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LARD VALUE AS A TAX BASE lii MILWAUKEE 

Mason Gaffney 

,!!!!~<ff'c~ °"tl:lnea Se;2t. l.jh ,l,9q 

l. Land and fiscal problems relc.:ted to propez'ty i:axa;tion ( much of tlus 

already dra.f'ted; empl'-..a.sis on aos~s of spzaw. Hc:4terial being Xarw: 0 d and 

sent separa~elyo 

a. The present geinaral _.OZ'op!l_!~-~~t--~ ;i.~~~~;Y~-- effE!l~~-Jm __ ~f!-~ 

ao Basie 'theoret:iecl ef£acrts, Q priOX'i 

bo The 'tax as modified in pr.a.ct:iee (aspect's relev<1-nt to incen'tivo 

effects cm lend use; and disttibuti ve equi -ty ). 
i 

(.1Mt;:111 • PP• U, laG) 1 

(i) Lcrnd 

(ii) ~ding• 

(iii) Exeap~ion~ 

(iv) Utili:ties 

(v) Interjw."'isdictionoJ. relai:ians 

(vi) Generali 

$ j::: 5 ( Lt @ esv St; L 

cat I • , .1 t &t\ 

A. Ef;foz-1: 'to iU.llimize vocal prota111:• 

., I zs ""'6.c 

a. Dlaff:IJU.nc&tion vs. incb.astry and ccmme:z-0e and absentora 

and lees organized grolll)So 

(Send bl'ief quosi:ic:mncirei to a&u1esaon, asktng 'their pro .. • 

cedwre [Te key points only] os deV9loped on PP• 2-6',· ICHS .. ) 

3. Effecrts of property tax on land use 

a. The effect _on renewal frequencyi cm aspeC't singled out for special 

(i) Economic criteria. for i:imin.g o£ site renewal 



~• Val ••• 

(1i) Neutrol.ity of land component of praper'ty tax (exaept for 

effec't• cliseusaed in 5, b, below) (# J Jeo.,,., bc:h,,"~ ... .,...«-I?) 

(iii) Increase of renewal gap1by antic:ipa~ed building 'taxes 
( T'- P~r;J .,,f ".~ 

(iv) Areas where PV-iof building taxes) renewal gap (a large 
\., 

empirical study, eoapa.ring land value aap and map showing total value of land 

and l:Nildings, by assessment distric'tso Ralf cloneo) 

(v) Bati11a'te 0£ number of yec.\rs by lihic::h building tllXes retard 

renewal .. (At 'the least show .whether income of old buildings fa.1ls off fast 

or slow. If £C1St, tax policy has little effect on renewa.l timing. lf •low., 

it hCla a great deal af effect.) 

Dmrm:l.ng"• law of heterogeneous neighborhoods points up that 

. \ 

most site• preaerva s01111e renewability wlue despite neig.~borhood deteriorationo 

But nega:ti ve spillovers f~ca old builclings do rob neighborbooc:bB of renewal 

value, anct in neighborhood cw: o. whole retard renewal further, a. CU&ulat1ve 

process whei:-eby ~all indtapendent ef£ecta have great leverage .. 

(vi) Other causes of retarded s:l te renewal. {I have several pagea 

on this .. ) Relci'tive i111pOrtcmce of tax polic:y. Rei~orcement o£ 'tax policy by 

other policies a need for unified approach .. 

(rii) Replacement of "inteni-te'' capital. Slower renewal of central 

•itea dive1:-t• new capital to outer sites. requiring longer lines at lower 

c!ensity. fliase c:Lre renewed less often.. 

(viii) Long-te1'11l effect on renewal frequency, as t11econd genercition 

building• are bull 't with less quo.l.i ty because taxed·o · 



~ . Vctl • ., .. 

(lioi:;2 ,m e:~oai t~&y ~tzct .. t~igy. Y l:?~tJ:~1. :t~:+t (i\!T";•eai.~ing ~.::-r: )!"lie e~<=i~c►; .. s 
Cto.v.,/,_,w.;_ :;.:_;) ••• • •• , ~ --- ~ 

o:f: f:€l1mng hui1dittgi\il,. 'i~e,~ whan 1: get' to !,\.'T ,
11 

t-he&-tr, G"ICe n@ n~;f::fe~·:i:s2c t-:Af 

(i) 



• Basic distortion s~i:zed: LcmdotSlez- mc-..xim.i:i:es present 

value of land after 'taxes; social optiams ia m~present valua befo:::, toxeso 

Apply mo.rginul cnalysis, using lllai:ginal • .!!! produe-t o£ land 

aft•~ eopital costao The addition of building taxea ~o eapi~<:!l eos~s reduces 

aa.rgina.l. net presen~ value of land to uses hea'-"Y on cap!:tQl; inci:-e01Ses rela­

tive bidding power of uMs lighi: on capital .. 

So service eto:tions, 80% aprm., compete with low apa.~taien't 

miilding~ suc::cesmfully. . • I 

.. 
All USE!$ with l.ittle eapitcl:land ratio a:e encouraged to 

upend. Bl.It not call uses expand. On con'f:rcary, 'those with high capitalilcmd 

ro.·U.o have 1:0 con'tracttl! [Thie is apart trr:a credit rationing effect, ~eh 

su:engthens it.] Work this out--~y~icw.lythere is 11'till a hug in it. 

Do bu.:llding 'taxes lead 'to greo't contS"WBts of· intenai ty of land i1se? . Why 

doeun°t the equ~rg.inal principle a1::Lll hold after "taxes? ln a per.tee~ marlcet, 

'WIOUld neighboring la.rtils hcwe e~a1:d>ls intenaitiea? See ii,. ~, belm.-,o 

(ii) Bf:fects on intensity 0£ land wsoi -the a:tonis~ic pa~cel 

A. Land tax componem:t is us,entially .neun-al. but save closeir 

analysis for S., 'b. (Credi't rationing effeci:; an~i•apecula:tive effect) 

Bo On heigh-t 

x. ~nhall 6 s basic analysis; height as index -to land 

valueo , and vice vena. Value of land i• cost euving ~rora going lower. 

SCGZ'city an.a obsolesc:enc:e of published infomatiac.• ... Sean Ph.D. disserto.tions 

for unpublished work on 'this. Pump IS'Yo Hoch; Ber~ Goldberg; et al. 

11. Residential: 

GCll'l)letacl analysis. Allan Re1:z1aff., Skyl.ine Realty; Max Meu-tze awdyo 
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- Single family, 2 and 3•story as in Whi·tefish Bay 

va. ~en and splits far-ther ou't. Sean House 6- Home for studies of 

relative c:oat'e. RAHL Local buile7"•• etc. 

• Para homes. Why ho.ve 'they lost height? We saust 

understand wba.t factors other: than land value are. inwlved in detexmining 

height of builclings. 

- Importance of air condi'tioning~ and ciutomad,c 

III. Office 

Siail.o.r to o.partnant. Also to cl.cuuin:ocm., although 

here there is more of a. peak-load elevcitor pZ'Qhl~ Campus building people ' 
.. 

a source of infomC1'tion. Ef:fec:t of 'tcix exEPDp~ion OP, height o£ campus buildingiso 

IV.. lndu•tzy 

aefu'te the glib chestnut that •tmodani aet~ 0 

°'require'' one level. Taleky41 s Chicago· a'tUdy. Milwaukeeo a many lmlti••'tozr 

inclunry. 

. 
Wllf reci ()wen& a ano.lysis ancl c!ata., 

Econoaia of 'the e•cala'tor. Development of .interior 

csna uppe1." space by large clepa:l'taent atoru. 

VII., Storcge and. lllholeaale 

VIII. MiscellGDflOUs (e.g. h~i~•, fna Sy Gottlieb 

and HAPC) 

c. on quality ( relo."te to &.u:abf.11:ty, cf. 3., o., viii) 
' ' 

Do On la't coverogo (here we jut diaouu 'the individuol lo't. 

Spillove~ effecu covered later) 



Bu.ilding tax lecds to great disparities of coverage. 

••9• gas at4t:ims •• apartment buildings. (Bu:t ~. 3, B, i) SOlw users 
'. 

cover aore J.cma, bu't others leas. Wh.Gt is ne't effect? 

Building ta¥ lO'Wers bidding_power a't .fringes of urban use. 

I.e., makes 1-t harder for d:ty to take land from less in-tansive farm wu1s. 

Tbu8 aciy tend to overcan'toJ.n cd:ty in the aggregci1:e. Work 'that out• too. 
, . 

Countereffect is~ it leads 'to sprawl and exce11aive apread.of urbt.m price 

J.nflv.cceo 

Counter-influence of age factor' cmd lo't coverage fcic'tor. 

adlcli.ng tax 4elayai renewal of old sites, and -thay htsve high lot coverage on 

aall lcn-. 

& On types of land use 

aailcling 'tax aakes 1:he :following uses expand and/ow aove 

~o central land.t VGCGat; pcu:ldng; gas aprons; ol~ buildings; -re•i&meee on 

lQZ'ge l.ot•; low-1:l•• buildings; uuclc ~enunds1 raJ.lroad yard:.s; lc:md-us1ng 

:lnsti'tutions; tank fa.nm; t~e Port ~ M!lwcmkeeo 

Makes the following cO!l'trCLc:t or move ou'tw=d.s ap~1:llen1:•; 

of:fice buildinp; wrticcl storage; depo:rtmm1: st-ores wU:h escalators; intensive 

aanufm:'tUring; retail.; etc. 

Reaw.t& Dysteaatic increa&1e ot distance among coapleaentary 
' 

land uea, cadalng 'to cosui of in'teni 1:e aee-tor, reduc1ng ·.wrhan potential• 

Develop 'that in S, do 

Fo Bf;fecrt on human densi'ty 

Io Resident• 

LeN neighborhood apecicali:otion, bu't wi'tbin neighbor­

hoods lus equal !n'tensi't:leao Apartaents 'to ou'tlcmds and cway from vlew a:lt:eao 

Low dens11:y 'to center. Again, pm-amow,:t e:lfeot :ls 'tbcl't usea of highelr eoaple­

aentari~ get eeparatect. 



New buildings driven £t"om eentero High-income residen1:s 

driven out wi~h new buildings. lncome-denaity or sper.ding-density therefore 

falls by much mor<! 'thall population density. 

Ilo Esaployees 

Big employers are gene?ally fiscal ·auzplus ~•rntors 

,-,hen buildings are taxed# so 'tax reduces tb.eiz- pcwer to bid £or central land. 

Thus; tax reduces neighborhood specicaliza~ie& Scat~ezs 

employ&no Again e£feet on inters.i:te sector is profoui.'ldo 

Sub:Btitution of durable capital by laboz- may increase 

employmen~. But eubs'titu'tio.n for capital by land is likely ?:o ha equally strong, 

wlth less in'tenrive use. And each 9an will ht:&ve lower average product, so 

proc:1uctive denasi'ty falls, on each site, -to srq nothing of Zct\t'tar. 

t~J .. w .. // 
J I 

/ all cuetome-:r-oriont'ad activi't:les, cus 11ec:ondcuy E"esul1:. • 'theze i'1 also feedl:xu::ka 

t
1

, bat ~etc:d.U.ng is markei:-orien'ted ~ to loc:a:ti~ ' • 

There is a.120 independent effr&ct: 'tevdtng to sco.t~e,: 

re'tailing by weakening bidding power 0£ i.n~enaive user• 0£ con~ral land. Ccarple• 

aentarity is greater here thc&n CIIIIOng residential or manufa,-tw:ing land-usen- 0 

and also depends on 'the lo.tter two 0 s being concentrated u well. 

G. On evonness a£ use. Doea building 1• ccause uaequa1 in'tensi ty 

on neighboring cmd comparable sit'u? 

IL On rGt'io of building valueslcmd valuo. 

iii. Extended e£fects o£ taxing bw.ldingsi spillovers; 'Compluent'arity; 

public coats; aggregci't$8o (The:sra are to be tnated more fully later 'When we di•­

owaa 'the e£fec:ta of untaxing buildings. Here, give a foretQSte cnly., There 

might be a ama.11 aaount of repeti'tion~ but thcl't baa exposi-toey value £or ~his 

aore •uhtle 11a.~erials.) 
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~ Spillovers 

These are im&edia1:e effects on neighboring parcels. 

Age of building obvicusly has ~tive neighborhood spill• 

oven. This is 'the ao■1: glaring damage £rfA 'taxing buildings. &l'thetica, 

Those eff' ect• becsr aoee quan'tif iccatic:m. They not only 

illpau neighboring land values. They oleo rob standing buildings of some of 

t'heir value, ■o a sound building en No 24'tb Street 'that would sell for $18,000 

or so if :Ln o groocl neighborbooc1, goea for $5,000 .(but double check tha.t, i't 

may be a panic: figure)• 

- Effect of height. Preaia for land evident Qround many 

tall b.d.lcling1n Allen-Bradley., American Motors, UW-M, Prospect Towers, Mcarln.e 

Plaza and othe: Water St. Banks, Pfiner Tower, etc. (Bat' bcrwcire, in Milwaukee 

a.11 in aany cittea, highu't land wl.ue• are not found exac1:ly where huildinga 

ace tcall•t, al though 'tha.t probably has another exp,lcmat.ton. ) 

• Bfleci: of quality. Obri.ously positive. 

- Effect of lot covorage. (~elcite 1:o height c.1.ao) The 

aoat pc1rlwe a11pec:t. ·soma p~'tUl.<1~11 cw an article of faith 'thcl't l:Nil&ng 'to 

lot line iapain neighboring land value. Find aome emp1.r1cal e'ridence. CertGln 

i~ is 'that. many low-coverage w,es care undeai-rable ne:l.ghbcmu parking lots, gas 

s'tcrtioaa, au'to wnckera, :Junk ya.rda. Ceno'teries or~ clearly bad for re1:Gil 

caor:oa• the street, and a tax-exempt pas-ochial school breaks up a retail foeus 

badly. On Prospect' DrJ.ve, an old mc,ming houae wi:th •ide yards ie olem:ly a 

lee• c!ea:Lrcable neighbor 'tlxm a high-rise apanaont. Etc. 

Oil the other bQnd,. a neighbor building to ay line threatens 

'to can11111&e acae of ay lan4. :l.n dfecto Bat tmm. X caD alao build to his,. and 

I ha.ve the advantage hec:au.se he hca8 comi'ttecl his c:.QJ?i'tcll fiz-•t• • E.g. U he 



baa a bunch of w:l.ndowi, wi'th wild frat'ernity boys ogling my garden, I can put 

up a blcmk 'WGll cm inch away--or get him ~ po.y me not to~ 

In any event, if we do uecide "t~ require low coverage, 

'taxing buildings is a very ineffective means. Zoning is more direct. A tax 

on lo't coverage (regarctlesa o£ value), is also more direct. 

• Bf£ect' o£ type ~ land use. Here, the dama.ge is a 11axiaum. 

D,:eaks up foci o-£ neighborhood special:i.:za.tion, or •0naturcal zoning, 0 by pre­

ven'ting "the hlg:heat biclder before 'taxes, who is the one most complenen:tary 

'to 'the beigh'bo~ £roin hl.dcling highest af tor taxes •. 

Dri.vea out £iac:cl angels. or patrons, a~tracts fiscal 

clepen&tnt•, leaftfl 'the& in a cr:Lsi-. 

B. Compl.._-tcari 1:y 

• All land uea served by S:P!''A u:t;ili ties and ttansport•• 

'the •tmterai:t.,O• aect'or--and increase its c:oste by .being furthc1!' apart. 

·,_Land usu ccaaplaent each other in vm:y many WC!o/lB• Theae 
t 

go by r&CIIIUI 1ilce "linkagea," "aggloacn:-at.:lon eOOnmliea,ae "economics ~ urban 

acale," "c:ri'tical aaas,f8 etc. TcmJ.ng buildings, by b!:'eaking up specialized 

neighborhoods, and 1:he dfy as a ~a, impain 'this c:cmplemen'tation. Thie 

•-trik• a't tiw heart of the eity 0a raiaoa d6 •tre, for auch c:oq,laenta1:ian 

is 'the aource of'U!.'bcan land value. 'l'he t'aets of this problem helve been 

sketched ou-t under 1. Land and Fiscal P~obleaso The loaa of poteni:ial ~bcm 

adwn'tclge 1• n:eatecl a.~ length and in detail lo:teg ~ under diii1CW1J1icn of et'f'eota 

of un'tGXing blailclings, under head:lne "The Urban Potentialo" 

Co On public costs 

!o Priwte fadlities tba.t sube"titute ~or public Clin811 

- Tcd.ng private bm.lding~ 
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On public ~tz. 
. ~· 

Lay out poawlatea_o We DNSt consiatently_duine wheat . . ' •. . . . . . 

!t,ublic:' 1 we mean.· I mean the public of 'the local tQXing jurisdiction where 

property tax decisiane are aade. Whon I cillude to larger HptabJ.ics' 1 t will 

specify. Cf •. aa•tapt:lon of "open econ~ discussed. under DDAde(!Uaay of Tax 

Baa-.•e. 

I. Private facilities 'thclt eubtt'ituta for public ones 

-·Taxing private buildings taxes many fcicilities 

that sul:NltJ.:tute for public coats. Ver1:ic::al ttansport'ation especially. • Etc. 

- Mcaginal e,~oriee of building produce lea 

direcrt rent 'than early stories. May therefor• c,.dd ;~ public coat without 

adding to tax bCISe. This. is widely believed and a basic ra:tionale £or taxing 

buildings. (Marginal acre• added 'to fringe o£ ci'ty add to public cost• by a· 

auch lasg~r factor. i.e. they indeed produce too little direct ren't to repGy 

the added social coart•• But in high 1;NJD.d1ngs.the analogous costs o£ extending 

utilities are costly priYUtely hcnne. 

- Mew building• provide parking 

- Recreatimal £acili'tie• 

- Storage apace (aeane more •ttee't trips required, 

wheD bw.':Wng taxes • rKUce everyoneo • •~orCLge BpGC:•• The moat used aDC1 ther6• 

fore productive stoa-age space is that neares't to conaumer.) 

IIo Welfare 

-(a) Reduced employment. Here, reality deports fNS 

pure GCopen eccnomyl' o.9auaption. Every ci'ty has a big re•ervoir of unemployed 

and underemployed on welfare, pe&z"tly at its own exp•nse. Reduced loc:al demand 

for labor, instead of just driving•people awa.y, er preventing their coming, 

puts them on welfare. Therefore to some exten't, locally induced un.e111ployaent' 

ia ci local cos-r. 
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Building 'taxes reduce e11ployment byg 

- reducing building. Constxuction is a tsma.llish 

share of all direct em.ploymen~. Indir~ct effec~s are greQter. al~hough much 

of thea al"e felt in ~itiee other than where the construction occurso 

Tasks eatimClte ~lative importance o£ building 

conanuc:tian aa on employment generator. 

- reducing number of employers in 'the city. 'nlis 

factor i• paramount and undisput'ed. City loses etllploymen't base a.a induatzy 

aovea out in 11earch of lower taxes and cheaper land .. Limited success of 

18'land bank0 1 progJ:am suggests 'that of the two,. relative impor'tance of high 

building taxes ls great. 

(b) Downgrade residences, attract and hold more 

welf o.re ca.sea, f 1-c:al dependents. 

Same resi■tanc:e to urban renewal comes :from 

aaudlin ayopici of 'those who see in every demolition the displacement of a 

welfare cQBe. Thay do not' see 'the aggrego.~e lipgrcding of the hcNsing stock 

for call. 

Repeat and emphasize ~ero 'the open econcmy aasump-

1:lon,. whereby expor'tf.ng £iscal dependeza'te looks better than from the notional. 

viewpoint:. At 'this poin~ ••e reader• will ins.tat on o look at' nC1tional dfec~•• 

So note no:tional fdfee't o£ t'axing buJ.ldings ia 'to increase nUllber of fi•cal 

dependents and worsen. building tJUpplyo --··------,,. ,,.fno Seboola 

maber of priv:cite schools by reducing 

means ol/ cvexage resident., 

(b) Increase• percen~e of land used £or reeidenc•• 

beca.uN inclustzy and ccaaerc:e are aore intensive lcmd usel:'I, and "fiscal 

patrons" when buildings Cll'e taxed. 



( c) R~ces share cf dwelling uni 'ti:! wich are 

apartsen'ta., 'thus. increas~• number of sdlool childt't_m per chrelling um.to_ 

( d) Old bol.wea offer cheap floor spa~, cttrcict 

large :fCDilioso 

( •) Inc:reasea_ uansportatba c:oa~ ge'tting children 'to 

school. Direct coats of hlll•:l.ng are no't large. bu't indirect and hidden cos-ta 

are lugei 'tlae of children and 'their chcudfeurs; need far larger number ~ 

smaller eobools, lose eccnomiea of scale which-~t emphasi2:ea; 1:ra;ffic 

hazard to children, and increase of. con~stifm ~f street•; etco 

(f) Lower quality of school cbildnin--f oi' 'the open 

ecanaayo 

(g) On 'the other aide, 'the acrginal story or marginal 

new house may cactd nothing cU:rectly -to 'tax bcse unless building is taxed. This 

is reason CCD'lllonly held for snob zoning to keep out-:ne11 bui.lding, especially 

in nbllrbe, and SOiie 'thinking would apply ~o :building taxes (and is developed 

in p~'t by James Heilbrun). Bu.t this hardly matches :factors a•f; GDd 1• 

1taeU of'faet by the c:ontriblition of marginal residence to retail lard valueao 

General SWlllory; n Welfare end Schools especially. 

Taxing capitc:il npel• capital ■me tha it repe·l• people, ond 'the peq,le nn -

up ~he co•t•• Thia c::a.se ~• IIGde froa the selii.ah· local vl•"'J:)O!nt. From t'he 

larger view it wow.cl be aodified, wt the ccnc:lus.t.on is not c:hcmged much. 

IV. •0CCmlonalgOO p<irks, s'trilU!tt•,. cu.r, utility lines, wter, 

etc. Open-ac_.. or underpri.cecl local re~1:ces wbcf.e UN may ·be ra'tione4 by 

keeping ou't people •• (XII, Schools, .are a special case of 1:hieo) 

(a) Where £eaaihle, ·tne eccmOllical aoluticm is -to· 

put use-r c:baqea on the e011D1ona equal ·1:0 acarginal. ~c:J.a.l c:oo1: of -their w,e. 

Thia 1s a logical •~end.on o£ the reasoning behind lcand. value t-QXQtion. 



Granted ~hat then is a cost t:o the imposition of ~ch control, and a. lose of 

infoma.l innocence of rural days, blrt those preferring such joys ma.y always 

move bclck 'to tbe_depopulated cO\m't'l'Yaide, if on balance "that' is 'their: prefer• 

enc::e. 

(b) l't :Ls only desirable to impose high user chmges 

on c:olliaon.s if 1:b~ care congested and in the stage of long-run increasing costa .. 

If 'they are c:ongN'ted but undenized, i 1: ia past time to zeplace tbea. Prove 

tbGt analytically an4 express popularly. Generally, the only comaona in the 

ate&ge of long-run increasing costs are land-using r p<1rka and atreets. Even 

that ta que•tlonable U a little ingenui'ty and imagination is used in developing 

P'"k• and atree'C• '£or· high density. 

The propomed Tivoli-like Gcu::dene for HilWCl\lkee 

'Wa9 declared unfeasible, no't because of high &m.ity, but" the opposite., Meiss 
. 

ttcmid.t' requires high density and rellevu street c:ongu-tion. ficsae for high-

rise buildings. B~c. 

(c) Land uses·en~aged by _building taxes often 

impose high street cost1111 gas stations ep:lll Oll'to att:eet■, endcmgei:-•idewclks; 

privute driveways kill stTeet: pa.rk~ 1SpGce; parking lots debouche in rush 
_..... . . .. .. 

hCNr9, as Bd Hoovez- poln~• ou't; ol.d bu.Uding• lade parld.ng, use street•; old 

beattng plan't• pollute air1 etc. 

Vo Bval.UG'te insinuations of Margolis., Beck, et alo 

'tNl't high den1d. 'ty of cenuate d. 'ty leads 'to higher public c011a. 
I 

D. Aggregate e£f&e1:s 

c. The etfeq't of 'taxing buildings i• eCCl!Qord.cally baz'mul. 1his wan-ants 

exploring tax altama.'ti'NIS. So we proceed to next topic. 
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4. Proposed tcix on site value 

a. 'theoretical rationale (Rela'te t'o l, o.) 

.. Opportunity pric:e( 0 highest and best use"H building is residual 

(Ba.bcock)o Capitalized income or market price methods • 

.. Steadiness (not constoncy} over the yea.re-nature of imputed land 

income from long~term improvements. 

- Supe~iority of capital value to annual income as tax baseo 

.. Puhl.ic va.lue concept. En.V·il'onment<U vs. owner-controlled £actors. 

What u. do wi'th a big owner who performs sc:ime public functions, collects for 

his spillovers, etc. 

- Ability 1:o pa.y and bene£its ·Tec:eived; fiscdl deficit and 1:nuplus 

generators, or dependents and patrons. 

- Reject historical cost and land-residl.lo.l methods. 

- Consider arguments o:f P:f.she,:, Ratcliff., Wendt, et cal. against 

possibility of sepe1rating land and buildings. 

- Compc:ae di£f'erent tax b::u!les with corresponc:U.ng rento.l o.rrangements. 

Pisc:al leverage ,,.. fiscal sharing. Taxation can be less depreesi\-e than 

leasing because of municipa.lities 0 lagul power 'to: 1asse11s land. 

bo ».f~ tax ba.iie in practice 

(i) Us~ of proxim:lty in C2Ssessment'1 int'erpolaticn; a.ccess the key 

- Contrast 'tO current practice 

- Signi:ficance of land value map. It shows use o£ proximi 't/ 

as measure of site, shows use of opportunity value a.s underlying concept-.. 

• Development of cadastral techniques. Contouringi bl~cking, 

etc. A big project. 
t 

... Need for dras1:.tc change in habits, concepts, ond ~t'titudes of 

most assessor•• Not simply taking present GSSeB$~ value of lcm1. Must bring 
fl! 
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deep underst'anding of objectives of tax policy to the operating level; a.lso 

bring operating know-how 'to th~ry level. 

(ii) Sources o£ land value data; their intezpretation 

• Sales; bid and ask prices; rents of old and/or uninsured 

buil.dings; inc0111e from parking lots, golf courses, drive-ins, cemei:eriea, and 

uailer parks; cfect of cliff&t:en't lot eizes and lecisa 'terms on sale values; 

effect of sue~ widening; approiilal by expertsa aodel building; comparability 

ae'thod {Babcoc:k)J upreuway o.cquisi'tions of vacant land (unfor'runately where 

'they a.cq\d.re land wi'th old buildings, their brealtddwns are useless; but' they 

also cscquire a. lot: of ccmple'tely vacant land. Also., see how they justit'y 

alloccitin~ CL low share of a price to land next door to a vcean't parcel for 

whim they paid higher. ) 

.. Possible supplement• generated by llhift 'to land value 'taxs 

self-asseaaaen't of ~can't land; registry of bid and aek prices; o.c~ive turnovel:' 

of city-owned land; .faster t:umover of private land ·'due 1:0 land value tax; 

lease bida £or cU:y-owned land; put up zoning £or bid; Qsaus by zoning 

(danged); le~ anyone bid for temporary use of vacant land; let city asaesble 

land wi'th plo'tto.ge potential, wsing eminen't dsaJ.n, and reap latent plO'ttcige. 

•'need tot: new 03perience tables for depth, cornet:, plottage, etc. 
' 

(iii) Signals £01: changing valuation • 

Mo lcnger anything aeehan!stic, like a building peniit or a sale, 

or other registe,:ecl happening. 

Gradualiam,over ti••• Value of ripening land rises along compound 

inte-rest c:urve, rather than moving abnaptly to higher UN• Value of remaining 

VC1cant lots rises rapidly as a subdivision fills in, and ao, there£ore, mOJ't 

wlue o£ land under a'tanding building•• 

(Gradualisa over space, as well) 
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.. Public 1'.!0rkll plans cand c::capletions call for reasseanent. 

(iv) SpeciCll. problems in use of proximity 

- Mon-location dif£erences like subsoil 
. ,. 

- Difference in acc:ens abrupt changes, exc0ptions 'to gradualism. 

• PlO'ttage and aubdivisim (size of parcel owned). (Include here 

further comment on 'the big owner problem opened in a.) 

- Spat zoning 

-·»eaolition costs 

- Monopoly, and bila:teral monopoly (one buyer exp~ding; 
.. 

pree.11ptive buying of key ai-tes for new·ahopping centere, etc:.) 

• Public ~calcing-•i• thi• a land value? 

(v) Tax dodge• to overcoae 

- Exemp~iona ~or unused land allegedly attcsched to or plar.n.ed 

for dewlopaent 1n an ex.-pt uae. 

• - Covenan'ts for low use 

• La.rge lM zoning; exclusive low-use zoning; apo't 2or,ing and 

other c:aiab1gu1 ty. [Assessing of bigh-densi 'ty zoning ia actually dor.e, but baware 

~he 'tt'CJPI low-density zoning is the tax dodg~.J 

• Delinquency, wi 1:h redsapticn r:l.gh'ta exercised 5~-f Cll'ea • develop• 

- Elderly exemption 

(vi) 8ow far to carry tile ferre'ting out of laten't ":'al.Wt? 

• Ways thcrt latent value is wpprose'e'd or cancealad 

Pallure to aubclivide or aaomble;' wealc OW'&ers; rejection o£ .• 

inc:Ozporo~ian; pre~ud.ve incozpora'tion to reject urban dbvelopaent; neighborhood 

fcdlm• with J.n-ter-dependen't ··enernalttin (work in £ffR'1. the fringes, 1:ax grawl• 

father pri•ilegea of old builclings) 



' . 
• Pra.gma1:ic criterion. Do as much as you reasonably can in the 

cireums'tcmcee, and wmt will do th~ most good. 

-_LCltitude :ln recognizing latent vcalue. Coordinatic:in of assess­

ment with public: work• and zoning and pknning. 

• No c:cmpramiae with low-use zcning,~ _it strikes a:t heart of land 

value 1:axotian. 

- Roca for comprC11ise-•dt8COUn't lCLteney £or improbability and 

fu'turi:ty. Uae di•count fc&c'tors r<l'ther 'than sha.rp cilasaea. [Poli tic::Q.l. wlue 

.of lower asaesaaent of aaall lots with laten't plot'tage, where -they ore occupied 

by weak nsiden1:-owners.] Thus, S11all lots with l«tent plottage are aasesaed 

'Lor VQJ.ue in present bounds plus part of plot1:age, /m ra·tionale that' plottage 

will be realized scmetime, ■o it is like asseaaing pcipheral land for discounted 

developwm't wlue. Added rationale. assee■ing plottage speeds realizat'ioa:a. 'ftl,, 

acrtual aaaembly of lahcl and realization of. plot-tap IIClJ' :finally raise value, 

Jlald.ng 'this e1 tax on assabl:,. However, "the dtrtenent effects are overcca,. by 

the C011Bpromlse eoluticxa of auuming 'the wcmgly siced parcals above 'the 

teminis eribwe wlue, so the landowners are always bet-te:r: oft to au,nble or 

clivide u, -the op'tlnal size. 

( ri.l) PnsentQ'tiOl\ of a 'tentative aap of land YCllv.ation. as is. 

Di•cw,• :I.to Ia oan'touring approprici'tet AltemG'tive block ae'tr.tJ•· e'tc. 

(Yili) Dl.amsa probQble lcancl val.uctloo c::cn'tcrr:trs cd't.1r buildings u::eap1:ed. 

do The Aasusor 

( 1) Ilia grea't lcl'ti tude and lever~•• 

(U) Beed 'to coordine&te with o'thar o.fficic:ll.r, 

Mu.-t keep cadas-ter up to da.1:e, change frequen1:ly, without regard 

to sale or building on the site being changed. A difficult concept for present 

aseesaors 'to get, depa.rts fl'Ola current prcac:tice. (C:f. 3,, b, iii) 
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(iv) Need for .fundamental change of outlook and ingrained ha.bits. 

As•eesor 0 s methods are as important as legialo.tion. Present methods are basically 

inapprq,ricite in many wa.ys. The :foma'tion of opinion and professional attitudes 

Through professional training and conferences and research--legisla.tive bodies 

cannot spell out details nor do original 'thinking. Climate of opinion counts-­

both expert and popular. A!lsesaors can lead, but can o.lso .:be pushed by other 

groups. Desire for live, active, thrivingeomaunity is easential. 

(v) High relative importcmce of assessor and his operating concepts 

and methods. Modest aeli-imo.ge of present asseasoras, engrossment in minor detail, 

:.fear of protests. Qicmge in jol,..-would be upgraded; require fewer m.en but more 

leadership. 

do Some exotic C01i1ponen'ts of proposed t~ base 

Grandfather privileges 

TY frequencies 

Use of space an ci'ty stteets1 taxis, delivery trucks, gcas •taticns 

Uncontrolled combus·'tion? 

Liquor licenses 

e. Sse -related but distinct propoacals that shed light on present proposal. 

Assu .. ent freeze, etc::. 

tmnic::ipal ahsoq,tion of del!&Oliticn lose 

lncreaen't tax 

Public a.cquisition and leasing 

s. AnticipG'ted ~:fec:-ts on land use of untaxing buildings and collecting ~he 

same levy from 'the land value base. 

a. General 

.,comparative s'tC1tica the method here---trcmsitional problems came l<1ter 

- A8 before, explain meaning of ••effects.• 0 
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land 

bo Poaitive Effect o£ tcaxing lc:ma 

• _;~ t rct1cming effect 

• Off••t to incoae 'tax exaaption of implicit income 

• Offset to inc0111e tax favori'tiam. to de.fened income .from appreda'ting 

- Levercge--pisycholcgical and iaeCUJUrement bias effect. 

c. E££eet of un'taxing buildinp on a1:oaiffic parcels 

Reverse of ef.fect' of taxing buildings. R4r1priae. 

do Bf:fec:rt on coats of urban cinula.tion. Gas dJ.nribu'tion costs OIi a 

caae study• using data developed w11:h Milwo.ukee Ga11 Light Co. 

•• Effect on public costs that are £unctions of apac:e: flood control, 

'trees, ■tree"t lights, e~c. Reprise of much aanrial £rem 1, Land cmd fi•eal 

problems. 

f. Ef£eat an public oosta that ci.re £Wlct1c:ms ~ people. Reprise o£ aa'ter­

lal an school ond wel.far• coats. 

fo Spillcwer and aggloaercrt.lve e:ffocts of 'taring l<md, cmd untaxing build-

Bring aany thn<ada 1:agether here--thts is a diaax. 

~•'l'be Urban Poten't.f.GJ.. 011 111• bene.fi:ts o£ bld.nglag together caaplaentary 
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THE URB.\M POTEJtrIAL 

(.1) Haxh1ize access to the citlea 0 basic locating facrtora, for example. 

the wa'terfron:t, a f'ocus ot int~rregional trcanaporto.tion routes, a load-breaking 

point. The basic locating factors make a. place of maximum mutucl acces• for 

the regicn served by 'the city, a. place for marketing, storage and service. 

(il) Develop t'he locciting factors. Increaae frequency of •ervice by wciter, 

rail• c:d.r and highwciys. (The reaaon moat commonly given by shippen who do 

not uae the Port of Milwaukee is not the monetary coat hut the delays~) Dredge 
~. 

the harbor, lengthen the run"'°y for jet•, and attract new .forms of transporta-

tion. The loca:tion of airports in fQct c,ould be anywhere but they locate near 

centers originally eatQblishe4 by other aeans of transportationo The basic 

locating factors are a city 0 • window on the world; development opens tile window .. 

( l:f.) Haxiaizo autual access of local people 'to each other for sociability 

and exchange. 

{iv) Share the c:OIIIIICl1. costs of large-ec:ale and highly varied facilitiee. 

(v) Widen the market to permit specializa't:ton. tt'l'be division of labor 

is limited by the extent of the aarket. 19 

(Yi) Maxiaize choice. Variety is 'the handaaiden of apeciaU.za.tion. 

(vii)_ Proao'te cc:.pe'titi011 .. In a. nall. town there is roaa for oniy one each 
-, 

of ■overal kind■ of busineaea, and if you don 9 1: like the price thcat 0 s tough. 

In a. lcarge city you develop neighborhood specialization-~a. financial dis1:rict, 

high-•tyle ■tores, of:fice diatric:ta wi1:h doctors and lawyers, even hcnky•tonlc 

strip• like Bourbon Street. automobile dealers@ blocka, produce market■, whole­

sale clistt:lc't, &kid row, hotels near the rcdlroad terainaJ.a, etc. The indi­

Yidv.a.l shops iD 'thae apec:ializod neigbborhoocla c:cmpete and cooperate simul­

taneoualy. Like the individual petals on a. ccmpoaite flo.ier they make a lcirge 
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enough splash of color to attract the bee. Once he 0s there they compete but 

if 'they ,,.ren 8 't CC11Bpeting he ~dnO t· came a.t <al.lo 

(vUi) Achieve atability and reliabili'ty. Twenty-rour-bour use of stores 

and u'tilitiea, high load fcictors, pooling of deaand from different quarters-­

the variation• tend n, offset one another •o that the flow of dcand and aupply 

in a cent~al-aarJcet has much le•• percentage variability 'than that in any 

outlying am:ket. just Q8 the Mississippi or any r:t•r at its mou'th is aueh 

aore stable than cany of 'the tributary streams. Unemployment o£ labor i• dis­

tinctly less in larger cities than in Rlaller, for the caae re~o 

(ix) Improve cnd1t ratings both ~ividual and. collective. Individual 

tiras in the city ho.ve bet'tercredit beca\lse 'the city itself gives e'ta.bility, 

and the city itself baa good credit beca.use of its aggregQte atabilityo '!he 

city uses its crecU.-t to provide social overhead cap'ital *or husine• such. as 

wo.ter aupply and sewage disposal facilitiu which O\l'tside the city 'the business 

must provide with i'ts own capital. Tbwa small business ~hrivea in bJ.9 citie• 

better 'than in saaller cl-tiea·. Individual•ij credit also improves 'When they 

are noed'el' to lenders and Dun & Brede-treat. 

(~) Mw.tiply and diffw,e kncwledge and :lnforao.tion.. In the city intorma-

1:lan i•. alraalated and pooled cmd is not los't in t>- telling and 'tJae •um . just 

keepa on growing. InfOZ'IICltion travel• faater and one keep• more current the 

aore c:ontocrt• everyone baa .. 

'l'he alty lower• the coat and 1reduees our dependence on advertising. 

a&yei-s CCllle c:loser to seller■ and•••· 'thea as t"hey are--not as an J.aage created 

by billboama (and bill~ :lnciclen~ally take up a «>-£oot lot or ao £or.each 

one and even -.ore if they are to be effeative on a ~gh .. speed expreaaway, while 

a nal.1 oard in the window might have the aaae impact on a at'l'eam of pedestrians. 
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Ccn't~s increase with square of nuabera .. 

evaluation of eriae datao 

Consigny 0s work on 

(xi) • High turnover. In the city you do aore businos• per dollc11: of capi-

tal, which is o.11 to the good. 

(xii) Flexibility. 'Die better the access Clllong different' firas ~be more 

'they can cooperate, subccn'ltuct, join in syndic:ates, lease and sell buildings, 

borrow equipment, etc:. 

Also, higher turnover of_ buildings. Cit'ie• ·Jolight on t:tmr feet,'° 

ready to retool £or new d•ands• Mil\iaWCeeo • los• 'of new industry, exc•••ive 

reliance.41_ old standbys. 

(xlU.)- EnCOllrage &11all J:n.ud.nen. 1he big city ls the obviOl.ls place for the 

aaal.1 bwd,nea•an who locks the capi:tal to build for hiaself o.ll "the things 

which t'he city provides for everybody. The ayatem. of free c:<apetitive enterprise 

depend■ an the city to raake ce11petition work .. (Note ay error in Urban Expan• 

eion.) Without the city the individual corporatioii' takes on the :functions of 

city govemaent and virtually beccaes govenuaent in the pattem of the company 

town, wich is not too different froa c feudal hacienda in Paraguay. 

(xiv) Bring governaent ~nto c:orrtac:t ei'th the citizenso Compactne• of 

population allowa 1Spec:ializa.tion in go-.rernment just aa in 'trade. 'l'he city lets 

~overnaents organize functionally rather than regioDCllly. 

(XY) Maxi•i~• the greet benefits of serendipity .. 

(m.) Peau:t greater individuality and DOQ•oonfonaity. In the city you 

ean find what you want to plGC1se minority 'ta11teao flle farther f~oa the city 

the aore one 11U9t rely on the. ))oo) tube. Or 'the 1••• compact the city, like 

Los Angel••• 

(xril)Proaote umC>V<lticm, concen"t1:ation o£ brains, inforae1tioa,.., lllClteriala, 

equipaent, aarlcau.;.-that' i• obviously the ple1ce to develop new ideae. (See 

also 19, related wt distinc:to) 



(JL"liii)1,et culture flow. Prom 'the country juke box to the Metropolitan 

Opera. Letua no~ overstate that. The Emporia Gazette may be bettor than the 

Hew York Daily 'Whatever it is, but reaeaber I c:a talking about the urban 

prc:aise 9 not the fulfillllen't of ito 

(xix) lnc;:rea.se·the IWlll:>er of combine&tions of people and resources, each 

diff erentiatedo Number of possible combinations ( of things tciken ~ at a 

tille)o Increaaea with squ<ire of n\llllber of people [goods, building•, machines, 

books, etco] One selects the good combinations, of c:ourseo 

(xx) Bring storage near to supply and ~eaand, dms mJ.niaize need for peak 

capacity in ttaneportationo 

(xxi) Lower distribution costs. 

Accelerate initial use of capital in distribution networks. 

Complete p~ic works rapidly--miniaize atretch-out waftea. 

That is 'the urban "premise.so 'lhe proai.ae baa not· ~en f'ulfillacl in Milwaukee 

because the city is not cit all IO:lt it should be and could be. But the ful­

fillaent of tile urban proaise de,pends on easy autual access of the parts aa 

well a.a tillely renewal of obttolete buildins•••lihich we do not accgmplisho 

DU-t, U ve clid, we ahoula :fJ.nd ~hc&-t tho advan~ago• o£ aaximizing acceas• aaong 

people led~ a. cuaul.«1'ting, imowballing growth of 'the •trength a.nd socia.1 Yal.ue 

of the city. 
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b. Aggregcrtive effects 

There bu w be a liai"t to urban growth. If there were oon•tan~ 

deaancl for a city 8a uport•, and increasing retuma without limit·, 'then me 

d.ty would •erve the entire world. 

The1:e ore increasing c:ost■: water supply, wcuste disposal, air 

pollud.Gn, etc. 

There is lillalted demand, ao after aaae point a city wants, froa it• 

paroc:hial interest, to lialt produatica. to valor.lee its -property. Then, taxing 

wilding• baa ca rcatlaaale. 

The theaia here la, however, 'that 'there i_s no for•eeable limit to 

d•CD! for JUJ:wcmkee eaport•• 'ftlere are no a:l.gni.fiCQn't increasing cosu 

baaed• naoui-ctt scarc:J.ty--lecas~ of call water supply. So 'the lialt• of growth 

can ano'ther kincl o£ increaJllng coataa 'the coats of adw:lnisted.ng goftZnlllent. 

'Jhat ta the hotdeneck. 

1bJ.e.,.,. alao ~ 4eacribecl QB the will to grow, Cl willingne• of 

8Gllle urban group or ogeney 'to e&ccept ~cdd•d bu~• fd la%g9r aise. 

6. •. Adeqaclcy of the lane! tax bue.-

a. Aaaae cm open econaay., (but widl 1tG11e local •1M11p 1oyaen.t and uncler· 

tlllpl.oyaent of lcabor). Labor and eQpi1:cal migl:'C:l'te f&-eely. 'ftae city ha little 

aoaopoly power over hmterland-•real1•tic for Milwaukee. 'lhe city -~rs cmc1 

Pia dli-ector 'tCllJc aa though they were cartel directors, stopping J:ruilcling to 

con:ect owraupply, J:ut tiii• is a.U-clelusicm bcasJid 011 looking a't e1 IARClll PQZ'1: 
f, '· 

of 'the lood. aarket d a 'tlae. (Katz cal aparta6nta; Uihlein and bank build­

lags • etc:ro ) 

'bo Aas-mN, aa before. 'that increased. land 'taxes are ~ "onerous•• (in 

Nanhal.1•• •ens•)• but ei~ finance 'adc!ed servicea or lower o'tlier t'caXN• 



'ftlen they should not lower land value■, unl••• .9, a govemaent ia inefficient, 

or.!?, added •em.ca _are aostly welfare payments to fiscal dependents. 

lh111iaaion of builc:Ung tax capitalized in~o land valuea, teconaervation 

of ecancaic energy," (aee ay TM-tiaony before Douglas Co-a:f uian), ao land 

taxM cca be red.Nd without lowering land val••• However, the rate aay ho.ft 

to be higher. Present aatbellaties--wor-ked Ollt in ay letter to Perey Willimas. 

c:. Reduced urban iiprawl and floating ¥Ulue i■ likely. 

Reduced holdout aald.ng prices are likely 

In th4t •en■e land values ahould fallo But a1tking prices are not 

presen'tly part of the tax base anyway. 

d_. Reld.•lon of building tax !!!?!! than capitalized into land value because& 

I. Exe•• burden. Higher use of land yields more econc:aic rent. 

Yield.a it ■ooner, as well•-••• ay talk to Oregon Tax Policy Institute. 

II·o Spillovers 

lil. Bealizaticn of urban potential 

IV. AU land taxed aa though (It full potential--now only ci little is 

Vo Reduoec.t public co■u, beCClllee new and higher blailc:lings aubeti tute 

for public: outlay■• 

Cite SydneyQ• hi.gh land value■, and o'thea: Auaual.£~ expe-r£.nce. 

Refute Heilbrun¥• gloca an thi■o Chicle untang~native use of 

as•••ecl value■ of land subjeet to building taxes, and of Nat. Burecw da'tao 

•• Land 'tax base can be increased without liai't if nec•••ary~ ('?hill i• 

a priae :factor scoring local landowner• away froa it. Otherwise i 't ie 'to 

their ayopic adwn'tage.) 

f. lnareaaed employment reduces tMlfu• coats, wi'th no increase of. ac::hool 

cost• (becCN• the people are cal.ready here). 



9• Eaae problea of adding institutimal land to tax base, where not 

recilly uaed. You can° t put a market value on a church, but you can put an 

op~ty value .on i:t• land. 

ho A:rgmlents for ~equoc::y 

1. Marg:Lnal c:ap<ICi"ty <••9• a story) yield• no rent, but adds to 

public C:Oll't8~ congeeta COIIIIOU. 

Refuting• 'taxing buildings ia no't taxing people or a.utoe, 'the 

c:angell'ting agents. l't enc:ourciges autoe, greatly. Welim-e c:aaes live in old 

houseao Police and fire costs are higher there, too. 

""1ere ia truth 1n this o.rguaent re new O\ltlying subclivisicnso 

These receive ~•at subsidy frcm central ci'ty, which building tax tends to 

offae1:, bec:ause they have dear buildings on cheap'~ 

But ec:cnoaical aolution hue is to stop subsidizing these areas 

1n utilU:y. street, and o't'her policies. 

Develop this. 

II. Marginal capacity compete•, lowen rents for all. 

We hcive a9SQlll8d e1wc:iy arguments on which this rut■, that city 

hos a aonc,poly posit:I.OG 'to qploit. 

Ill. Ca:ancm~ are congested, in atcige of J.ncnreasing coa'tll 

Thi• 1• o .-hort-run arguaent, refuted earlier. 

JV. It 1• neceaae1zy 'to screen ou't fiscal clependen"ta end other less 

d•irable citizen• by e1 high ada:laaion ~•e• 1:equire high building atandarc:111, 

enforc. land consuapt':lon J:,y zaning, 'then tax ~ buildings bulc1•• 

7. Changed dl•tributioo of tax buden and pattern ·of land val:ues; impllcatian• 

for equity. 

a. Aaong type• of land use. 

The usual. generalizations are aialea4ing, because baaed an abort run, 
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i.e. 'the stcmcUng b&provemen~ rather. than· the potential improvement after 

tQDIJ. 

. 'l'lm•• vacan~ lots pay more .. •• 81.tt exemption of potential buildings 

bandit• ~ a· mc:h a.e. and oft5 mor'e :then, land under standing buildings. 

They can tcike acl~tage 0£ the new opportunities eooner. So the value of a.._cb 

vuomt land will sl••• 

1he lcmg-run shU"t o£ values will be in fGVOJ: of land whOM beat· use ' 

,. oapitcal•htenaiw, regarc11eea of present uae. 'the remiuim of bw.lding• 

taxes will increase 'the land UIX boae,· 80 there 'Will be DO great rediaftihu:tion 

of 'Vaiuea~ Reclietribution · will a·· ~ly ilinor • in favor of land whose • excua 

bur~ .f~ bUilcling tmcea ho.a been grectjst. 

1he blatoriccal concam with 11confisca~icd 1 has been greatly<overdraw.o 

So lcmg ca• the tax le-vy reacl!.1u, the eaa, then is no overall • comi~ion · of 

land; nor cany gnat' shift among typ._ of land. 

i,. Aaong Yicini t:iu 

In abort rm. tc:is burden clearly ah:lfts 'toward cen~er ~ cd.ty,.and 

• 'towo.m ~ringe Greaa around expanc11Qg c:i ty and around mcpc:mding CBD. 

In l~g nn, auc::h depends ·ou. :factors lrlh~eh X do not mcpect to ·be able 

'to IO'ftO:IIJt accuntely. Cent:hl a-enewal wJ.li'tend.'tO suck in a lot·of dtilland 

now •c:att•ecl over 'lour count!•• Bllt hllO~ of • •. 'taxe• ~ftlll bullclislglli oil 

aa,:g!Ml lcmd 1 taken by :I. tnlf ~ 'teaf.u to extend the • aaz:gin. io e.. 1:0 .~l the 

ed. ty outiilicu:'da. 

~y 'the canawer iis 'tln't d.1:loa tiaich cease 'tcad.ng new bulleting. 

wiU' alilO. be moved to cease subs~dizing z:1ew ~vieiona in 'their .eq,11:al 

mdge'ta cmd utility policies• so 'the net effect will be a stronger iaGntripetal 

pull.~ '1'bcft la ol■o ~ported by eonsldera't:lcn of. 1~• CillO'llft'ts of vacant ~ 

derelict J.ana in the mnel" c:'i 'tyo 
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Ch'cmting thG't• 'then fringe land w:f.11 lose value-•not largely frOllll 

higher 'ta.Sea, bu:t lOWR demand. 

c. Aaong tcaapayera ranked by meana, income, liquidity, and 01:her MQSUZ'e& 

of pz-ogre•iri 'ty 

Ownenhip o£ appreciating land is especially concentrated. Alao CBI> 

land. General ahif't ciway traa interaedia'te aiddle--claa• belt, 'to center and 

apeculati ve t'ring'e•• 

Gottlieb 0s dQta. on Gttitud.e toward land cas a superior good. 

The IntemG'tional Major OU Ccapanle• as a aajar group whose t:~ 
()AMI., f...-cuic ' 

would ri••• gaa atat:l.on. and tank fmas, and pipeline tenafna,le. Railr 

Q aecond. '!he Uihlein ~and.ly Cl th:I.Re 

Tenant•• Short-run gcww, a.a supply of bid.lding• rise•• Off•et by 

Ulld.gratian to 1:hi• open e=noay. 

Bffecrt on extent of teDQllcy• ApCl¥'taent scare, bl.a't cxmdc:llllini,a hel9a, 

c:f. Hew Wutmimter, B. C.,, w:f.th hlghe•t perc::entcge o£ owner-occupied homes in 

Canadc,.. 

Ref~• Haigv • specious reasoning on thi•• 

Bf.feet on credit s-aUonins, and thence distribution. 

Bqui.'ty1 wlnnen GUtc:aatically ccapeuate loaera fro.public works 

cL Aaong ~r.f.adicti.OZUJ • 

ttdate to (a). C!.ty of Milwaukee and innter suburbs 

population and copJ.~al and. land wlu *'l'ca outer •ublarba., it all 

Prob].- la, giflln local aption,, -.e outer suburbs woulcl ahift ewe 

wauldn' t, tiM overall reault being uneconaicalo lUgllee for aov 

tad over. 

the·decision 

to Sta.'te or County level-•IIQl\d.Q'tory 'to ex4111p't bw.ldinga (precedeD I Califomlc 

Water Code of l917~e 
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Pnlilcltun ou'ter ISUburba would be drained of both tax base an4 need 

for cne. 

Relcitive contr:lbut:l.ons to County o:f cU:ffenn't muni~palities would 

change, Thi■ affec-t• polit'icol :fe~ud.bility. ADCllyze theee relatiGrUJ. Cenn:al 
_-•. •• .• I 

city aay be aore exposed "to ••rows taxu under land syst•• 

• See ICNS PP• 20-22 for incipient analysis. 

Many nburbcmite• own land in city; and absentee o-wn~·na1 utcite 
. . 

i■ aore land-intensive. Anned.Dg suburbs canno't tauch biggest absentees, 

jet~•ettere now 1n Miaai, La Jolle1, e"tc. But 'the land t~ .own is in Mil~~••• 

a. Tran.a ti.on 

lapor'tcant. Moat oi our liwe can apent joumey.f.ng hopefully, ratiwr 'thG..4l 

arr.f.vizlg. And 'tJMlt journey ccae• bef Ol'e the carr1 'ftll. 

ca. PUblic works,. 

%11beri't~1 a ~t'tem of public: works key41Ci 'to 1-a use int•n•1t1•• 

and type• baaed on present tax c:=on&trcdn'tso Alao, a p~em of cri:teria ~r 

building Clftc1 •!zing eatenalcae. The poured aoncrete i• lamovable, ~he thinking • 

o:f city engineera ie a.\11011t ae oonc:rete, b&at 1103:'e hopeful of c:bcmgeo It needs 

'tO be ooocd.tncted w.l'th DOW 'tGx pol.kyo 

lnhe1rf.tec! exc:u• CklpM:ity ~ elvil engineering, land dewlopaent 

inves1:11enta. Ko need 'to bold up outer land prices 'to ■tf.aulate IIIOftt, dud.ng 

tranaltion. 

aat we c1o need to expect to red.• capac:!,ty of inner l:.lnea. At f'i~s't 

thla may cli.agu.iee eaae of 'the ooe't scivinga. 

Non thinking needacl. See work under l. Lem.cl cad :fi•oal problm:u, 

Oil aosts of urban cd.rcw.cn:lon. 
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b. Divided interest• 

• Mortgaged land 

• Leasehold.II. "1o :la liable for tax increase? In Hawaii, tlw le•see. 

Beware tbl• probl-. Sovereign oan spec:ify <m whaa it leriu taxes; controc:te 

in anticipctian aho\lld be void. 

c. Inc:rfllNQtal app~s tc, tax change. 

I. Begin with beat land and work down to marginal. Avoid wclden 

bunt of growth that would area~ short-run glut, or medium-run booa ( GIi in 

Proirie Provlnceea, 0 -teens)o • Investment forecasting is very ha.rd when a city 

changes cha.racter rapidly. 

Blat lRl.ch i■ the •best• lcmd? Probably in center, bu-c it dependa 

on intensity quotient■• See IOIS pp. 20-22. Sequence o£ development is import­

ant, jW1t as with Columbia. River dams, or oil wells. Work 'this out. 

II. Voluntai:y basis 

- Loc:a1 optian o£ existing aunicipaliti•• 

•· Urban Renewal District• 

- Indiv.ldllal optiaa. 1h19 i• sneaky. A few would change, and 

soon everyene would realize he had to change, or oe· left behindo flioae"1o clidn° t 

c:bange would f'lnd 'their land aaaeaeaent rising anyway■, as it we1;■ bid for by 

buyers who had the optlcn of changing. 

··• III. Partial 

Graded tax 

IV. Zoning 

Auc:tian high density zoning to high bidder. 

Gift high zcrdng only to thoee who go to l~ value taxation syst•• 

Cauttan, Opm docn: to tQX dodge• 



City acquires lm1d in r~0Wcsl ~eos. Reo,pa plott12.ge., 

replat'ting inm:em.~n'ts .( e:f., Wa.lz~s za~ional~) 4 R,:sczps r;pil1ovG~ geins fz-~:.n u'['IW 

buildings. Leases cut la.'1.d ~Jf JR>➔:tl~~ .. 

10111 Heed for coord:tna.tim :12t~l perapective .. 

Properfy 'l:a.x po~cy is· only one of i:,e,.,--e1:cl ¾Zhi.m policies to en}wnc£ll i,s~l:fo.Y.e., 

~pzise of othtar relevc.m~ P?lieies wpeei.f:lc-d 6CA:rlier. 

Eee;entiCll BC1tter is • tho ·1nt~nt of thl'n po,,dex estctblimbment. ?~eeded f'ut:lire 

reseQZ'eh in poU:t!cal scimc:e_: . ho* e;~~~t-~. et p~x- &tntcture wl-aose ec~e,.,t o:f 
• . . . 

interjmt"isdie~ional ~~lati(.'l:il.fil is Q bruiis for such atudy. 
' • . • ' .. 

Hean1:ime,, ovezy city <:c.m.plex can help it~Glf reclim~ the urban poten~i<,J 

by refcmJ.ng i'ts local property tcix. 
,•· .· .. 
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