldorf~Agboriag #haﬁ
was & wonderful paying investment and we towve 1% down and
built the Bupire State Building and went broke. Then ué went
upbown snd btook & mevvelous investment and we built & new
Waluoprf; and befure that was completed it defaulted and had %o
be refinanced. Is that how -- I mean, that's no proof of beiny
beiter or more ssoncmigel,

MR, GAFPNEY: It might maie a difference, though,

whether 1% could have gone broke if it hadn't had to pay an
inopement in property taxes.

MR, DORAUs If we pub on any penaliies we
shange She point of equilibrium which is the point of choice,
We sowid make any existing building esonomically so obsolete
t¢ the present ouners that they be ﬁénn duwn and replaced.

MR, GAFFNEY: That would be going guite far,
A good 20 percent or 25 pergent of existing buildings are in
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the ospinlon of most people, whabever thalt's wonth, over-ripé
for demolition end replacement,
| MR, DORAU: You lock &t 1Y and zay out with
i,
¥R, WOODRUFF: There ls & good deal of evidence
supporting what you are saying in the g&aa&aﬁruﬁﬁiqn sf
Gaorgetown ﬁhar@:th&re are sbtruchures fron 8 hundred to one
hundred fifty vesrs old being repaired and put back to the
usé for which thé& wers bullt having gone through & mopber of
tmansitions 1n between, |
MR, DORAU: We assume that a rablonal person
would make his cholee as %o whethey 1t's ccontmieal &bt a glven
theme to retiwe it and veplace. There bad besn some oquilibrd
um hebween poesent ingome, alternative iacome, présent cosd
or present imgowe, futuve cost and future tnaoue, and that's
presumsbly what the vatlonal esonomic choloe would he, Now,
there 1z no @?ﬂ?iﬁm.&baut engaging in publie polleies whigh
will modify that point of equilibrium in elther direction.
| ¥R. GAPPNEY: Ewegl, there 1s no -~ T think what
yon ape saying s that the indlvidual ecopomizes within the
iimi%@ thét the pmb1i¢.impﬁses on hiw by tax policy.

™e guestion here ip whether the tax poliey as

1

1t exists now 1z neutral, T say it is nob, That pubbing &
tax on that new bullding and not pubbting sn equally heavy sx

on the pld bpuilding is & fachor that blases decision and
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delays renewal,

MR, PICHARD: Could I relsg & guestion, In
other words, the diffarence between shopt run and long run
effects of site valuabion sesms $o me to be involved in whad
you sald, Your inmplication was that the markgﬁ w&uld make 4

long-run &dgustmant whereas the site value taxauian would be

making -~ that adjustment would be in the diraﬂtian of an imw
provement adJustment,

I am not sure that these apre the same things.
In other words, if you tear your Farwell Avenue avea down, the
atte value baxation 1s going Lo level taxatlion compared Lo
what 1t 15 now 8¢ that owners of not improved @?@ﬁerty ~» Lhen

owners of ppoperty heavily improved will pay less. Where do we
go from there? I don't gulte see the answer,

MR, BIECKER: I don't think there would be any
lévelling here, You would find that you would have & bigger
rangé than befoprs depending on what She pogentia) value of the
site 15, I like this point that was brought up a minube age
by this gentlemen, The point that you m&nﬁi@ﬁ&a is one of
basic esonomic 1law, that the price of amything iz seb alwayé
at Bhe margin as we sconomists say which means that the value

of & pleoe of land is in terms of what you could put on iL,

next which 1s the highest and best use, and next best and
mayhe tha'naxﬁ -= the next best use 89 aa.apaytw&ﬁa‘hﬁilding

and thewrefore you imagine it there, 7:'s the potemtial, you
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Bug after 1t's once bullt, then you come to &
asw margin, Then it might drop. We den't know,

Then we bagin to geb into long run.‘ And Just
whet will happsn there dapends upon m&ﬁyé'msﬁy fagtors, It
might be that there will be room for another spartment bulld-
ing_anﬁ another 1ot would %a worth as exastly s mueh,

If we find that the pecple who 111 up the
first apardment bhullding come frow the suburbs, let's aay
they move in, mayhe shen the total demind foo xope apartment
witks or another addibtional dewand for another apartment on
Farwell wlll remalin as long as 1t wWas before that last one
wag wallt,

Now, how far Eis ean go, we don’'t know, This
depends sntirely vpon, and as I-aaiég many oifoumstances, the
growsh of the community, the extent of whan sprawl, how much
population pressure there 1s there, the attractiveness of
Parwell so ggaingt obther alterimatives; these are the things
that we peally ean't absolubely prediet.

But the point T thinmk 1s good that I made,
Namely, that we can be sure that there is A high value for a
plgce of land permibiing 1% So be put to a high use 1like an
apartngnt hu;lﬁiﬁg; enly fop al least one more unit; if we
get that one unit up, vhen our whole framework begins So shifb
2 little bit, and whether it will hold up for the next site
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to be pub at an equally high use 1s & questlon. That's an
open question yet.

MR. DORAUY ALl of imputed price and imputed
vazaéa.

MR, BECKER: Bub wé do deai&e-valﬁﬁs on the
margin. |

MR, GAFPNEY: They are pushing we to get this
show on the ﬁuad¢ 80, I guess I had betber move ahaaé here,

point 4.¢, relation of land value to street.
jmprovement gosts. In some apeas I think 1t would be fair to
say that the value of the lot isn't more than putting in the
gtreet improvements, but, of eourse, that would be way out in
the boondosks.

Now, we have & sbtudy of a plte eloser in which
Mp, Downing and I made on the Milwaukee Downer College caupus,
Phers we figured that the styest improvement oosts, if it were
subdivided for residential purposes, would gome to about $2,000
s 1ot and the 1ot would sell for about $10,000. |

Well, as it twrns aﬁﬁ,.ﬁha whole paraai gold
as a unlt for another purpose at a higher value, but Phis is
what we figured at the residential basis,

Now, if that had been done, I think 1% would
e faipr to say the only thimg you could aéli land value if
these strest improvement costs were pald for by the privale

ownas* would be an $8,000 excise of Yhu selling price over
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whe $2,000 girest 1mprﬁv%w¢nﬁ copt, There (s some daﬁgar'af
ﬁ@ﬁf&ﬁﬂ&aiﬂﬂ heye, if we geb ssrried away.

] MR, DORAU: Just fake thab uotion and ex%ﬁnﬁ
itﬁ%a the entive issue. Don't forget o extend 1% %a all
goshs; that's whaéa the English Land vaiua Staﬁy I am gué
repring Lo would give us a lot of insight.

MR. GﬁFFNEzi Your site values would bﬁriﬁ-tﬁ&
miGdle. They sould go negabtive and the cgase of miscsleulasioni.

MR. DORAU: Just 1obs and lots of land ism't
wﬁ’t&*’ﬁh 1%; |

MR, GAPFNEY; On this point, Mr. Downing has

pulled togevher some mope flgures for me whicon I am geolng B¢
asik him to present now on oublylng values of land and building
togebher #5 compapred with gentral values. |

Now, let mg say that in our study of iﬁﬂﬁ
values alone, the things that we have on the mup over Yhere anj
the things bhat we have @B‘ﬁhﬁ conbour mAp over here wa £ind
that the outlying values differ from the central values) the

highest values are abnau $30 a square foob along Wisconsln

Avenue by & fmatar of aboub 1200 Limes which 12 to say thab
two and & half cenvs & aquars ool which is up in the narthw
west orner compersd with §30 & square foot is a dlfference
of about 1200 times.

ow, we find that the equalized value of land
and bulldings together does not vary by ggarly g0 large &
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factor, It's more like seven or foupteen times op something
in that neighborheod,

MR. PARR: Roughly twenty percent in land
sgainst the over-all value. |

MR, GAFFNEY: Which would suggest --

MR, FARR: That's my personal Plguve.

MR, GAFFHEY: In the centrsl sres the land
value component in real estate is & much higher pergentage
tﬁau it is in the boondooks,

That's everywhere,

MR, FARR: In the subwrbs i%'s a pretty uni-
form figure, In the Sﬁbﬁ?§$ you have %o 8dd the gosb of your
im§@§?amﬁnﬁa, sewer, waber, paving, sidewalks, sﬁréaﬁ’im@xﬁvu»
manta,

BR. GAFPNEY: Well, now, if this doesn't comg
s news Yo anybody. we might dispense with it,

MR. DORAU; wh&b'gaaa s B simple fast, You
ean geb that by observation, |

MR, GAFPNEY: Now, this I might say doesn't
Just apply to individual improved lots; 1t applied to the
whole mess out bhere Iin splte of the fact that most of 1t is
vagant, but the féw'buiidiﬁgs that arﬁ'anﬁ‘ﬁharﬁ make the
whole difference,

| MR, FARR: When 1t comes b0 ceéeptain types of
commereial bulldings, the balance has been half of the land,
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half of the improvements,
M, DORAU: Ong %o cone,
.MR‘ PARR: But an~f@aid§ﬁti&3; one to foup,
MR, WIESLER: I would say that that reletion-
ship 1s with new bﬁ&lﬁiﬁga now balng constructed, The land
%o bullding watic is about ome |

Lo two,
Take the Yobal sales priee of & new house on

GO0 In the land and $12,000 in the house,
This iz the euwsrent ratio in sompebitive elass housing.
MR, WOODRUFF: That is pretty high,
MR, PARR: Youy easka.may‘ha;gawar then, than
they are in other areas,
o MA. WIESLER: The rabio in 1087 and '58 was’
one in four papts, bub ﬁﬁia has gradually besn gotting higher;
‘thé land is ~~ lamge portions of it éﬁlﬁ 80 thet now 1t's &
token, this ﬁnm.ﬁa two, |
MR, GAFFNEY: Whén you say land value there,
though, you are including the thing I sald I was golng to pule
put, that part of the value of the land that peflests the sost
of street improvemeut.
And one of the reasons land velues ave higher
in %he outlying aveas, i%'s higher bechuse we sre pequiring
nore atreel lmprovement, o

MR. WIESLER: Wwhat are you going Yo »ule out?
MR. GAFFNEY: Just the cosh.,
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MR, DOWNING: What we have tried to do is de-
btermlie whethey the Cibty fipuwss what they gharged the in-
dividual pevson fop gutﬁing 1n sewers, street, putter, side-
wall, ageording o the Clby enginesps! rakes, ,

MA, GAFFNEY: ‘The result of these congideprs-

tiona, combined considerations, would be, I think, the cone
clusion that the result of site value taxation would he to
redisbribute the tax burden sprreeiably from the outer frivge
to the Lyner part of the eity,

M., PARR: What would be the offeat of the
street lmprovement o the land value? Wowld that be added %o
land value, op wéuiﬁ the land be the bere land?

MR, GAFPNEY: Bo bhe bare lan® if the impwove-
menits are pald for by the land owner, If they apre psid for
by the Ciby, then vou heve got, of ﬁﬁﬂrs&,rﬁ Sifferent state-
ment,

MR, PARR: Who 1z the City? The Clty is you and
me; we pay for the City.

MR. GAFFNEY: That's different., That's sollec-
tlive,

MR, TORIN: ¥ think it's hpoubls to guessa

figuras one way or the other, Whad Mason's statement wae ia
absoiutely sovpeot, In downbown Chicago 1n %he Loop, land and
buildings are each fifty pervcent in botal,

‘MR, PARR: In cosmersiel bulldings 1% could be
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&% wouch &s fifﬁyffifty and the residential, twenty-elght,
%n& to Five, perhaps, oy ope to four,

MR, TOBIN: If you zavry vowe doobpine oub
all of a sudden, T have ssen sbudies on this, you ape meking
a great pedistribution in,%h&.inatanﬂa of taxation., You san'y
gidestep The fact that it's an egdnomic wevolubion if you 41d
1% all at once; and I am not saving that 1t covid be done all
at onee, |

MR, GAFFNEY: With the extwsordingey turn here
thet the ayes reselved this Inorement in tox bhuwden would siso
develop 1tzelf moast papldly, bessuse the tax would serve more
By A sp&w than a8 & pﬁhﬁ&ﬁy. |

MR, TOBYN: 'Thei{ I question,

MR, DORAW: T do, too. I don't think that
follouwsg,

¥R, GAFFNEY: TI5's Just the diffepence between

4 fived gost and a variable cost., 'Me differsnce between the

maveln 24
‘ ME, DORAU: What ls the 41ffevence whether I
yay'$2,$ﬂﬂ for the 1ot snd let's say have no baxes or I pay
£1,000 for the lot and pay $50 8 yeap texes st five pervent
svapitalization,

MR, GAFFNEY: The differense ig when the time
COmEs ~~

MR. DORAU: I have got an investment and an
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anmual gharge there,

MR, GAPFNEYs The diffepérwe comes when I have
to make the decislon whebther %o bulld & bwenty-astopy bullding
opr & three-story bullding, whether to build & beautiful builde

ing or an ugly bullding,

ME., DOHAU: L@Qer capital sogls ﬂr highE§
punndng costs or the reverse, We oan split sowe hadvs and
sy the financing program anyway in which the bopd and mopt-
gage market using this and 3aron.mak¢s & differends one WAy
or the other, bubt -~

MR, GAFRNEY: It's not splitbing halrs,

¥R, DORAY: wWhat's the difference?

MR, UAFFNEY: Bsoauss that charge which is

gontingent upon my pubting up a twenby-story bullding I oan

avold by not putbing up a twenbty-story bullding,  Bub that

sharge I have Bo pRy because I will not build on the sibe I
 eannot avold. Ib's a fixed -

) ¥R, DORAU: Ib's a fixeﬁ aosb, A cost that aj
ieast has to be prenewad In ten or twenby vears oy s0 o&n get

& ascond chanee,

¥R, GAPFNEY: Doss 1t mele zehee? XU doesn't

mabber how heavy the dax is. The tax could be heayy enough
to aﬁnﬁi&é&ﬁﬁ the full value of the land not that thabt 1s what
418 implied here or I am advocation bubt it could ve.

The thing is how the tax changes when I do someq
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thing economic. If I can make that tax change by bullding
or by not building, then that will have an influence on my
decision. But if I can't get rid of that tax except by sell-
ing, of course -~

MR, DORAU: No, you can't do it that easily,
because the other fellow is not dumb either.

MR, GAFENEY: If I sell'thé land, it's not
going to walk out of town; it will still be there.

MR, DORAU: In other words, it's a sunk cost.

MR, FARR: Take the case of say I happen %o
own a plece of land that I paid $50,000 for and I billed a
billing on there costling four times as much, $200,000, I
carried that -- I am too old to do this, but I mean, in my
younger days I carried that bullding until I have written it
off; in the meantime, that area has increased in demand., My
$50,000 lot is worth $200,000.

Is: there anything wrong with that if my in-

tentions for building the building was number one for income,

number two gain and number three depreciation write-offs againsy

my income tax? Is there anything wrong with that? There my
$50,000 becomes $200,000,

MR, GAFFNEY: If you can get something for
nothing without stealing it from anybody else, I think that's

wonderful,

MR, PICHARD: 1Isn't the real question how would

ot
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site value bexation compare with the taxation you pay?

MR, PARR: If the site value were $50,000 and
I keep 1t for btwenty-five, thirty years aﬁﬁ 1% went up to
200,000, who would have the right t0 increase that slie
valus?

MR, TORIN: I think yous site value at the
start would be higher than $50,000, bectuse by your supposi-
tion 1t was yows »ight to bulld a bullding on 1t and the
bullding was free of taxation. Your land value would go up.

MR, PARR: I will make it 2 million dollars,
1# you want but I didn't -~ I 4ld have as wmuch 85 that at
one timeé, but I am talking about incentive, Of gourse, the
whele philosophy of the Henry George theory is ingentlve bo
improve,

Bot iz it the proper lnecentive under owr
present egonomy? I am jJust ¢lting 8 case of -~ maybe this
Boyd's lot that we paid $50,000 for, I don't know, There is
géptainly an sdvantage in buylng a plece ¢f property and lm-
proving it for commerclal purposes and earrying it :@g.&
sertain period of time and them all of & sudden gradually
over a periocd of rears that gite incresses in value. And in
oup urban sconomy, bthose things happen. They happened out Iin
the subuprbs, foo,

¥R, GAFPNEY: Are you saying you approved that

jand because 1t whs rising in value op because 1t was going L9
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MR. F&RB: Beocanse the neighborhood in wy
opinton was improving,
| MR, GAFFNEY: Because the'ﬂaighhwrhead, ves.,
MR, DORAU: They areé nob enly built sooner but
bigzer and represent the bigger investment, besause plecemeal
consbrustion being impossible and lmpractieal you anticipate

the fulure -~

MR, GAFENEY: Yes, but what you apre antlelpating

is during the life of the bullding you will get a_r&asgnahla .
sauce you to sell the land for & gain rather than at the end
of the period,

MR, FARR: Bub the building will bve wrltten off
duping that time, The building wlll net be acompatible with
the neighborhoed at that bime,

MR, PICHARD: What would happen if you wepen't
hax&d.an the bullding; yow wouldn't have any veduetion in the
taxes and probably en increase if there ﬁ&re sales iﬁ the
neighborhood which reflected the land value.

MR, PARR: Would any $50,000 land value be
inereased gradualiy; would the assessor keep inoreasing my
iand assensment? |

MR, DORAU: If it were one to one ard you got
a redustion of $25,000 and an inoresse of $25,000 there, what

difference would it make?

¥
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MR. PARRt I can't concelve where an assessed
value would continue forever at the initial rate; there has
t0 be some Justification for an inaéaasg in land value 1if
there ls an increase,

I don't see the advantage to me. This isn't
an exaot example, but X have had one op Bwé sltuationa gimllar
to this.

MR, BECKER: Your point as to the felatianahip
between the land value and the improvement on the site, I
think we have to keep in mind that while there will be a
tendency perhaps for that -~ your land to rige in value be-
gaunse 1t has a n@w'building on 1%, we know very well that the
value of & p1§ﬁ$ of land, howevgr, iz not oaﬁabliahed by the
specific building on that plece of land alone,

| It ig determined by many other factors, en-
vironmental factors; therefore, you would not find the value
of your land rising anywhere near as rapidly as the inorease
in the value of the bullding you put up.

MR. FARR: ‘The bullding as being written off;
the building in thirty or forty years will have been ~- will
besome obsolete, |

MR, GAFFNEY: You better get ahold of me after-
wards and try to explain this to me. Pranitly, I don't quiﬁa
undepstand it, what you are dpriving at, bub maybe you @anrtell

me later.
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MR, BARNARD: I seée what he is driving at,
but I think 1t's one of those things that's not golng to be
settled, Iet's go on.

MR, GAFPHNEY: Right. Now, as to that, we have
already talked about this to some extent at least, That's
what all this mapping is about,

MR, MOLEY:; What does the word cadastral mean?

MR. GAFFNEY: A map of land valuee.

MR, MOLEY: If we come back to this Farwell
question, and there are several lots that are occupled by high
rise apartments and there are several other 1&53, it you are
golng to take all the same, in other wopds, a high tax on all
of them, wouldn't that deive down the valua? the selling value
of the vagants lots and therefore a high tax means a lowland
value; isn't that the rule 1n economics?

MR, GAFFNEY: You are pilght, Bubt I think I am
guilty of spilling half the pot of beans and not the other
half., To begin with, if you delayed the shift to site value
taxation, the fact that you take the tax off the building will
be capitalized into the land value and then at the end make
land value higher. By then you are going to take that higher
land value as the tax base, and that will be capitalized down
go it will come back down again, |

MR, MGLEfz sé the fellow whoe has the unimpreveq

lot will get rid of 1t because he doesn't want to pay the high
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tax. Therefore, he will pay a lower price for it and the
fellow who gets it won't build a very good thing an.ib‘

MR, BARNARD: .o those values drop as & result
of ﬁhia; the assessor is faced with the dilemma of his tax
base, because he carmot assess higher than the valua.af the

lard,

MR, QAFPNEY: More owners will be wiliing to
sell; but by the same token or at tﬁﬁ game ﬁimﬁ'mﬁve buyéba"m
will be willing %é buy.

MR, BARNARD: What 1s the incentive to buy
now that you have é&l the tax on land? What is the ingentlive

to buy land?

MR. GAFPNEY: The developeér who wants %o put
up an impravemant that at present would be highly taxed -~ he
is going to be more anzious %o buy than he is now,

MR, FARR: How many unimproved sites are there
in Mllwaukee?

MR. GAFPNEY: Well, according %o the standard

of the neighborhood half the sites are unimproved,
MR. FARR: Is 1t 50 percent sitywide?
MR. GAFFNEY: No, we are talking about something

different, This Parwell Avenue stuff isn't vacant, None of

it 1s vagant; 1t's Just that you have got high prise apavﬁmﬁﬁta

and low rise apartments next docp to 0ld buildings that should

be usad for chiocken aon#as
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MR, FARR: I am trying to find this lot that
Boyd wants 50 buy and bulld on, I think there are a lot of
them now in Milwaukee. | |

MR. WIESLER: O©h, yes.

MR, FARR: When is the supply going %o b§ ex-
hausted? How many Boyds do we nead; who ls going to eaﬁwy.
the inventory in the meantime?

MR. nﬁWﬁtﬂﬁ: Teschnically the supply will never
be exhausted, baﬁauﬁé aa‘leng as there is & demand somebody is
willing to sell even if he has to tear down his bullding %o do
80. .

MR. WOODRUFP: One fact is thai the gupply 1s
artifieially sontyrolled by zoning, and there would be nc more
land available for apartment construction unless the zoning
is ehanged, That's my first point,

| My second point, a ceprtain amount of land on
Parwell Avenue is in faoct improved aﬁartm&nﬁ houses, Nouw the
drift of the conversation indicates and olearly that if all
of this land was foprthwith 1ﬁp@oved with apsriment houvses 1t
would simply spoil the market and the pevolution woniﬁ have
gaten its own ¢hildren,

How, there is a whcla.&at of land there, then,
which is in this tvensitional state which we appraisers have
been talking sbout on and off all along, and 1t would be fair
to impubte to it the highest value which 1t ¢ould develop 1if
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improved, Therefore, you would be faced with a aoncept that

would be very troublesome to an assessor of applying different
values down the street depending upen improved amnd potential
land.

And if you applied to the potential land the
highest value, then all these various different things which
we have be&n_apeaking of would happen, I don't think the
market would sustain this, and I think that this, in taeﬁ,

would mean that you would plug in on varicus points on this

rieing curve, I think it would be an éﬁful Job for the
aﬁyﬁaisers. I can Jjust think of all the nilse fees we could
eollect fighting cases.

This brings us o Ytem 6.

MR, WIESLER: It looks to me like it would put
an ever-increagling premium on the more desirable sites. The
more desirable sites would become more and more desirable
wheyeas the outlying areas would become less desivable.

MR. WOODRUFF: Yes, I think 1t would have a

compaating effect.

MR. DOWNING: If this 1s c¢arried on in the
Prospect-Farwell ares, you might find that those eomparatively
vacant apots in between the high rise bulldings aetually do
have the demand, because the demand will be pulled in from
the ocutskirts of the city.

MR, MORRIS: What are they golng to be used :arﬁ
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MR, Dowkxn&: Probably used for apartment
bulldings, :
| MR, MORRIS: Then there ain't no more use for
the apartments; isn't that what you sald, Aweh?

MR, DORAU; You would have empty houses,
MR, GAFFNEY: wnlz,'yﬂu would go so far and
reach an equilibrium,

MR, MORRIS: I léarnad something from you in
your piece with the Agrioultural Department or whatever it was
That 1s that the subsidies on farmland cause the land to go upﬂ
Also that 1% kaxaé on land, the higher the taxes the lower thed
you drive people out; isn't that the whole purpose of land
value taxation, to compel people to do aemsﬁhing about the
land, get off or improve? i

MR. DORAU: How different would I be if I own
it at a given time, you eome along and aoﬁk me with $50 for
taxes; now, then I can either abgorb my loss, capitalize the

$50 or I oan go on as I am and pay the $50 and in simple mathe-

i

matles, no hits, no runs, no ervors. I am as badly off if I
own the land when I am socked with the tax; there is no way of
mitigating the ¢ircumstances,

MR, MORRIS: Sell the land.
MR, TCBIN:

an opportunity of building an 1mprovement on that site, am

Except as a landowner youw have got

yaur taxes don't go up.
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MR? DORAT: At the same time I have acoepbed
the amortization; I pald my dues, I have logt -~ that's pighty
no hits, no runs, no sreors. |

Mz, LINCOLN: You are making an assumption that
your tax would be exactly the same, You would either have a
raise or lowdring of tax,

MR, DORAU: Do we acoept the proposition that
the Pellow who owns the land when the tax is inopeased capltal
izes or amoptizes the inoresse and takes The csplial break-
down; I mean, are we sdcepbing that?

MR, TOBIN: Not 4f -« this goes to the heart
of this site value taxation. If he has the opportunity fo
improve his land, he can't build & buillding,

If he san improve i% with 2 building, then hls
taxes are still the same; he's got a big break.

MR. GAFPNEY: What we have usually done in our
textbooks 1s talk about tax gapitalization, We pay that if
the tax on land goes up and everybhing else pemains songhant
we don't chenge anything else, then sure the value of land
goes down, But that never happens 1ﬁ raﬁz life,

We can also say if you get pid of the tax on
vuildings and everything else remains the same the value of
lend oould go up, buﬁ what we apre doing ls doing both thinge
st the ssme tims, taking it off the building and pubting it
on the land, And one factor will tend to make values go down,|

k2
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and the obher factor will tend to makg them go down; theré is
a pedistribution,

MR, DORAUI That is meritorius as such,

MR, GAFFNEY: Oh, m"

MR, DORAU: Any change of the past gystem wlll

gauge 8 redigtridution, and somebody is goling Yo get a bonus
out of it, -

Any old tax is & ga&ﬁ tax, bechuse we have
adjusted Yo it. The values have adjusted to it, The water
has found its level, | |

Now, we start jiggling again, and we are golng
to get difravsntial results.

MR, TOBIN: You are Jlggling 1t 2ll at the end
by a1l kinds of sogial santrwis,-thn principal one whigh is
zoning. | |

MR, DORAUs; Oh, yes. We are aﬁhikﬁarw; we pe-
distribute things everyday.

MR, GAFFNEY: Well, let's Jump on to this float

¥

ing value problem, if we might, because this is a pretty in-

tepesting one. I do think that ln a sense wa.arn playing with
dynamite here.

Now, some people have said that btaxation ig &
pelevently minor element in the cost of bulldings; so, 1%
doesn't make too mush difference what we do with it one way

or the other, I don't believe that 1s ¢orrect,
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1t seemed to me that when you 4o gonvert this
annulty to & lump sum &nﬁ_disaever that it's wopth about 50
peroent of the building cosb &% the time of wuilding, that is
a pretty potent factor and that the removal of this burden
or the imposition of the burden as a fixed charge rather than
as & variable chapge would have quibe & potent effect In
aceelerating removal and intensifying the use ﬁf sites in
premium areas, Not everywhere, but 1a'y?ﬁmaum'ar¢as,

We then are faced with thisz problem, will ve
get over-bullding? Depending on what that mesns,
| ¥r, Dorau has pointed out that we will gat
@daitianai building Qa that we will bying down rents; but,
of ﬁéurSa, the bduilder can afford lower rents now that he
doesn't have this tax burdén, Jo, this isn't golng o abop
him from building; 1t's going to pass the Lenefit on to the
SOnEUMer,

MR. DORAU: Somebody is paying the additional
tax money, because they are not golng to eul the spending,

MR, GAFFNEY: Thabt's pight, but it &s pald in
& way that's not & burden on the sonstructiion,

MR, DORAU:; So we aps apking 1# eftect that
somebody endow the difference; that's all it amounts to, lesn't
ity |

MR, BARNARD: I think you are aaking the owner

of the vagant pround o conflscate himpelf.
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MR, GAFFNEY: Now there I disagree with you,
Now in the short run, I mean to say Uoworrow, 1t loocks that

way, The owner of vacant land 1s going %o £ind himself with

a higher tax bili, bubt in this vacant land -«

MR, WOODRUFF: Certain vacant land,

MR, GAFFREY: Certaln vacant land. If this
vacant land is located along the aaat.sidﬁ of Prospeéct Avenue,

this high rise apartment area, then although he is golng to

heve %o pay a higher tax, he can sell also for & higher price

t6 developers who will pub up & high rise apﬁwﬁmﬁﬂ%-ﬁhﬁwt‘wﬁiﬁt

will not be tazxed. 50, he's nol going to lose the value.

MR, TOBIN: The first fellow can, but the sesond
fallow can's,

MR, FARR: "That's right,

MR, TOBIN: The first fellow cap and maybe the
second fellow gan, but the thipd and fourth fellows can't, be-
cause the demand fopr apartments will have subslded, will have
been filled in thet aprea. Ib's & fact.

MR, BARNARD: That is whab is bound to happen,
you see, At least I think so.

MR, TOBIN: That %o me has been the whole blg
$64 question in site value faxation, It's always bothered me,

MR. Q&F?REY Wall, if valuws are affected, 1t
will not be %hmﬁugh direct confiscation, thrwugh,taxatina. 1%

will be theough the»angauragﬂm&nﬁ of new bullding snd the
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resuliant reduction in pents anﬂ.the price of buildings which
will theough competition reduce the value of existing aérusw

tures,
RD: That sounds great, but you have

8till got to have thﬁ same amount of tax mbnay, and somebody
has got to pay for it. Who is going to pay for 152

MR, FARR: The Edgawatngfﬁggil has besn the
developmant along théré. This has been about forty years now,
and xAuculé say the available siteé havi'blﬁn #erhaps tuenty-
five or tﬁirﬁy percent have been uséd,

Now, you multiply that by three, that would be
100 percent before those aiﬁws would be absorbed on the basis
of our present éahadul; of development,

MR, WOODRUFF: Well, thosé vagant sites then
are well along the potential cueve.

MR, DORAU: That seems to g0 $0 & subject that
doesn't even -« that's an aswful racagﬁitién of all the social
costs that enter into 1t, 1f you ape going to play thab ball-
game, And along with them.éartainly‘ia the unavoidable, the

necessary sost of carrying vacant land, Who ls going to do 1ﬁ
Here somebody suggex@&é 8 stookpile for a city,
Iet the oity buy 1t and hold 1t and see whether that's a comt-
less experience. The way it's diffused awong %hd.pﬂapla who
are willing to take the chance for may&@ a million, maybe &

galn, somebody is golng to clean up, you know; and when you

?
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offey that kind of an Irlsh sweepslakes grﬁpaaiti@n, the fact
is you get the willingness of p&egl@.ﬁa a@ that a2t the lowest
posgible cost at which it's exhibited anywhere, to-wll, Adam
Smith on the lotteries, remember? .

Nowhere wlll you get as cheap a p&rf@ﬁﬁaaag
of egononis fuﬂﬁtian as when there 1s & grest blg pobtential
prize even though the probability of getting it is mathematle-
ally lmost non-existent, Herse we have individuals performing
this function, | |

MR, GAPFNEY: This is where the performers
argate in lapge part & need ror the functlon,

MR, DORAU: We gan't svérnighﬁ go 1n€e & pro-

gram of utilization herve, Thisz unavoidably takes bime,

MR, PICHARD: Well, taxes ave sufficiently high
to gause & change undepr site valug taxation -~ yagank land
| papticulaply if this proves to be sensitive to the higher tax
aaﬁ‘ﬁhﬁr&f@?ﬂ rogressses 1n vmluﬁ.. |

MR, DORAU: The polnt I was after was that if
We are going %o go on a gogt basis for appraising this, then
it's reﬂagﬁizing ail the socisl costs iﬁ#@lvaﬁs that deoesn's
mepely mean curbh and sidemalks and street improvements, That

means all the esonomic saorifices that are unavoldably neces-

ssry in the performanse -- in the evelution of these uses.
MR. GAFFNEY1 I den't think much of this really

1g unavoidable., Now, when a man holds & big pizes of vacant
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land off the market $0 pee what 1s going teo happen, waits ten
yeaprs until the rest of the neighhorhood égvaléps; he arentes
uneertainty which forces uneerbainty elatwhepe.
MR, DORAY: The only way you get a consensus
in cur free socigby,
| MR. GAPFNEY: Oh, there might be & bether way
%;haﬁ.. that,
| MR, FARR: 1L doesn't hurt him, becauss he iz
in & high income tax brackeb,
MR, WOODRUFF: I wohder 1f 1% hurits soclety,
¥R, PARR: That's what worriss me,
MR. WOODRUFF: That's what bothers me both ways

In the large the speculator pepforms & vepy valuable servise

ouk on the fringe, This is the @@ﬁﬁrihutiah of the ByeanlatanL

MR, GAFFNEY: What does he eontribute; does he
kesp 1t from blowing away? ‘

MR, WOODRUFF: No, he provides you 2s the
farmer-owner an opportunity to sell 1f you want to, sell prion
t¢ the time -~ subgequent to the mimg.th# land rlges above
the agpricultural value and prier to the time when 1t gan be
g0ld for ite poténtlal; this way be ben, fifteen, twenly ysers

MR, FARR: He keeps it from improper use in
the meRndims, :

Mit., WOODRUFF: This is the one that bedevils

me & lot move than Yhose points which Ha?ﬁ was raising,

W
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MR. GAFPNEY: Has he b@én.héawingsthﬂrmﬁaé wa

have gob up here? |
| MR, WOODRUFP: Ia it a mess, and if so, why?

MR, LINCOLN: If you don't belisve 1%, Just
drive around los Angeles.

¥R, MORRIS: I think he gets too much,

MR, WOODRUFF: Well, Ray, somebody --

MR, DORAU: Anything else has a chamce,

MR, WOODRUFF: Somebody makes the peoflt be~

tween what land is worth in Pairfax County right around my
house for faeming which is $500 an agre and whab 1t's wopth
fopr development which is about 5,000,

I¢ there were not apﬁau;aﬁéws in the market,
the owners would sit on $500 land until it got up to 5,000,
The speculetor comes in there at 1,000, 1500, 2,000, varlous
other points as the thing gets closer and closer Lo goning
pipe and pprovides the pressent owner ﬁiﬁh-&ﬁ é§§wrtunity ﬁa
gaet out,

In other woprds, the profit betwsen 500 snd
5,000 gete divided up in & good many hands instead of all go~
ing %o one.

MR, DORAU: He's not gugwaateﬁé that averybody
slse could have bought at the same price at the same bLime,

| MR. WOODRUPF: This is a digression, an inter-

esting ong, but it is a digression of the poink thalt we wexe
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on before, it 1s some contribution in holding this land out
from ﬂﬁv&lapmant'fa¥=aﬁh11e;

Yes, there 1s, because if all the land was
developed simultanecusly iy %Qﬁiﬂn‘ﬁ be worth anything,

' MR, DOHAYU: We would ha%e made 99 percent

mistakes, | |

MR, WOCDRUFF: On the othey hand, abvioualy o
We as & go-called olty pilanmner of aarts, the rasulﬁanﬁ de-
vaiapm@nﬁ in Ios Angeles is nob the mﬂst~&£&¥3§; or desivabls
that could be sontrived, But -- to what extent this has re-
sulted from holding off the market certain trecis of land whilkg
others have gone ont is Lo me a complebely unangswered question,
I just don't know,

| M., DORAU: I gomeé %0 oonoluslon that the mess

that they have out there is due to the rﬁyiﬁ; disopderly de-
velopment, You gould gcome to this conclusion Just 8s easily.

MR, TOBIN: Herb referred to the British epply-

ing 8 solublion of %his difficulty by letting the fortfy-sore fapm

remain as lopg 88 1t was agrioultural or remain abt tax as
agerioulbursl value, Bub it wap sold to the gpegitlator; the
aapital Qﬂﬁ&ﬁﬁéﬁ%ﬂt was texed in one ﬁweﬁpg'aﬁd they g&v& it
UPe |
¥R, DORAU3 That's thelr aysbtem. We ave avepry
year taxing the increment, e tax all this capitalized walue
of all the anﬁiaigatign, and we 4o not every year -- the wiy
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T see it, you are btaring this value every year. And many of
the snticipations ape wrong, 8nd you are collecting an awful
1ot of money,

Ovér in Europe there, we only geb a ceack &%
it 8t the bime when thg_transa&%iau oy change takes place.
I% seems Ho me ﬁau are doing a lot belter.

what do you want to look at our system for?

MR, GAFFNEY: Excuse me a minute. Our assessor|
hag been trying to get a word in here.

MR, WIESLER: I think that ws assessops have Lo
resognize Just what this gentleman has menbloned, that bhepre
are uses of land between farﬁing-anﬂ residential subdivisions
and aspess 1t aeaarﬁingly,.'

| MR, WOODRUFF: They weren't usesj Uhey rse
yalues,
| MR, WIESLER: JIsn't speeulation a use? Ib -
exists,

Ieb's find a hﬁﬁhﬁr name for 1t that will be
mope agceptable, , |

¥R, DORAU: All value 1s futurlty, WAy dedge
. '

ME, WIESLER: That's pight, I think the --
1f the agsessor aid his Job and Just followed the markat_ﬁith
th@## laﬁﬁa, that a great desl -- I mean, if thet forbty acres
that 1ie in the cenber of that asrial photograph iz going to
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be valued as farmland when everything avound it -- I don't
like the value of farmland: thile implies thét farmland yalue
is something fixed and that everybody can tie things to 1it.
It den't,

But, nevertheless, 1%'s valuved st something
considerably 1&%@lﬁhﬁn what the adjacent aubdivided land is,
He's glven the cholee of holding it forever and walting to
see ~- if he was asaesaéﬁ on the péme basis as svaryons else,

~his choloe would be reduced somswhat.

MR, DORAU: Ii 4sn't as low &8 it 1is because
of the asmgaﬁitivﬁ appraisal,

MR. OAFPNEY: If we sbart out in that aves, we
are g@ing'&é stert with & mess and end with 2 mess, because
thet area is a mess. And the solution that I have trled tu
gome to to this problem le to s¥art in the middle,

Now, we have gobt o mess there, %00, but it's s
1it%is more opderly., %There is such 8 thing as & hundyed per-
cent Jogatlon, and there are different areas of fooused valuss,
arehs that seem to be mope desireble than other apeas; &nd the
modification of the site value baxation program that I have
been moving towards in thls cutline is an ineremental approach
where you would define a gentral area and apply the idéa there
and then move oubwérds never gebting ouk to the ares wheve that
photograph was taken until such time as sompachness and developy

ment got out there in considerable forss.
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The value oub bhere now would consider guite

largely of imprﬂ$améﬁ%g and houses, ‘The sihe potential as
sush is negligible. If there is any there, ws can affopd to
ignore 1%, |

Before getting into any more d¢tail on that,
though, I would like Lo sugpest a more opitimistic viewpoint
expressed in Item B &t the very bottom af'ﬁage 2 ag to ths
posibive aggrﬁgaﬁa ef'fscths,

We have been tallring about dumping a&all this on
the mapket, I would like %o lock &t the other side of that foi
a8 moment, namely that you would stlmulate building.

The gonsiruckion industry s a big indusbey;
1% daes # lot of aapital, Returns on eaplial would go up,
eapital would flow into the area frém eubside, the popilation
in the éigy would inorease, bhe sconomic base would increase
not only through the process of construction bub through the
produstlon of the things that were bullt ﬁ&?tiﬁﬂi&#ly'faatariaﬂ.

{ne thing on owr study shouws, but it i ger-
téiﬁly‘trus in Milwoukee, that the heavy industry, that is ocur
ma Jor sconomic base, genepslly spesking hag & very high patio
of bullding value Ho land value, |

How, 1t's oonsldered & physigal suprplus use,

We are always gled to have industyry besause we get more money
out of them than they sost us, Bub by the same token we are

driving them out of town opr we ave disgoursging them fyrom
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soming into bown,

MR, DORAU: You sure can subsidizeé them,

MR, GAFFNEY: Right now we are deing the
oppoaibe of subsidizing them. Ve are treabing them &p a
physlesl surpluz use, We are gebtting more tades out of them
than they get ssrvice out of the aity.

MR, DORAU: You can't assume that,

MR, GAFFNEY: W¥ell, I assume I ¢an't assume
angthiﬂg# bub -~ that 1s aboub sz good as aﬁyﬁhiﬁg.

- MR, DURAU: Teke indusiry In New York, the
¢learing and sult bill that they lmpose on us; I mesn, Just
50 mention something -~

MR, CAFFNEY: Well, we bave got nice clean
indusbyy here in Milwaukes, and Yhe mein thing 1% imposes on

ud 18 ovr livelihood., Without this we haven't got anykh

| We have got a pretly poor logation here gome
pared wiih some other citles, We have golt some very enbepr-
el sing businesamen and some very good industrles, and they
eve bo shtay sherp, shbay n@mygsiﬁivg in opdey to exiat,

M. DORAT: Then the other fellows 40 the pame
thing, thesme subsidies; and so when everybody does it, then
how wuch bebber off apre you?

ME, GAPFNEY: califaraia hag managed t&-puil
sopulation and industry and capital ouﬁ of all the eastemn

states without inducing much of the pesponse. Jo, I don't
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think we get an Lmmedlate -- it's nob like competitive evalua-
tion of currencies or something like ﬁhgt'whﬁfa you get an
gffﬁr; the game takes @ lot longer than that, | |

MR. MORRIS: Mason, you mede & Q@ﬁﬁwihuﬁian
héere under C whigh 1s over on the top of Page 3. That is

very interesting to me. I would 1ike to hear that discussed,

MR. GAFFNEY: well, yes, thei's mhat I am work-

ing up Ho, Now, I ﬁm.suggagting that train or thought whiéh
'.15 gulte aansp&aﬁauﬁ among those who preach in f&?ﬁr'ﬁf the
single tax that we sheuﬁﬁ sbapt at the outside, |

How, 1% is beus that out in the fyinge arean
is whepe we have gomg of the mogb {legrant examples of under-
assessment of valuable land. I would suggest, howevep, that
that land has value primérily becsuse the betber losated land
1s nobt developed, |

WR, MOLEY: In the sentew,

MR, GAFFNEY: Yes. And if we developed it in
the genter, we will pull the rug oul from under 3 considerable
part of this outlying area, Not all of 1t %o be suré, but somel
of it.

And we can't peally know the factors involved
hepe; they are oo far beyond anyone's grusp.

I dontt think -~ 1t's hard enough to predlet
what 1s the highest and best use of a slte. If you start %o

pradict whab's going Go happen to & ﬁhsla“ﬁiﬁy 1f you made
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s chenge in the tax system, you wouldn's bhe able to do 1%,
S0, therefors, 10 seems Lo me somewhat meore woprkeble to begin
at Lthe genber and set up & zong.

Mow, the legal progess by whieh this might be
dope is something I am going Ho $alk %o my lﬁwyex'ﬁbﬂﬁt¢ I'm
not supe that I have the angwer to that,

T have two or three suggestlons here, You
asould set up a speolal diphrict, call 1t-a‘synnhwﬁnizad =
moval distpiet in which $he landowners woeuld acgept & hilgher
fixed aseessment in peturn for an aasessment fregze. They
gould in effect bargsin with the other propeyty owners in the
gity and say we are going to take s chance.

We thirgk this eystem -- they wouldn't say this
to the sthers inwba@gainiﬁg'~f-w§123 this systen wlll help um
more than iF will hurt ue, We #ill taks more bub at a fixed
isvel s0 Lthat we can improve Our 1and up to what we can see
the highest and best use and our assesEment will remain frozen
at that level that we ﬁargﬁiﬁﬁﬁ.fnr £ begin with,

And you sould begin with a small area, And as
.yﬁu paw what you were getbing In that apea, then you eould
move cutwards & ring st a $ime or & disbrict here, a distriet
theps. In thab way you would have & smell experiment, %oo
sEall 5o be dlezsberous 1 1t's a bad 1dea, sméli efough to

pe a good -~ good pilot plant 1f 1t's & good ides, You pain
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oubwards, You would séé what you had, -
MR, TOBIN: Would you freeze on the hasls of

land values op land and building values as they ave?

MR, GAFFNEY: I would much prefer to freeze
on the basls of land values, |

MR, FPARR: That would require an amgndment %o
the Constitution in T1linois. |

MR. WOODRUFF: One thing that is known in de-
tail, that is the whole level of taxation in Australia and
New Zealand is very mush lower than it is here; and, thepe-
fore, the impact of the shangeover presumably would be some-
what dampened by smaller numbers.

But this 4ia one of the fascinating things %o
a1l of us who apre fooling around with this; we Just don't
know encugh about what has happened, | i

This has been going on sinde Wopld War I. ‘They

heve had some rather recent shifts, comsunities have shifted
over partloularly in New Zealand,

MR, GAFFNEY: Sidney has been on it for a long |
time, :

MR, WOODRUFF: That's wpight, Sidney has been
on 1% for a long time. One of the things we wané %o do,
ocbviously, is to maks a comparison between soms g¢gltise In i

Austpalis that have had site value tazation and another aity

thet hasn't and by the same token compare what has hsppened
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in Sidney with a elty in the Unibted Stabes somewhat parsllel
with Sidney in other characteristics and s8¢ 1f we can draw
gome valld songlusioms. This &1l lles in the fubure.

| ¥R, PICHARD: Is Pemnsylvania the only plaess
that i%'s had the greded tax?

MR, WOODRUF¥: You might as well forget that,
begause the impeat of the graded tax in Penneylvanla i3 so
darn small nobody has been able to sopt out the effect of
site value taxation in Pitksburgh., They fooled arcund with
1%,

MR, PICHARD: Now, the obther guestion, aren't
there some Canadian communitiss that stlll have site value

taxation op ape those all gone?

MR, GAFPNEY: Jeryy, you published the study -

MR, PICHARD:; I didn't% get up %o Canada,

MR, DORAU: I think Vanaouver has something,

MR, PICHARD: Somehody told me there are some
in Alberta that now have 1%, This sould probably be d&tarminad
by writing to the Commisslon of Assessors, I think these are
smaller vivies.

¥R. GAPFNEY: The axperilence in Western Canada
is one of the reazons I have been kind of cautious with jJump-
ing into 1t with both fest. One of the problems in these
apess and one of the vessons why I think the system was
abandoned there was that they book & large ared something like
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the City of Milwaukee apea ami appliied the system over the
wshole area and then did get overdeveloped and land was avan-
doned for tuxes and &ll this gort of problems,

MR. WOODRUFF: You can gel overdevelopment
without this, Trenton, New Jeysey. |

MR, GAFFNEY: Maybe the zoning 1ldea here would
be unconsbitutional,

¥R, FARR: I am merely speaking of Iliinois.

MR, GAFFNEY: Thai's right. ZEvery state would
pregent a diffevent problem, bul singe zoning has been held
Lo ba-s&natiﬁuﬁi&aﬂl and singe amning affects land valugs and
sinee the Shade Iésiclabure oon permit us o bax property and
aassess iand slone 1P we want B0 in Wisconsin, and I suspect
that goes for mamy, many S$at@ﬁ, we could uge woning.

¥e could coopdineie #Zgssssment with zonimg and
set aglde nwess, pretby restricted zress, I would say %o begin
with, And say %hic &pres is sonmed for central businees districk
ase and it 1s gaﬁm bo be baxed asccordingly. Thsat would be
your redevelopment,

| ¥R, BARMARD: Providing that that asssessment

would not be greater than the mapket value of the properiy.

MR, GAFPNEY: Well, uhat's right.

¥R, BARNARD: You apre stlll sonfined o thab.

MR, GAFFNAY! That's right. And I acospt that
conteains, I don't think that would be & problem,
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MR, BIARNARDL: Because @n apea L3 zoned & cen-
sain way and you #ant to exeroise this theory, That will not
glve you the power to palse aspesaments there in that zoning
unless 1t's in donformance with the mark&é value, &nd &ha'yyéw
sumption 1g that it 1s already ausessed st 1ts mavket velue,

MR. WOODRUFF: Absclutely & besic matter heve
in what he iz saying st the mement, And i%'s ¢lear as gpystal
that the tax system can be used Lo bring sbout scelal ends
deterinined degilrables by those whe have in their power the
mﬁaiﬁulatiﬁn of the tax sygbtem, and thie is exactly what he
i1s speaklug bo af the monenk,

| How, the Gax systen caun algo be used to ralse
revenue, and in theory ab least the properly as they have it
sha&ié be a Jand tax nobt affecting esppreciubly the three place
of f@fﬁ&.in-ﬁhé mavket although we know this ien's the case,

We are talking snd have baen how for the last
hour ehout & syelem of taxeabion desligned to bying about soaisl
ends determined desirable which, of @Qﬁ?ﬁﬁ% then raise the
guastion of who &ﬁﬁmg what desireble and how desgirable are
they, hut beg_th&t ane .

R, GAFPNEY: A4od dun't blime that one on me.

MR, WOODRUFR®: WMo, T am not, Y am beggling that
gueshion,

MR. GAFFNEY: Zoning we have siready gob.
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MR, WOODRUFF: Zoning we have already got,
ﬁh&ﬁ much 18 olear.

MR, GAFFNEY: let's tske the soslal controls
we have already got and coordinate them,

MR, PICHARD: If you are going to do this to
a payt of the ecity, you couldn't say take the existing land
vaiues and apply the existing tax rate; it would seem to me
if you wanted to oreate as little ﬁi&tuﬁhaﬁﬁe &z poseible in
the market ybu would take such & tax rate on the land op
site value 4s would reise the same total revemse from that
seme geographic psrt of the oity that you are starting with,

MR. GAFFNEY: It would be done that way,

MR, PICHARD: Anything else is going to sub-
sidigé that area that you are atartling with at the expense
of the rest of the city or vigs-versa,

MR, GAFPNEY: It could very well ve done that
Way.

MR, PICHARD: We will now adjourn for supper.

(Whereupon, the procesdings were adjourned
at 6:30 o'cloek p.m. of the same day).
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