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Land pZcnn@r© aone8r© th,@©®e&v©8 with the r©}@t£©n® oaimg tha Ii@an

to :.'h<==% indqpma alt private ©w©©r8 ptit t}t6ir land, These private e,wile:8

c':c ==z$ely 8®©k£w €© w,xlu£u© @}air i&d£v!€3.ual nat weZ£ar© a£-t©£ tax,:Iti „

7'n€e>= BeIng a large £ya€t£ wt ©g aXI €@©t ic, thai x- a£€©x-taK !gel if,axa ia
qui.te 8£gf9z@}'t from, their b©f6 ro-tax ©alfaz©* So pub&ac :Iand pXwrukex,i:

86aklng to nudge prIvate lander+nex© w£8€ per farce be tax plarin©y®,
;;maC! pX miners g©t8va3,ly kava b©ayI e@x pZ©nu©r8 irt at Z©a9t a pa88 Eva

ge=say their ®=©©©e®€£©n ef ?gt'wea x@@aaa e© gaia&ia initiative }iaa

been based on e$©©vi8nce£ which in turn has va£l@ct©d :L@©d©%%®r99 tax
avoidance, $@@ p&w&nara kava grunblad at individual tmc avoidance, a@

t}aug:h it v©x© £w&oral aId should go away--not a v8ry r©aZi8t£€ approach,
atE=v3 have 8weq?£ngZy ©©adwz8d ella entire ©ar3€©e g@©!zwt£ew--a '5n£8h ta
judg?ant18 that wight be towered +aten we cw8£ dex to arat extent the sad
perfornanee ©f the narke't r@iElts :Cvw avo£€1c&n€© of £n8ptly ialp©gcld tax
costs, StIll ©the©8 hav8 swp©£€©d tax alnew aat to roliove the pr©88ure
to develop st=kzbwr Ian&--wgthaxe, i b©l£©v6, a& w8xat©Xy ©©z38a4eri=g that
unused laId Z£es ana3g u®ed pav©© X8 and di®rupt@ their 8yab£atic Inter-.
e€tio?!a.. beach are tb8 heave of public land F:[art&&gIg and the u88anco af

ur!:na civ£l£aat IOUB Yet other& have foula arad by 8ap®ct iIIis private land.n
aussr8 to =eap and to s and tRaX aa9 the wey aid}am in grand oicurs
nu<=h w>re zaplcny than the Gr6at A&©z£eaXI i,and £;peaaator is WhIt to do,

To be nant effeet£\•ej lagId plan©©£© au8t }ne9©8 _ tax planners Dr a
Ban BB. Co3Z©ct£v©ly, ;intead to Ban,art B

of ths iswe tax aa it kira all Zaa d©v8lxvnalt, Our tbaee t<xiay is
\bat they aa aa Ioe cIIly through p£ope xt/ tax labs aid ae8+88naat procu+nre8,

LaB plaInills anuiaa aIa guides the mrketf hIt it is not at nr baer

the n=zkat, On the contrary J effective pubIIe IIma planIng preaupp08u a
val!-alla land urk8t, Ilie planner$ t!!rowE hIs irrflinac© m 3681l39 end

8t7G€t layait aId other publie c@8traint9, pre8mt8 each Icranne= atSt
a eere of 6avj=granteE cha:llarge8 ba bees the laIRlaurIer viII ==Had
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em8tru€tlve ly ,

any =elate to one alothez8 b8 b@88 they saII usa at888 avmuea. are
na£ke€ eoti vue@ th@, On the taIOle, the hi$3e8t uae of a site aa that

THe plannez provta8© av%ua8 ef linkage by tallah la!!dwnerB

+fIlial a.nt =elate8 eo @a COng!@WIt:8 \18 es on other 8£t68, That is tibet
cIties ale d: about, Plaineve ara of'ton prBoea©£8d with air&iMz=tag the
aoa£:ict3 l=twe©! netsIMrs, whIch arll8 fay allrar d©p©r€ux es fr,m the
Boat itlactive usa; hit it wise not blind ua to the overriding value of
9y!,ibi08i8 mong =alg}ibor8, :Ms &8 the firat eorlearn of land planrang;
it i= ===,80 Oie £i7at aollee ru of the 8©i£-helping :iwidower, The wor8q

nui3LP,ee a c®lira I land£mmez can commIt la pa38£v8 withdrawal ag IIla lula
fxaa the IIfe of tha c£typ r£®tt al@ze it gets in evoryoXIao @ way, The

===!iet, if he l£©t aia, t8ll8 btu to partietpate tn8tead,
CalSeal and p©cpl8 6ava6tly gn3t4pag, and with good mitt:all aace88

prcviae3, by quality plagu&£©99 Iata=a©€ 8ynergl8€taally to prodllea a luge
8uq>:us above ©08t, Tha wIlola t8 gr8atez t:tim tho sum of its part88 tInt
IB ':3n6rglm,'8 P:IwrIting and the aarkot work together to wrxinize 87ae=sian,

another £wictlar of the land a8xk6t ta in the dev81%natt of new axaa8 J

or re3ey8lopaent ta:Ian new u8©8 8ucaeea ola, to synch=artze the late&deparalmt
prIvate Inv88tn@zt8 that {ntera€t 8yn8rg{8tica1 Ity to pnodueo a total am\n-

land values the per£aater put alaIna£ey @panda, highIty . nIne ataa a

taneo’,is pre88tire al all aware th®re to wtv6rt to wb% t&ge, Vera this
B8€#!a3i8a in gaca working ©ra8z9 plaan©x8 aot&d exe©rd eity saw:Lees to
con?aat IItarea@nta af land, sizIng utIlity tallas and 8treet8 initially to=
the ultiaate dualUp Beeura in the knowledge that the ult£w}}e cimad
v©u3.a bs there in abort order, Private M=la8r8 aould orient their FIona
to a %o=a certain guO=r88 a£n£nlz£ag tha tran8 itil@ eagt8 ef, fox ewp:l89
shIfting fr@ waXIs aId aq>tIe to:rka to puh11c uut8r and 80w8£a , Every

private Znpzovwont could be la88 60U-auf£iel8nt axa aare orI@fed to the
p=o weee of a total mana%ity,

hit the aa=Scot &8 not in good wrking order, Ta%t£©n intereelies in
tba &aykat proc a88, Every p£©a6 af lad 18 p8rloa£<IIly qp for grab,
rgtr©r8 there I@ 8@© 118a6r@nta in £t8 IIfe, eIIOt as dwolit£ai and aoIr-
8truct ian j sale, 8ubdlvZ8£a1 or aaa@krly, it {8 th@ :In prose analg
an;>8'Z£.&g buy©z3J, u866p e&n3£€£®8p ti@£ng83 pane81 8£a88 J atea Ia awry
aaa}\ ?rw8+ tawt£a13 bias@ tha date& in favor of the lidrear tax©d uae,
T:ba y©a& wtat8 tax on baildi&98 th!@ always favors old over new; gas

8tQtlm8 ov6r apa=t©8nte; eatac £arn8 over £aete=168 F parking lots over
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parking structarea; high Em;we resideaa@ over Rat (yes the high iIIOwe
yes ieggIaea are aau,ally ie8© in'twwjye); b£111wazd® over ©f£t€08; vnu88d

la=a over i©pzovea; tialtang over aetin9, qf this lx£a© :It hrs half+
a@era)'ed :be &l&et a8 m arbiter aalg aoIBet ing laId u8©8, and an ag way
prcacting tu}xxii syn8zglaa, it has zowr6a the dawity j retarded t3z8

r©BafQZ, ma b70k©! ip the £nteg=al linkag88 og tho c@!tzal city, foster-
ing in thy&lr p Iaea £anao® 8eatt8r:Ing af new buildings at the aut8k£rt8,
it ban so fax %a&rad the city$ 8 £unetiar af :linking mall indep WIdeIt

ia6uat£ia! f£zn8 as ta busx large reapala£b£iity for tod©yo s allraaFIIng
=erge= ZOVeneBt iII sAleh a )car word i8--8yaezg£8a% P£rw8 8eek through
ne lse= alta val''t£w1 IntegratSm the acees8 to 8ew£c88, labor and et©pl£e8
balletI != a wellword8 rea city they wula get frUIt indepand wt f £w8 through
Ole u=rkot,

I do not proosa that we 8:lt®iaate taxe8, nIa p&bIie n©eda away,
do sulnit that it la not nec@88axy for real e8tato taxes to incUr the

i

aar}cet ,

In gen8zal9 govor:wwt mr tax 8 mathias; or nrb8idiza tt; or &©av©

It alone+ :it ia not nw8 tlwe vo earl £08to= a ,nrt£ar aar thUrS by sul>
8idiziag It; or Just luv3ng it alone, WIt:aXed, it Iq a8wa wbwl ya an
tax aaaet}ling @d not da©ag8 it, it 18 eve1 better ama when we am tax
8@ething axl af by tax£ng9 agtwxlly £08tav and prmoto it aa though bn \nre
a uEM£t'£zlng tt, lago@8£ble? Read on, That is the new©''-the technique 18
within ow gw qp+

f’

The tea@1913@ 18 stHay to reda£an8 tha real estate tax base aa laId
value alma, %luo at wv the 18 +allat the IMd if bare would sell fore
It 13 value in the best altewutlve uae, the eearoa£8t:88 “opportunity O08t,18

It is E!Idei?endwit of pr8©©bt uw or aur8rabip, it abcxngw yea= !v year,
\wueZ ly g&xxxlu.a Ely an dwaad8 utd n8igbbwhoad8 a3range, or a8 antIcIpated
pub ale lap=ov6®@rtgp lars 8£na8 £oz©©8@ arId di8eatuee& into value8, are
eo:g£,Z6e8d, Xt ie very depend@t al the things that p=tamara plan, and la
in la=ga part the pwx3ue€ of good planIng md Its t8vl@mtati'mo-Alfred
Mar8}raII called it “the pubIIc vultn af land,Be in ra£eren6e to its orIgin,
A pzap8r QSSe88©eat af land elwigaa in stop with the aut8£de aote=ninr2at82
ignoring the 6poelfle =egpo©90 that £nd£v£.at'al Ian&m&era aa:86 to the
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challenge that plazaing gives then, They ave taxed not for the good

they do, int eac ata qportua£ey 866l8ty g£ve8 thema

Sane hnrw that ”a=Hwtlng l>\r£Xdiuss” wIll =©duc© tha tax base o &it
a8 nadi tax away nay be rat8€:a fr@ eeait e8tate €hi8 way a9 frm the
prmale app road, Ss8wt telly e!!@ sane raul estate la boing €axedn•- 3uae

d£££e£antly, SoUl are altewativa © wm of asserting the Baillie equity in
it3 =cIal wtat8, The naIl! dif£8r8iiee 18 t!we ako aethod iB eldIo:Its the
ot:bar eltn8y,

The =aill &?tate tax WJd££ied in this way +mule help pX6nnez8 with aany

of the prob! us ttwt =ww sea so ixrtwatabl69 and 80 oaillolw in thejy
i@}£cat£on8 lex tba future, in ny United t£®o I wIll focus on oue J the
p30hlu of 8Zou urban rwtewal, Few vwId amy that the nazk8e has fullsd
to z mev aw €itie8 £a©e wtaagb, Per e3zl89 dIe real estate taB bearing
&=b{fer€nticz!!? m it aaas oa new buildiII989 mr8t 8hm!!d8y %aah of the blade,

ac eaaioa Ical tina for wi indivIdual to €:1eaz ald =©rww lana is %herB .

the air=e=t aaa?! glow flu tho existing or 11d8f aiderdo use cea8au to yield
a fai= =enin a! the £na6=qp WIl tIde of the aite in the neat eligIble succeed-
Ing URe, the i6challenger,8i This acrejI value 18 the pr@@t WIlIIe of future

a
inca=e !esa the p=©©©xIe value of future o08t8,

: be !a:xi-&!sai tax :is neutral in thIs d©e£8ian, because it ia wma?ad

by the act M van@ex).8 if la the sw8 wt tha d©£erdez a8 the et3atl@ger9
\dF,c€e7s= tbe8e a lgbt bo, Ita8 building-b@aed tax 18 wnoutra! b©cai8e it
skyrochet9 upvasci tda at the new 8weaaad8 the old, it wecdcw8 tIn alurilnger
vis-d-vIc the defender8 by tha anewit af the tax £xrarea8e, ReT ally 18 ths
a atv h&iiaing %sEIneI hid& w that the oid8

stax to £@388a88 the lwla wb©Td8 J adding
The guend qualitative d[rectiwr of

sad that tWo:3, Ra&bY I brIng a partIal pxogrea6 reElazt 'm eno qucntl-
tativ8 aBalyBiB,

’ale aetua m®3er of y©av8 by which bt&£td£ag taxe8 retard site =aiewa=!

&@p6neb , clasp oqb8F thRIIga , @t how tha c@h flaw £ron old !wlld£ng8 drops

o£twr a©8©88

to the bloB
tho b&a8 ia

IB
For aora detaII on tb&8 , g©e ay NPropaetlr ?ans utd tha Pr eDgeray

A:n’:Re’;Mmtg MB. 1%;g.IIM Gong eFana’
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off , Xf it plw©at8 steeply J thet v@6waZ t3a€©6 ave larg©Zy pre©=aa£ned

tw :Iajn%= £actor8 , aid the iwovtane@ af tax po:L£€y is n£nimal, if i„t
teSla e£f only gradually, a 6ub6twrei@& tax Has agu§3lst now bu&&&£a98

yet:ards by €!ecad a8 the rmevait of ea€1k 9ite rage=dad individual:IV; and

of neighbor}&ood8 ard 8iBioal cUser icts by aoze than that aa the nar-renew a),

of oedb site =pbs &©ighbar£ng aitea af their renewaliii:ty, and 9t©pBe8g as

caa;)at&tion grw nav buildings t&tiGh would pull e%ants f=an old def e&d@z8.

Da this qu6atiar I have consulted a nwab@£ af tiae 8erie9 shew!!!!g

hi8torleal Inowe a4peri@lea af cawera:laI !?a£ld£ag8 , IIte ravi data were

oxigiaaIIly gather©d aia Flu!>listnd by Leo Grab:arg Fred ewe, and i,ata
le

Himtide, i have deflated then fc: price level c}Img a8, They are illadr
a£fe€ta& by qyele8 of dqn€88ian qua +n=,

The d©ta£l ard trend ad ju8tneat8 1 will publish next apr:Ing, The

garera1 tlne pattern and period of arq>-off is clear ulaugh, how©wr,
Real iaao©e fran old buildings dviadle8 any may slowly o?e= aany decaie8,
in spite of depr©€iatiub and obaale8c mce, •!Th8re is no sha=p cut-eff+ no

p£ede8tbrea date of daolitioa aet83ni=led by tedhaology or taste, By%
area an old buildizlg has gone vawntl it nay awe luck, After World War iI
real laome of a@y buildings r08e akierply,

Allot:luz 8aurce of data ie tho !n8titute of Real Estate Mmag8nea8

ltaoe=iuao Exeli@gdg iaaang nanlww of the R, A,R,E,B, Itle:Ir 1069

rapmd8nt8 IIZ 1967 reported on ®e£a€£ng rat£a8 (total @@atwas InclwtLng
=eal @tate tama divided by total a6tual a8Ueot£on8> £©r openRent
buildings eZ&86££.g+ed by age grau©8, For allavatar apaz ua&ita the ratio
rose gently !xo® 486 for :196 i'66 birtbday8 to ally 59% for all buildiliga
ov8r 47 years old, I,e, 9 pre..X920,##

41% to 58%; fez Bazaar apax€r&ents frw WB to a nere 4%. (%, cit, J

pp, 25, 39, $3, ) :in artbar warde, all!@st half the gross e©1ZectiaEig frm
old apa=t©®rt8 rq?r88@It lwt incme to tho laWler, A pa#8zful factor
helping hold dowt t11886 qerattng vatl08 is, of cours©, dn fact that

For low zi8e apartaeats it ms fxaa

@®aG© ta£ aZ E8€ate_gpneaBeBt ( Bee Yovk8
i_b:iMaaaas P@ dRY- Itv For:lena@Mm

+ imo G=abX6r,
Calwbbia Oliivey air/ P@
L, Gr@blerp gk@& C: wap ala La!!is V£wriak9 Re-nt -(- I-.-yfm
11Me_MR gM (N©w Yo£3£8 AaiQg),

ea :institute of Real Estate Manus%%t, £©@z£enc8 ExdhaIIga <kranittee,
Es (ariaag08 1:,R,E,M, &? the,t M_ _!JteWB lar8e Anl

©;:B:gX-£W'’; aB
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tarlle real ®ezae£lig @@@ rts@8 are rjghtgJ real ©8tae9 tax @aQense8 kool>

falIHug aa a building ©g©©,

A third souza@ ia 6 rae%!e 8uxvey af }€ilvwke® e©w®€y by the k?3.©8ms£tl

ApartaMe euxez8$ A88©e!©t£©n, The8e data y£e ka coa©£©'cant :esuZts,
Boa@aIrad in year8 j tbero£ore, the ££8aai &©€eyr©at eo %vba& r©n©val„,-.

that 181 the threat of ££&6rea8ed taxes wi new i>uiZdi©g9„.v6€a£d8 the
zeaewa& ag tho individual uzbw\ site by dee@dea, X amId gi*?a yan a
pr@aRse amber of ywzs, &8&d m, 8ay, BgijyatAe ee 8 py@6©yle red tax
rata of 3,3%; but it }WIld be a fa:l86 preci8iaz, since it v©tx:td ba &Iaea

at the £nd£vJ,dual gjee without eon8Ederat£% . of aeig}abe=hood and aggres©te
effectS, So let1:8 just aV the effect on the Individual taken by himself
IB very large; and then look qualitatively at the extended e££eat8 oa

n8=lghln£beod8 ,

nIe rea@#11 af one site 8peed8 tbs rwwKi! of n®arby siltea in at
l8a8t three ln=in, First, it raises the rwlwaI or eirail@gaz value of
nearby laId, One new buIlding gi_788 heart to the potential baiRde=8 of
ethan, who naturally p=ef€r new hr£lding8 gov neighknr8, SIIm wwijyuis
on vIrtually destroy the vmewca value of laid) a prob Ie@ aften noted,
One or a faw anand new hui Iain@ for SaMpirati@I eat 8uppo£t ©3pp&eamtaIL

and aw:I@83tazy =@&eva! xawz€! about, The uew Qq hz:ilaing % Sth Av©me

Is reported iv EaTSlps. to hav© doubled £:loo?8pace r@itals aarasa the
at=eet o

Tbi8+ of a@v©e9 =ai888 tl18 negative pa88ib£!itV that new 3ya£ldSitgs

8tr@!gtb©t ad$®€8ist d6gaad©r values a8 @aah aa dla! I&ige=' vaZu88, The=e

are fy@iuate aaaplants that 8uee@8:ful urkzr z©©awaX projects, fox
exmp:16, raise the cost of nearIY land for the next pr® j@at, Ewover,
these hIgher land lee08t8lg are a@rely a@ex pz£€e8 preM&y !naea m
hiGPre= @!tieipated die=1lenge£ value8 plus the ka@w:Ledge that Fed8ra! gu&88

are wb tv to buy, SSley do not n©c©88arl:Xy or pr©ba IAy in gwr6ra£ r8pve-
8@le higher defurd8r caah flues,

The zeus% 18 that nav b©£ldiags ptxII €@rwit8 gvm oZdj ve€&k®©J,ng

ae£@xa8£8, Mia ie e8p@a£a£ly ewe g&tea tha new bu£&d£ng6 are Gt higher
dawity t}Inn what they rapXaa8-.-8@©€hlng +allah bId&cling eax8© also a8'-
eai£aga--and so repvaa WIt a al8az net addition to a WIFiy, later@ t6na©t©

have a dtoKee tbsp willa naH£vaii}' wye to n©we£ qt©v€er8 , I®av£8g finalXy
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at the batt:w tha weak@at €3efwd8z to ba d@cn£833ed, lea 8ucee88@r th@I

pa: Ie t@wItS £ro® OthBr8 , z@p8at£ng the ayel©, Za the right cwa£tien8
ella zev©rb@zation© frea aue nav 8tzue€uye eat Bego!113d th£@u9k1 8@va7cII

rowid8 ef indlreed r%eucII,

Milwaukee Ill th@ Iaaf eight year8 happwz8 to represent the mage

gvaphie d@@!gtratiat of the rau£fying effects that ®ay flow fr©a 3u8e

are. new building, :nrra£gti a long 8ez£e8 of MaterIcal aceS. a©nt9 axa Z©gaR

t@uqaaktle89 #iseon8lx! had an A8sas ment Freeze law that proved wtc%sti-
tutlonal a£t8r being umd e88erltial ly Swt anu–for tha M=r&ne Plaza in
19609 a hIgh rl88 office ma ImaX building, it was tha f£r8t dOWIe@@

building of wn8equea€8 in 3<> years, Et pulllad emaIltS fxow eve=yale
8l889 s 3nilaing9 forcing a wave eg ?@adal=!ag and renewal, still in progress ,
w)adr baa drarg8a the £aee of a lullly dejected dow3tam, By general ew8 wt,

:iSle re is lav©rag@,this uae new eo®petito= aot off the drain reeetiut,
There 18 power, :arere is a &altiplier the like of 8allah few other ee@om£e

p=oea8889 VPZUe}I,
It la not tInt t:bia are eIIOt alone uea enaudr, Iba 7ipple8 a£e dying

out J :letg before the job is ante, But the poInt is ££ one orig:iwa oau8e

can rni£y so £arf even thaigii every irt81266a new building wea fully tax6llp

think saInt, gay J evatty orlst tIal eau8e8 WIlla do , if every £witlaoa new

building were to in tax f =ee , :it give8 a pe=80lr pau8e,

A third way that =urawaX roin£ore88 itself £6 thzou@ tho higher
inc@6 that it b=j93g8 , Rmamal nema 6Vital taf:Law, wwtnaetion wyxoll88
mterilola 8al889 alla so m, This pualtea tp leant blame’ levo:l8, How new

buildl898 are 118uperto= go©d8,08 :are bigltar the :local lawno, the greator
the pre:alta paid for new over old floor apaeo, and the 8tzongo= are dIal.-
1%gara relative to a@gw$d©z8 ,

Se aelgblnrh£!ed and aggregate ef£e€t8 uu&ttp ly the good dale b/ ead}I

new b\aIding; ouverae 179 of wur80+ they aInt@' the da©ag8 £ron tho
present tax poliqr8 uhidIr data re renewal,

But neighborhood ©f£©€t8 are not the whole ©£ the story of a££lt£pli6d
a££aeta !ru taxing dIallWlg8X& ©e£e that deferd8=8 , Cats:Ide= that ©ost
]xilldirtg 18 &r&8 ur barraged narey, We Ijya in a world af arad£t rattag8f
nah flaw! awb agnew86, and :lwerage9 aateers !niuii6a about in the
tw8in888 8dtrw1 InIt em oft wb w&d8rw8£@lead in e€9xwaXa @ely8i8, A tax
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m new buiLdings p wap:lad wIth bw tax@ at @:169 weak me the credit og

alulU@IgOra aId 8ezan©€hwx© €bat af defendera.
A eau m new b&RIdings ia at tea ®axi8&u® {n tha ©axRy y©ay® , tb@

the of tight we omb agu@ ae, A good stl3% preperty tae xate tbe©e day8
wIll take 2(XX or aor© of gr08g incm© fr% a new buildIng, if other
eV m868 take 3(B, that 18 B/7 of tho not Varat&lg &iaow©, if the
%eyaprwteur is highly leveraged+-and today, who is not?-.'-'®©8t @g the
rest of net operatIng inc@8 goe8 to debt s6rviae, Who I'nut£’o z%ain£ng
for 'dt8 wttr qrarear then) 88pec£a3.ly during dIe early ca8h ©quee36, la
doubly :!ever weds so a wall rise of 2ui3d£ug mgm car wipe bia out,

Hi8 erea£t rating in turn is leveraged by the pra8p6c't6 for hIs
equity p08ltiwr, it is a fwiliar fact that a guan rise of Boztgage
rat68 6ai8e8 a largo arq) in building, Le3ncl>le £uzd8 =u8h art o£ knit Id-
tIIgf not Just bo€au8e !nrrova=8 b:Ilk at higher rates, but leadera kava to
lower evBryureo a credit rating kneau8e af lonr equIty inane, Real e8tat8
taxes aa new buildings add to costs in tho same way as Interest =at88n-
i,e, , any are a fIxed percent of value, A lib of true value pr@arty tax
rate hIts new lw£lding with the ££©a'et of a rS.aa of uort9ab6 =ate© £xon
4% to 7%.-exeel>t that elie real estate tax is worse beearse the taz rate
applies to th® r4toi8 w:Que whIle u©?tg©g© rate8 qiply a&ly to ala debt,
The tax not only defe=8 =arewrZ by its 81©la direet iapaet, tnt actal.
flolrally iv its l©v8zag©a effect at entr apr@n@ tB net oa©lx flow and eh8nc8

on ereait rating8,
So we are talkIng pw©r£u1 ®8aiein© wbwl we d£8©u88' &3ver8£w ef the

real estate tax !x£8e to the alto value baa:la, Hawk ap ring I will publish
a @tully ! @ €a©let£ng ea8par:ing aha11enger ard dafewlor %1l1188 in
Milwaukee Gaulty, The etr@ 18 finding t?we a 8©€£ll ££8e ag ehaZlerlfar
watsea over defender val tree would aaxae acK af the €attval €ity to be

rat%Fat! forthwith; and that the largo dhaIIga r88alting £rm a full 6%ajl-
tim of butlding8 hoa real @tate tax would cause 8m© SO% to be renew edu.

a the labor and aon©y WIle be £anta to do it,
AgaIn, the88 r8ault8 WIld be nag&ifiea iv au8£derat loa of na£g}3l>or-

hood off acta , I will not labor that point further now, They willa b8

aaga£££6 Ia again kv ew6idwatin of die p08it£v8 e££8et of ea8h 8®£8eze

at defenders, So far I have just talked of ©w®ptiag new butldi®g8,
But the lcuia ba8l8 of r®€:11 estate towel@ awa nore ttlan that, it rat8e8
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taxes on defenders, %a zestat ia a pot wit cmb agIle nao effect B TbaaY9 s

real e8tate tax puts the sciue@8 on lullliars, The pIt@080d land tax puts
it all dofardera arid a3sort€d balaaltIS of a Wide One of @£r @iZw8££=kee ttxx

cw£e680rs ada to Be this a?rIng, 'elf cay me thi:868 th@ :land tax i© asutx al
he 8hould just foILow ne around a few aonths ata 888 MInt happens to land
aft or VIa raise tha a88a©8 IRene , t’ He leaves a trail bahIa& IIIn---’at fintJ
per}}ni)sl of w8ekeg6p but aaan ef new calst=action. He :t is a at %utaxing
net: }x3{ldlag8 : he is just UP !,udagF land, Kat}ling wares 'a bag&out like
a caab squeeze, it gets results;

So powerful !s the ead£cine that, alice it ie under8t©©d, opp08ition
s.lay be 8j93€' tea, not fran those tho ©ay it won$ i war Icp but f=@ these who

eo:lo!.sin it viiI work too well, will destroy h£8t©rica1 antiquities, fl wd
the nc,=ket j jeopardiae collateral values$ 1aw©r reiit8 , change the aharac-
ter of neighEx>?hocxgs , aaezif iee traditIon to progre38, overatiaulate tho
eco;,c,ny, &new rage baIgraeion, d£Xut® the aba=igin88, spoil the flaIling,
chIttCre voting Dattern8 9 weaken old atbni€ t£e8 f wta generally scare the
day lights out of those uh.a £eax draxge and abUIIdolicao I will not try to
an8wex all these points, Nor wIll I try to an8w8r the aa8cenaart8 of Dr,
Pongloas, iMo would have us da &o good thIng &occally without f£r8t tracing
Its ?038ible efg act9 on the %su! itlnam of the MoRe wide world; InIt refer
then to calaIsla and his splendid daci8£oa to €ultivate bjg ow gaydar well,
&it I do b.nye a fav words of conf art 9 or perIlIva 6hallengef for planners
who &lgbt be canc©niae that the p=a,:oaa1 to Inleu8h the full foyc8 of the
gre@ @,xrket jg aLso a prop©8d to substitute the aarket for planlsera,

The WIIaaa!!!a new}cat can £olv6 sme problw8 tInt now divert p:Lanrr8r8,

It cwI brIng urban renewal; group ca91enartury land us68/ proaote low
incaie housing; emtata 8ptcru).p attract an ec6r%©ai€ 1xr88; and weed out the

wo=8t generators of f iaea:t net d©££.ales , aId &axIal ags' But al the baiole,

the land tax prq?08al InIFile8 IEa! planners ®u€£& nora noaa and ya8p©a©i''
hilitv, Indeed, it gIves planing ea allah ©or© force than b©v a8 to
gz iq}I=©n na a little a&wt what Irex planners are pye;>axed e@ @;e=ci86 88

nac}, power aId a88tM@ 80 wick X©a8©x8h£p, Tb£8 =18 the alzaZleng8 fOI
pla3rze=8, Lat ue arunerate the way8 +kra€ 1and value taxatIon auppo£t8
usd pr€9upp08e© good publ£e plat!1lng+

a, it 9£v08 pla.ru@x© a p©8£tiv© teal far itIf luene£ng pr£wte Zaad

a8,e, dIelye now they bay@ Xavge:ly pow©z© ta aw '$Nayo'9 When they de8iW€e



U:bHI

10
KejP

en area for developnent, direct raute8 ard utilitie8 there, cala zara it
f o£ its new use--tO go !and taxe8 J cash-8queazing the landowner into early
attentIon to his new opportunities, Further, 8in6e high-usa zoning is
exploited quickly, there need be no great 8urp Jus of it scattered chout9

as tcxlaY' it Eeaain8 tight, and retains ita power to aha;>e land use, So

also for advantageous :LocatIons along the public roach- -MItch incidentally
cost auc:h nore to produce than zoning+ aId if producped in gun>las ,he,cuta spe

of ncxl'davelnnent, as theY are today j requIre the most egregious waste
of pubIIc capital,

Sue no doubt will evar regard land taxation as a foru of tyranny by
pla'neTS over landamers a &it note the lialt8 to the planneru a powr, He

does not dIrect a lancIa+ner to put hla laId to a specific use+ Nor is
tIleYe usualIY iust one 11higha8t ana best++ use of a given 8ite, to v}liar
everY landowner will be foreede ThrivIng eities ar8 not characterized b'
uonoculture and nonotony j bat IV varietyl constant change , and co®pleaeata_

tIon- What8v8r ia the hIghest use in a ne£ghborho£x3, any elevatoz apart-
aerItS, is auF>pIled in abundance tnt:11 the need for another one is no

gteate= that the need £ ox 80ae conplea©nt like a grocery 8tore or parkIng
structure+ Thus, an equilibrlun generally prevails at any tIme whIch
affOTd8 each landownez 8evera1 qrtion8B WithIn linlts he nay do ’'bia
wn thIng,:'

So the land tax does not turn the planner into an overcantr„lized
adKini8trator or petty tyrant d£€tatlng 8pee{flc8 Mere be 8)roald be

delegatIng authoEitY• Ratherp it 8et8 a generaIIzed perfornanc8 8tanda rap

cutting off COttoas knyond a aertata degree $f 8loth£ulnes8 J and dIsregard
for the public e08t of givIng land Its latent value; but leaving vida
latitude for IndIvidual discretlar,

be Tho lala tax glve8 publie Inve8tIauIt great leverage over prIvate,
Tai<ly it 18 the rever8eo WIthIn wide III&Its, public road8 ald regulated
utllitla8 and the nathan and aoltool hn wIll follow you. wherever you
choose to locates The regIonal plarulng cwai88iar us08 traffIc caurt8
to plan bigger zoaa8) following the lead of private enlgrA , it nay not
be true that C:cHIll lace are doubl8.•€murted9 but thu8 outreactang road9
do seen to have a nose for wealth and power,
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The lara tax lets public planners take tha initiative, if they will,
The cIty exteilda raad8 and uewer8 a roa80rIdle way, and thor! rai88a tax08
on tho land. The cash 8que8ze curvey8 the ae88age, 1*&ing no roofs to
watch ny roacSuaVe.''

We have seen that individual IniZdlng in new ae£ghborheoa8 needs

a}’nchronizatlai j because of 8yne=statIc Interd6pendene8, Wha re the
mwtnity of wall Indopend8nt 8ntropren#ur8 Iaclks 8ynchIonization it is
hard put to ecwate with giant aovelo£lara of integrated centers and tara:Le

towns , ala control entire new cowwrltia8 centrally, To caiTete, the

pubIIc needs a cmmrnlty 8ynchronizar, 1:his the land tax af£orda ., The

plane= doesn' t try to play every In8trum6nt in tha orchestral but tha
lula tax lets hla 8et the tan@,

BRit how th18 puts the eonductor on 31l8 nattle3 The nan with the
b3tar had better set the rIght boat , for everywIa knows who he is , Fron
our objectIve view of adnlnl8tration, of oour80 J that 18 very good, Frlm
the vIewpoint of a prof©8©lon still a stranger to power it nay pte8ent
c8rtalr! terrors, Th8r80 s no hidIng plac8 up there, Will you be ready
when the great day ewes?

c, The lula tax gives planners 8©ne leverago over tax a8se880r8,

Haul a88e880r8 are preoeeupled a88e88ing buIlding values accurately--aa
that@ it nade nIeb al££ezuree , Then, they would a88888 alta potentIal ,
the thing that plmner8 play such a na jer role in det6n&laing,

d, $ynchroalzul expansIon l6t8 plarn8r8 plan for eon ainca, Today,

open space is a bywpuHuct of lala 8peeulat IIon, it aeBns folly to plan
I

puIIlle open space satan prIvate nrn©r8 are 8upi>:LyIng too allah anyway.

Re3ult8 in trarultlar zare8 ve got f8need open apa68 that the public can

pine for tnt not utter, alia is InstItutionalized £nr8tratiar, a staged
tease that eould nay 8atlsfy a gureratiuI of vayeuri6ta , And like the
tease ahab it is trer8itory. Whet the landnrner is ready for 6@hp the
space is cl08ed,

The land tax 8y8tu lets transItion be quick and orderly, Knowing
the ultirILate awt8lty the plarner em provide park8 in optiwa n8a8ur©d
@QUItS ald size8 to the ona that 8ettIBaBnt be not era\#dad, Int

w18pravled, WP using tax pre88ure tO a88ure early ao®l)act USa of r68i-
dBntlcll land, he rell8v88 th© pr088ure to InwrIIe the uea8 tIred Wan land.
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tVith 8uch pcnmr tn head I plauter8 WII even ?etain econwi9ta ta
aea8u ye the benefIts and ce8t8 af apart spaco, it is high tiae we introduce
rational nenageeent and a;,t{uization into a topic now nore freig}reed wIth
b=lltherlng aIQrais@, hoaxclbIg n6uroai8, sloppy sea{£nenta1 ity, camouflaged

race prejudIce; zcxrrlng al8anthro}>y, op£rJanated clq>trap J cpport lanlat-le
tax'dodging and prostitute<! natura-worship than any twelve others i can
think of ,

e 9 The land tax 8y8taa 8lrorten8 the perIod between gjta r©%ovals ,

Every site renewal is another occasion to plat J and to plat aiarbltieualy,
excitingly , not just for rehabilitatIon but fran the ground t:pJ The

public pI cane= can gO furthero He can 8Wahz’attae dWOiitiOrIS and repIQt
the growl<! lt9elf"'-sa&ething we had better get around to no re oftel,, if our
older city layout:8 are to avoId latter ob80le8c uce,

! The land tax 8Y8tea holp8 free plarn6r6 IIOn the cori8trai„ at which

I will call :-?rendb @pIty+” i allude to tha euICq)t of equity, charGe_

terl8tlcal ly Frendr, t)Ut oye ry mule 8 8}rare of land BbC,Ula be ndle .3„UAl!

r%ardle88 of aoc:laI <:oat i tInt the object of the institutIon of prc>peru
18 not good land um but di8t=tlntive equIty, in city Flaming that Dre€RUS

what you do for gaa:neo 8 :land you awr also de for P£©vre" s, and all on{r
cmr8lW J H+ PBaTt 'dq,V gil { },(’' ; r. )"aB r'fr .':'L Bf BXUpq£ty i aind yuuOd better
not do Ok\7 :: . i.£V. 'h=: IJa ’ {. y= \ e,' '.br\713%{\y f . I I'ny:f: i b/B have 8%O ny8tiCicQ welfare
econemi8t8 who write ab8txu8e theorIes along those line8, too, although I
doubt they ever 8tudlod the effects of par€e44w©Itt an PB6ndr falaing, or
the }ibexuin vqto cxr the 8uxvival of Poland, ’

EII laterley 9 of Mrr8e9 ctl113 lex a8ighlnrho€Rl specialization and

differentiation 9 wIth high valu88 foy wma <nd low for attIara, are laId
tax u8e8 the fi.8ea1 and aoaetary nechan£6a to conp©n8ate tho !08878 fran

the gaIns of the wInners, I:h080 who get the hIgh WIlt values al8c> gat
th hi& tax taIIa--no.t bee cruse af +hat they do for thea8elve8 J but for
the wrwrn8d value the eity pIturner baa 8ent than, Thu8 liborated f rcm

the tnwuIY of pett&16889 the planner ocn reloaae© things aId nox iII&£ae

net urlxrn welfare on a allah @ender 8ealo that nov.

g• FInally, the laId tax sy8tea :Leaa8 ta Banana for a greater variety
of cog'qunlty faeil£ti08+ That is Ineause it glv08 people better ®utuaJ
ace:esso :it reduces autarky of Individual l<ardab#ter8, it obviates vertIcal
iateg=at£c>n b/ In<givldtk'll flume =t increa8e8 int8rdependaIIce, it £08tor8
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nora li:O€ages of all kIn<!= = 80cie=1, emne?cial, indu6triall poIItical J

cultural, it puts aore :’>ad, therefore, on the linkage ae<!!tanl6a-''the
sector of the city that planners plan,

Ta be eure, it $?8atly 9horten8 the lira:age network J ke€qu3a oydarly,
\a\8prawie il 8ettlanent Zeta people live elasa r, yet2ucing the tra'rai required
for any given degree of linkage, Fu=thewora, it UIltaxes elevators and

utiIIty cores in prIvate bu11dinq8 ana ao lets private capital do%l@ the
third dlaamiar of the 1{rbkag© networks reducing the need for pubIIc cap:L-'

taI. But the pubIIc 6%{taI re:Le wed £r©a the street grid, and the plane
ning talent :liberated fran tItle 8lngle-ainded preoca©atiar, have histlay
and varIed trees, ltrey can8

-- €1ean tV air and water
-- get tO nasa transit
-- sever the septic-tank gulnrb8, and ullarge tho inadequate c®rtraZ

IInes
a.- blila a aowKIiidry house; a central naII and plaza; a Tivoli

GoranIS; a trepda fair; an au&€ozitm; arena; staditn/ art carRoT;
zoo; gywna8itm; pool; theatre; marina; ausetng llbran/'.--what'Ja
yours ?

Rev-lat,ang t}l08e seven challuige8 for planaer8, 1 nut plead innocent
of plotting their obsole8e@Ice aId dialup:Loyaent, Rather, 1 m a6ve€!! to
ask! wIth the ,Jo•eph $elrlltz Brewing Goa[>wry, 'BHow ©uch bo1311988 car you
handle?le

& h /
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