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CONTAINMENT I'OLICIES FOR URBAN SPRAWL
by Masan Gaf fney
Stephen Leacock once wrote of "Worthy Causes for which I have

Eaten Dinners." I, too, have eaten for causes: oivil rights, tax
reform, free trade, higher educ;tion o o o Dut this is my first meal
for "Urbaniem." I'm not sure I can define it, but it sits well on n
empty stomach, It is at any rate appropriate that urbanists should
dine out on the Fords, vhose most famous product has contributed so
much to the problems we now undertake to soclve.

As our M.C, indicated, I am engaged in research on sgriculture
in California, I, therefore, feel a 1ittle miscast in this urbane
cospany. When speaking on the prune industry of California, I kmow
that I speak informed, for my last audience told me I was quite full
of my subject. But when cpnld.ng on cities, my ciniu on your attention
gust be in the role of the Man from Mars, or perhaps that of Rip Van
Winkle, for it is true that I wvas a city boy some years ago.

My anbjoct is ‘contsinment of urban sprawl.' First I will ask
"Why should we went to contain urben sprawl?" Next I will discuss what
I call "negative containment péucios. " or the Truman Doctrine applied
to our ctt‘ios. Thh'd. I will discuss the economic rationality of
discouraging spuwl'tq graduating utility and transportation rates
by distance from load centers, which I would describe as "meutral
containment.” Finally, I will describe positive containment or
positive land-use suasion through the use of the high latent capacity
of central lands as the base of ad valorem property taxation.

I. Why Containment?
A. Inroads on farmland
¥Why should we want to contain cities? Some of my agricultural

56-592 0 - 80 - 19
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brethren regard the answer as too obvious to require demonstration:
cities are da.nkeroualy seductive, sterile and wicked, and, like the
Soviets, belong behind a Curzon Line and cordon sanitaire. The Soil

Conservation Service entertains the Malthusians with endless excursions
and alarums over dangerous 1nroadA on our best cropland, and agricul-
tural extension men rarely gather without deploring the loss of their
territory to an alien power.

I quite agree with the soils fundamentalists that the loss of good
cropland is often & needless waste, although I would stress mcl{ more
than they the high location value of the soils invaded by our sprawling
cities, and much less than they the alleged absolute world scarcity of
good soil as such. The loss of soil as such is a minor part of the
damage from urban sprawl, because of the nigh-infinite scope for
intensification of use of our vast and carelessly husbanded soils
remote from cities, Our economy has demonstrated a remarkable weak-
nees for generating excess capacity in most industries, and agriculture
above all,

We run no danger of running out of cropland. Conaidez; the most
extreme case, the destruction of southern California's Valencia citrus
industry by the insatiable subdividers of Los Angeles. It is tragic,
it is largely unnecessary, yet there remain in California, in the
southern San Joaquin Valley alone, something like one million acres
with thermal conditions suitable for citrus, according to a recent
repart from the Riverside Citrus Experiment Station. The Central
Valley Project, the Feather River Project, the San Luis Project, and
a rash of Engineer Corps dams on San Joaquin Valley streams are
bringing water to this land. Meantime Florida has run off with the
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lion's share of the UyS, citrus industry, easily filling the shortage
lett by Los Angeles, Italy and Israsl are begimning to.vonder vhers
myunmwttmmlm!mmthdrmw~m
tobar..m problea is going to.be to find markets for the produce
of all the new groves now coming into.bearing -~ groves planted closer,
vith better stock, and managed more knovledgeably than the declining
oldlahsohuﬁcvuthqmm}u&u. I1f citrus costs more it
unumwmmmmﬁtnnmmutmmg
and consymer, and producer and packing house, and not becsuss it has
Mltwwmuotwﬁb
Amﬂnl@mhﬂcnpﬁtuthmmtmt
industry of Santa Clara County being destroyed by San Frangisco spravl,
m;;unooand_owtm,mmndngwttg mummm
of the Central Valley, where thers is wide scops for intepsification.
The mbhl whigh urben spraw} imposes on 'F‘ﬂlttﬂ is therefore
of anothey sort from that which sxercises the Malthysians, Horti~
sulturalists fleeing the city bring a new lu.sh -nndu-d of intensity
hmmuhanm:dmt'udamatmrdofhﬂvum
vhich tends to. drive less intensive agriculture before them, just as
they have been driven. And, as with the city, the prablea is
exacerbated by sprawl, for we can see a sort of citrus spravl and
apricot spravl in the scattered and capricious development of new.
areas. Citrus drives out deciduous, deciduous drives out vines, vines
drive out cotton and alfalfa, these drive out barley,.and so on clear
to the bottom of the pecking order. Thus urban sprawl sends out
shock waves into the countryside which travel through the entire
hierarchy of land uses. The long-term result of this is dmlomt
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of excess capacity in agriculture.

I think it is fair to say there is not an acre between San
Francisco and Los Angeles whose price has not been inflated by urban
sprawl., WYhen a suburban farmer sells out, the law lets him defer his
capital gains tax indefinitely if he buys another farm within one year.
That has sent hundreds of buyers with more money than trains, as one
real estate man put it, swarming over the countryside seeking some-
one willing to sell immediately. It bids up prices so that no one
without a special tax situation can afford to buy land unless he is
willing to pay for it out of his hide, so to speak, or is willing to-
gamble on putting it to a more intensive use than most people have
heretofore considered economic. Again, the result is a tendency
toward premature intensification o_f many lands, in a scattered
pattern that tends to develop excess ea_pacity.

So I agree with the Malthusians that we should contain urban
spravl partly for the sake of agriculture, although I disagree with
them over the nature of the damage being done.

B. Containment for the city's sake

I must also demur the Malthusians' emphasis on the paramount
importance of farm soils.  Damage to agriculture is severe and
consequential, but cities are more important. Not only do most of
our people live there, not only is most of our production centered
there, but something like 80¥ of the country's land values are
found in the city--a faét so contrary to the prevailing folklore
that it bears endless repetition. It is the problems of the city
that command first attention. Even-as resource economists and

conservationists our firat concern should be for the resource called
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urban land, whose market value betraye the secret, so well hidden
beneath the conventional rhetoric, that our most ulngblo natural
resource is the tiny fraction of land surface best fitted by lo-
cation to bring men together for ocooperation, exchange, and fraterni-
zation. : . '

1. Containment and artificial scarcity

When I say we should coatain cities for “their own sake" I do mot
mean for theiy invidious advantage over farmers uhiph might be gained
by maintaining an artificial scarcity of uruﬁ land. When planners
have spoken of "maintaining urban values,"” I am afraid they have not
usually. dutinsui.thod emtuuy bctwo:on two ..-ﬁfx':dmntnlly different
means to that end: upgrading quality and efficiency is one; limiting
th, total supply is the other, The former is in the general interest,
urban and rural, landlord and temant, eaployer and worker. The latter
urumpmmmmmoturmmwmtomm.
a radically different concept. I suspect the general blurring of
distinction between the two ideas is not entirely accidental , as it
is 80 much more socially acceptable to approach the httox_- end by
preaching the former. htumnbombygismusmmodu-
tinction and repudiating artificial scarcity. Urban containment is
desirable to enhance the quality and efficiency of urban living, but
not to redistribute values to the advantage of urban landowners,

2. Containment for urban efficiency

We chould contain cities in order to enhance their own
off;cionu. ¥hen I say "ofucigncy" I do not have in mind the cold-
blooded narrow concept of frightful mechanistic dohmniut;;on that
is employsd by a few eoonomists, and wrongly imputed by many sociologists
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to all economists. A thing is only "efficient" in terms of some
definition of output, and most economists define outp\gt ultimately

in terms of human satisfactions--warm, palpitating, social, irrational,
traditional, exasperating, faddy, flighty, Freudian, Veblenesque,
unnecessary human satisfactions. The economist's initial con-

ceasion and postulate of consumer sovereignty is calculated to

disarm all those who tax him with excessive rationality, and would,

if they troubled to learn about it, Efficiency to this economist
means maximizing net human satisfactions, as humans are pleased to
reveal them, with the resources at our disposal.

An "efficient" city is one that maximigzes ease of contact among
individuals, giving people, both in their character of consumer and
producer, the widest choice among alternative contacts with the
least diffioulty. Efficiency entails sharing the cost of common
facilities. In the economists' Choctaw, that is expressed as ex-
ploiting the economies of scale in decreasing-cost operations (that
is, operations whose unit oqsts fall as the patronage rises.)

It is here I think my brother economists, or perhape I should
esay my city cousins, have been remiss in failing to emphasize that
decreasing cost operations achieve their economies of scale not
Just by finding new customers, but finding them within a given
perimeter. Scale of operation and density of service area are not
.exactly the same. They may appear equivalent, to be sure, but what
appears equivalent is not always so.

Here we have a case where two concepts are customarily treated
as though they were oquivqlont and congruent, when they are merely
overlapping. The result is loss in the power and accuracy of analysis.
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;'ut us distinguish economies of scale, such as arise from having a
larger water works yhnt. from economies of de: _gs_gz, uhich ruult
from close eongroption of customers. Compactness of popuhtion does
peruit of economies of scale, by increasing the number of mtonorl
vithin economic reach of one load contor. but '.l.a obvimlq in-
cidental to the basic uvus in distribution, With meny utiutiu.
d:lstrimtion costs more ;hnn productim, and distribution minsa
themselves are the pqramnt mntdontioa. : '

Consider water di-tribution. 1f demend donhlu vithin a fixed
service area by dmb].:lag dousity, we mod simply oxpund all pipe
diameters -~ and not by doublo, but by tho square root of two, since
oross-sections increase with th. oq\urc of the radiua. But if demand
doubhu by donhnng the .mico area, at constant dmity, we must
(a) doudble our pipe muouso: (b) double the cross aocuou of our old
mm at its base, and more than doudble it olsuhon. to tumnit the
mludthrmshtothcnwutondon; (c)mmomat
the system load center to ud.ntd.n it at the fringes, (ospocmly
if the new lands are high-r). and (d) upgrade our pipe-joints to hold
the extra pressure. ' ‘

Act\auq those four dnplut emidoutiou mmu the case
a good deal. Hedwnldaddthe faowotpukina ‘hcfwor
mtonnonagtvonnno, thohishoruthcmlntiootpukdmd
to m daily do-nnd beomo t!uro u lcu poonng of o!tnttuc
d-ltnd po.ttcm. cnd more u\m cpriaknns ‘hore is aloo u factor of
Planning .xpumoa. "Contuining urben cpuwr' dou not npl,y huting
xrwth. but holding it insido coup.ct hcumts. vhou ultinto
.dou‘.lt’y u l'umm‘u ugnuco and .wnl bo x_{uchog‘- quick]q. mins
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utilities from the waste of under- or oversising their lines in the
face of uncertainty. Urban sprawl as known today not only reduces
density bnﬁ breeds extreme uncertainty of future density.

What about autos, I hear someone say. Auto traffic seems to
have reached the density that produces congestion, and congestion :lav
the basic cause of increasing costs. The case tor.hichor density is
not quite so immediately obvious with automobiles as with water
pipes, but I think equally strong. It is a specious @ym indeed
which would impute traffic congestion to high residential densities.
For one thing, the more distance lies between A and B, the more miles
must be covered to achieve a given level of linkage. Sprawl requires
more road mileage for a given population, but the need to use it in-
creases in px;oportion with the mileage, with no reduction in
congestion per mile. Road funds that might be used to widen streets,
bridge strategically, and overpass heavy intersections are diverted
to lengthening streets. Public transit, which is a decreasing cost
operation, fades away, forcing ever greater dependence on private cars.
Urban sprawl is not a flight from traffic congestion but the primary
source of it, .

3« Containment to help cities grow larger

It may sound paradoxical, but a basic reason for containing
urban sprawl is to let cities grow larger. I do not mean wider or
vaster, but more populous and more wealthy.

Cities exist to bring people together, The city is an
organism, a distributive organism spread over some space., That which
makes it an ox'sanié city, rather than a mob of lower animals com-
peting for light and air, io the set of circulatory systems that tie
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the pieces together. These distributive -networks must overcome

space, essentially, and the more space there is: between pieces, the
harder their job becomes. If population can be kept compact, however,
and if the corpuscles can be kept flowing easily through the cir-
culatory system, there is no limit sithin human experience to the
advantages of urban size. The variety, the specialization, the

. drama and excitement, the access to alternatives, the pooling of
risks and sharing of common costs, the exchange of information, and
other such advantages that can be achieved as a central meeting and
market place grows know no limits. .

Cities do meet limits, however, when it becomes so far from
one side to the other that.the city loses nucleation and begins,
like the lowly apoeba, to reproduce by primitive.fission. The
amoeba's extremities are called pseudopods, false-feet, because they
are only amorphous blobe of protoplasm and not:specialized members
integrated as parts of a coordinated higher organisam. So it is with
the extremities of our sprawling cities, too remote from the center
to relate strongly to it and share common costs with the other
extremities. It is over 100 miles across what passes for the city of
. los Angeles, and that is the model toward which all are: drifting.

. , It is becoming prohibitively expensive to tie our cities
together. -The New York Regional Planning.Association recently -
estimated a cost of $50 billion' to reconnect what used to be the
coherent, articulated city of New York. los Angeles has kept open
the automotive arteries to downtown, but when you get there, where
are you? The automobile preempts 2/3 of the CBD, and fouls 100% of the
atmosphere. Tt e o s
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Reverting to the idiom of my profession, we may sum this up
nnt]..y by saying that cities are at once'in the stage of increasing
‘returns to scale, but negative returns to more space. The city itself
would be better off to disgorge much of the undigested outlying
land it has gulped, even if it had no alternative use in agriculture.
And of course an important bonus then would be that farming, mining,
outdoor recreation, and other land-using activities could be closer
to and integrated with the cities. b

4, Containment for urbnn flexibility

Containment is desirable to make cities more flexible, Now,

" our cities are becoming poorly coordinated spastics. The word
"sprawl" is well chosen -~ the arms and fingers are so overextended
that the coordinating mechenism can hardly ocontrol them. The fixed -
cost of the social overhead capital is becoming so high, per capita,
that we cannot afford to replace obsolete public equipment frequently.

What we need in this dymmic.vorld is cities that are light on
their feet, so to speak, that can readily face in new directions, .
adapt to new needs, just as we expect our industries to retool
quickly in the face ﬁf new exigencies,

Let us look at the private sector. Sprawl tends to paralyze
that, too. One point on which I will get little argument is that
the renewal frequency of private sites is too slow in our cities -
acceleration of renewal has become recognized as a primary object of
gublic policy in our times. Now what does it take to induce a
landowner to demolish an obsolete building and replace it with a
good new one? I think I have part of the answer to that question.

A year or two ago I was strolling al&ns Park Avenue and noticed them
wreckiné a sound old thirty-story building, Why? To salvage the
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site for reuse under a new forty-story building. If the 0ld building
bad been in St, Louis T am sure it would still be standing, and

in Aberdeen, S.D., it would stand to the end of time. We do not
wreck 014 buildings ordinarily to salvage the plumbing or the mortar,
and we rarely break even on old stcmes or brick. We wreck buildings
to salvage their sites for reuse. Andthatiaonlyvorth\dxuoittho
site has a high reuse value whichmcit u:pmivo forthnhndc:
ovner to keep it hidden under an old building. ’

There are many things about Manhattan Tslind that I do mot
care for, tut with all its faults it is, or rather two little patches
of it are smong our most flexible and adaptable urban resources.
These are the two high rent areas of which the English visitor
remarked "It will be a beautiful city if they ever finish it." The
real besuty of Manhattan is precisely that it is mot finished, but
constantly alive, evolving, meeting the needs of the times. A city
is only finished when it is "finished" — dead, that is.

But when' we let our cities) and encourage and subeidize our cities
to spravl out all over the ;umnnding countryside, we release much
of the pressure that would maintain central rents and land values,
and ve greatly defer the time when it is sconomical for ‘central land-
owners to clsar and renew theif lands. Cheap land means slow renewal
frequency of aites. "

That may sound funny coming from me. It even sounds funny to
me, because I have long admired Tawney's dictum that & oociet; is
rich when material things are cheap, and human beings dear, and long
sympathized with Turmr’é view of the importance of ciie‘ab Iun'é't.o
American political and mnoni'c' donlop-eni.‘ But éhup:hm; et the
pd.onoern sweep over the west nko a swars of locuate, and just so it

Tt e - o [
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is letting our cities migrate continually outwards, leaving in
their old centers, not just the desolation of the locust, but ob-
solescence and arrestment of development.

Such flexibility as we achieve under the present dispensation -
is achieved by migration rather than renewal. But that means extended
lines of communication and supply and a needlessly heavy commitment
of the nation's capital resources to transportation and utility
distributive networks serving populations too sparse to permit of
very frequent renewal of the networks-themselves, and at a level of
land rents and values too low to force very frequent renewal of
the prl'vate lands,

No principle of city and regional planning is valid, I submit,
that does not anticipate change and adaptation to it. To that end
we need high land rents and values to spark private renewal, and
many customers per mile of transportation and distributive network
to justify frequent adjustment to modern requirements. To that end
we need to contain urban sprawl.

Lest I be misunderstood, let me anticipate my policy statement
and note that we can keep down the selling price of land titles, and
still keep up the yearly cost of holding land, by leﬁing heavy taxes
on ghe base of site value. Thus land is made cheap to Suy, but dear
to hold, an optimal arrangement in my opinion. But of that, more
later.

A new idea, so it is said, goes through three stages. In stage
one, it is too ridiculous even to consider; in stage two, it
threatens the foundations of the Republic; and in stage three, why,

everyone has always known it and it is a Worthy Cause for which
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respectable folk may Eat Dinners., The deploring of urban sprawl

has arrived at stage thru, I think, with startling and grntifying
eummu, How well I remember tho mhod eyobrows that greeted me
nlhbondthmd;munhoolnot ﬁny«nnsoviththh
hu‘ryllb‘trouaboutlymck Mupirit of Richard T. nym#

sti11 abroad in the land, with his artful Pollyanna-ism about
"ripening costs" whigh had helped so many find order and ecopomy

in the urban epravl of the 1920's,  Today, we have had o many
Jeremiads against sprawl -- I'uv guilty of pr;&:cug one or two myself -
" that ve can proceed directly to stage four: what ight be done about

the problem,

Il. Negative containment ~~

A. Aspects of the "Truman Doctrine"

Organized society's reflexive reaction to most newly ree.
cognized problems is usually in the negative: "Thou Shalt Not!"™ So
it was in the !thirt;u‘ that those benighted planners and political
ascientists who had never swayed to the higher economie¢ rhythmns
revealed in Ely's doctrine of ripening costs, and saw something
amiss in such facts as that enough lots were subdivided 1‘5‘ Florida
to house the entire population of the United States, looked around
for ways to say "Noi" The policies they espoused constituted a sort
of Truman Doctrine applied to cities.

1. Subdivision control

I:; the negative spirit of the Doctrine, it was the active agent
of sprawl, the leapfrogging subdivider and the errant builder,
rather thnn the holdouts over whom they leaped and among whom erred,

a
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who bore the brunt of wrath. "Block that subdivider" became the
keynote; 'they shall not pass Verdun." Viewing the carnage of the
*twenties from the perspective of the 'forties, planners told us we
should refuse to accept new subdivisions except where they were
planned for; refuse to extend utilities to unauthorized developments;
and 80 on, Cities should get extraterritorial jurisdiction tol abort
unplanned b\iilding; counties should gone; suburbs shO\;ld gone for low
density; subdividers should bear more of their street 1mprovemlent
costs; etc. The ideal of ideals held forth was the "Greenbelt," a com-
plete desert undefiled by vile man., By 1940 everyone with any
pretense to literacy and keeping au gourant knew that the explosive
population projéctione had been wrong, that stagnation and maturity
had set in, that the true course of future population was steady or
declining, so that willful subdividers and builders would only ruin
themselves, as well as the greenbelts, if left to their own devices.
2. Low-density zoning V '
It is hard to muster votes in a greenbelt devoid of human
habitation, and so that ec;heme has not burgeoned. But the denizens
of lands under 1ow-density‘zohing have proven able to compensate -
in resources and enthusiasm for their small numbers, and so that
kind of modified negative containment has proven much more viable.
The extreme is the exclusive agricultural zone as advocated cur-
"rently in Maryland and California. Landowners in such zones are
assessed only on the agricultural capacity of their lands, in
return for which they forego for some indefinite period the option
of intensifying and converting to urban use. Only slightly less

extreme and much more common is the large-lot zoning in force -- again,
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for finite terms only - :Ln nnny of tho horaior suburba. Liko

oxclnsivo agricultural mning. hrge-lot zoning hns proven un
eminently vorknblo pln.n uhorovith to unuuo hnd cnrryi.ns eosta while
awaiting that intonsification vhich the onmsh:lng tido of po;mlution
[which ovoryono w:lth any pretenso to nteracy now knove .ta the truo
'!oumt] lakes inevitable, Heantino, while satisfying the’ apoculator,
. lov-donsity wn:lng pleases the plannor who st:lll proachea nosativo
oontunnont !or its own sake.
All zoni.ng. udoed. purtlkea of t.hie neaative quality. Zoning
is never mandatory, only restraining. It 13 effective only where
it undershoots tho mket. never where it overshoots. It seeks to
focus act:l.vitiea wb.ore th'y beions (insofar ae tlut is tho objective,
and not merely a ratimliution) by i.uterdicting then elsewhere.
It can only sanction them where they bolons. A n.nction is not
‘a llandate. and a zoner is only a no.y-sayer.
" 3, Assessment discrimination C
A third kind of ne@ative containment is the assessment of lands
by their use mtead of their potontial capacity. The practico is
actually illegal, but nonethcloes comon for nu that. Tho hv
stipulates market value as the base for ad valoren taxntion- tho

assessor eubetitutee a oritorion of use and devolopnent. This
serves again to minimize tbe carrying coets of spoculntou andﬂ other
holdouts and help them mintnin a species of sreenbolt == or weedbolt
- -.rorund the s-wing city. It mid'lt bo concoived u a fom of
1np11c1t collusion. botveen the city tathers with uteusu in uin-
tn:i.nmg tho vnlues of contral hnd and old buildinss, nnd tho vood-

bolt apoculators' "you dou't competo with us for a while yet,

sl
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flood our schools; we don't tax you." Often, indeed, these are the very
same persons or families.

There is afoot these days a strong movement to formalize and
legalize this sort of practice by classifying land mccording to
use and ownership -and letting "bona fide" farmers and country -
clubs continue to enjoy farm level assessments until they are
ready to cash in at urban prices. I would not take this movement
for legal sanction as a sign of strength of the practice, however,
but the opposite. It is the breakdown of the cozy informal
arrangements, and the successful demand for reassessment of sub-
urban weedbelts, that has sparked the drive for legal sanction, Nor
would I anticipate much more success in the movement, despite its
Maryland victory. Any practice that will not bear analysis is
bound to do better under the table than over it.

4, "Dead lands"

A fourth kind of negative containment, which was widely -
practiced in the 'thirties and the 'forties by many important cities
and counties, was the cold storage of tax-delinquent lands, Tax-
delinquency was the rule in the early 'thirties, and tax-reversion
very common. Many cities embraced policies of clearing title and
returning the land to private ownership at velocities varying from

. ‘viscous to glacial.

B. Objecfions to negative containment
1. Arbitrary redistribution of land values
There are several legitimate oiajections to negative con-
tainment policies. Some are of a distributive nature. Containment,

which grants high-density to some and denies it to others, is
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discriminatory. A favored area selected by the planner for a new
shopping center would become worth some $100,00 an acre, while land
. . reserved for open space or five-acre lots won't be worth a twentieth
A p-rt of th;t. ‘hutm plo;so half th_o_'wn,_o‘{a. who,,nr,_e not
htomtcd 1n urly roulo, but only in low taxes, But the other
. hnlf win wax. full mth.f !Ihgg t_h.c’pl_.gn gomnission and the soning
bou'd mt about lmnklips uttlo golden ahovor‘ hqrc rather. than
thm, they lnko uunmm-.; ot some, and oocid. .reforpers.of others.
ﬂmv unyono could wer axpeqt tho 1oura to uccapt thoir fato .
wuwwwu 1 someting that occasionally mekes me, wonder, even
thou;h oom of 0y bost trienda are phmre, 1! thqy hne .any idea
vhat thoy are doing. v The fatuity ot uhort!,ng thoso wbon,lqndl
havo boen renmd !or open space to torego their capital gains
‘out of enthuaim for the Director of Phn.ning'a via:lon of the
"county m*e%,f}fl", ,‘,iwplx staggers one's credulity.  Alresdy, several
hndo\;nex;a havo . 3ono to court :thoqgné"g;q' low-density -zoning
was depriving them of property without duo,;gggcgsg_.‘.
Low-density zoning algo disoriminates among tuyers. It is
 videly obesrved tofay that large-lot soning has proceaded to, such
extrenes that most suburban laad 1p raserved for a tiay fractisn of
.tho .b;tycn,‘ vhile 'l,‘npa:t.“megg,_ the lowerrmiddle class mass parket,
m mtrictod to a namw ebaice of aiteg nt h;Lsh unit, Wn.

[N
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labor unions and organized farmers might warrant the pejorative
tem. Yet, somehow amid this universal imputauon of sin, no one
has ilpug:ned the city fathers, that coummity of intereat of
important urban lmdowners known as municipal governmont, organiud
as a cartel in broad daylight and with the force of law at its
disposal. No Gary Dinners are needed to administer this cartel,
no clandestine machinations, no secret files concealed from the
Federal Trade Commission and the Anti-Trust Division. The oity
dads are eimply engaged in protectlong property ulues and
promoting sound planning, which everyone has always known are
good and dos:u:able things.

The German Historical School of economic thought was not so
obtuse Ion this matter. Their observations of the Hanseatic city-
states exploiting their hinterlands afford us great insight into
the motivations of city fathers, and every city planner should
study ‘Schmoller on Mercantilism before he goes forth to offer
himself as the mercenary of modern municipal mercantilism.

As the German historians relate, the monopolistic city can
exploit its customers. Frequently, many of these customers are
farmers, I might say, and as a cow collloge professor I cannot
resist gloating that I have here an answer to How to Win Deans
and Influence Presidents until the 1ast rotten borough w:lll have
been reapportioned. The city exploits its customm by atuntins its
own development, limiting the number of creaking doors And sagging
. gates thrbugh which its customers may go for supplies and services.
There is also exploitation within the city. Employers,

merchants, and assorted rent-collectors are generally happy with
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policies that keep out untrained interlopers who might have alien ideas about

competing for labor, tona:{ta, and customers, and in general keeping the natives

restful u'thoir compounds, Negative containment policies have an instinctive

fnscimion for anyone whose interest is to limit competitionm, v
!lhoro u'o my sraupo uho would like to unit conpetition, of course.

But citiu tend to !nll mt stroné]iyz \;ndor the eway of thoee vho etand to

gain or lou noat by mici.pul deciaiona. lnd thoee whose ueeta lro irrevo-

cably eomittod to tho city, thnt u, tho llmdovnora. ‘The rest of the citizens

are by conpurison mre tnnaients, outsiders and cn.nbera whoso ormiutioa

and innmco u eeldom com.nsurate vi.th thoir numbers. I nced hard],y

renind my fouow Vetorm of hov tho "pornanont party" on evcry mil:ltary post

mnny contr:l.nd to eecurc for 1tself n:oxfe of ehe good things ot 15.te than

the trans:lente. To thc doninant hn‘do;nix‘l;oliwchy, the pomanont pu'ty of

the city, tcv nniutiou on coupetition eomend theuelvos with quito the

same force of loaic as linitationa on the entry ‘of new landa mto urbcn use,

It is thmforc no -ccident that negativ‘ cont:inment 1; the most renpectable

and ealable kind of phrming 1n my quareera. It hnmonim all too: melli-

nuoualy with tho intomt of a dominant claaa. But from the v:leu-point

of social oeonomy, of othor utorest poups. of the genoul velfcre. of

the rogion. stato. and nation. and evcn of mst urban hndnvnors in their

roles as vorkou and capitaliate, nopt:lv containmnt is ‘an instmnt of

monopoly uploitation.

3. Inoffectiveneu -

The most dmming fault of negative containmont. even from the mono-
polistic viowpoint. :15 that. 1ike tho 'l'mman Doctrine !or which I huve
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the local level, with what success the present boundaries of the Republic
attest, George III tried it when he proclaimed after 1763, "Thou shalt
not cross the Appalachian crest." He reaped the Revolutio_n, and cettlei'a )
poured through the Cumberland Gap into Keneuclq'and Tennessee. They would
have crossed the Ohio next, but the Federalists assumed the negative role
and tried to make a Greenbelt of the old Northwest Territory - Merrill '
Jensen in The New Nation is the best source on this. The nation showed its
gratitude by electing Jefferson who not only opened the Northwest but bought
Louisiana and started the Cumberland Road. Easterners still dragged theu;
feet, and the upshot was state subsidy of internal improvements, 6ld Hickory,
easy money, Distribution of federal surpluses to the states, and the canal boom.
Next the Southern Democrats assumed the negative, and they reaped Abe Linooln,
Oregon, homesteads, western railroads, land-grant colleges, and the rest.

There has been an ebb and flow in our westward expansion, a sort of manic-
depressive alternation in the national mood. Expansion has outdone itself,
followed by a bust. "In God we trusted, in Kansas we busted," is an oft-
told tale. During the depressed moods, the Greenbelt forces have rallied,
hoping at last to contain their fellows, but in vain, Manifest Destiny has
always prevailed. YOI; cannot fence in the American people. V

The forces of containment can, however, impose, and have im;aosed on
settlement an uneconomic scatter and sprawl. They hnvg held back the logical
areas for continuous settlement and forced the pioneers to move around and
beyond them. If you examine a map of population density in the United States
at any time in history, you will see that urban ecattex.- and sprawl bave their
counterparts in national patterns of land use, and always have had, in epite
of the In&ian menace. And by 1890 the Census gave up trying to draw a "frontier,"

for "the unsettled area has been so broken into by isolated bodies of settlement
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that thnro oan lnrdl: be uid to bo a frontier lino." sag pmug-. I think,

voatige of orderly udnnco 1nto 1t.
‘ Our nodorn wnbolte and solt courua nnd exclu-:lve lgriculturu zones
around citios bur a tanily rosemblance to King Gcorse'a Proclmtion Line =’

ginary toncc. Buildeu luptros over and hcyon& then. And tho not usult. j\ut
as in Conﬁncntul Anericun hi-tory. ie tho oppoeite of tho fenc.—buudcn' e
1ntont. Sprawl ia worunad ‘as uttlmut sproada ou! furthcr and faster then
1t ‘would have of 1ta ovn accord. ‘ ST e
Shall cities rcfuu to eoopexiaee" with outlying subdividers? These can’
alvua find a hoapitablo sub\n-b or unincorporated iand 1n tne county. Siull
eounty wniag control thcm? High-deneity zonins becomes the subjoet of Iog-
roning on the Oounty Board, vith ourzoning the certain outcome, Shall '
city, co\mty, and at;t'e’ c“or;a'pire to kaep tax-revertod lands foraver out of
private huda‘l Ot!ur citi.es, countieu. and ntatee. - yea, and otbor pations --
vin adopt opponitc poncios and nctmt pecplo and oapital. Negative cons

’tdnmnt dou not contd.n ‘Tt is ‘a repotitive cxorciu 1n futility nnd -elf-

treair o

lnnullnnt. It m't work. and we wouldn't liko it 1f 1t did.
III. Neutral containment

I would like now to suggest a couple of containment policies to which I
think the wise and honest and economical can repair. The first I call neutral
or passive containment, and it amounts to nothing more 'lmtling than de-
sisting from subsidizing expansion. However, that seemingly innocuous apd

and safely conservative proposal is startling once we begin to contemplate
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the many ways that we have institutionaljizec subsidy to expansion, and the
weight of interests vested in those institutions. .

A. Subsidies to sprawl V

Somehow we as a people have widely accepted the notion that every citizen
has a right to certain basic transportation and utility services no matter where
he chooses to locate, and on roughly the same terms as if he lived next to .
the power substation, the filter plant, the gas tanks, or other load centers.
We seem to believe that squatters and nesters out in the coves and backwoods
have a right to public roads at whatever cost to other farmers; and farmers
generally have a right to better roads than they would pay for themselves at
'whm:evet cost to the cities.

Within cities we apply the same gerneral notions. Outlying landowners,
8o long as they lie within the corporate limits, are entitled to water
sewer, and streets. They may be asked to pay for extensions from the nearest
trunk or main, and they will bluster and act abused, but cons;der; they require
capacity in the trunks and mains, and in the street system, fom their remote

sites clear back to the center of the system. The true. relative costs of

service may best be grasped by envisioning each house connected direct to
the water plant with its own separate one-inch pipe =« one-inch and separate
.all the way. And when are the outlanders ever asked to pay in that measure?
The interior capaci_ty is generally carried by the interior lands and supplied
free to the outlanders who simply hook on to the end of an established
system. If that system happens to have some short-run excess capacity
available we insouciantly assume that the social cost is nil, even théugh the
long-run cost has been and will again be very large.

Within franchise areas we require the same practice of utilities:

postage-stamp pricing. They make money in the high-density central areas
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vhich are alse usually (not always) near theifléad Genters? aid 1nse,money:
in the low-density marches and: fringe lands. !;m.-'ihby serve as ah agency -
for milking the center to feed the borders, subsidising decentralimation,

As the price of their franchise tliey must merve anyors aliost aiywhere. Some-
“times we let them off when the partial incremental- cust of an individusl
extension from the nearest truhk exceeds three times the expected revenue, or
some such forsula, But we require them to lose Woney, and’they lre willing,
because ‘thej 'can get it all back from the centers.” We 1ot them raise rates to
make their Gk on'investsent in any event. Their far fIung money-losing net<
virks ‘add 't the base on which’ they ban‘earn 6% by svdlking the high-density
areas, and nail down territories for their future exploitation, -

" Theé political forces ranged behind this decentralist pattern I would .
guess include rural domination of our states, end many half-urban counties,
plus a desire by G.B.D. landowners iwho aré fortine's favorites by any :rcc!oning.
and the winners in the gregt American game 6f public works:for private proﬁtj
t6 broaden the base of their political support by sharimg some of: the doot with
the Guter landowners. In the process they dlso.cement s woricing slliance with
the farmers and ‘turn a few dollars speculdting in-sutnirban: land, in which
they are heayy plungcra They are aided by ‘the fact that 'postage-stamp
pricing is the simplest of ail formilms to ‘tndéfstand and: express, ‘an,f; -
politics is often domindted by the most’ formulsble solutten and slogan;-
They must stifle their monopolistic impulses, delde!‘ﬂ's;d Garlier, but lét us .
give them tredit for political realfsm. “Théy sense ‘th;-l;mits:'ét power -and -
‘play the game to survivée =+ and thrivé.' Beysrid this I-mist defer to sy -
colleagues in Politiocal Science, while I return to-the simple economits of
the situation: R C o
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B. Economiq graduation of rates

How would we levy an economic charge for urban transportation and
utility service? I will spare you the more interesting details, much as I
would like to lecture on decreasing costs (long-run and short-run), replace-
ment policy, capitalization of consumer surplus into land values, benefit-

cost analysis, etc. ad infinitum. For the instant case let us just return

to the vision of each lot .connected directly to a central water works with its
own individual one-inch pipe. It is abundantly clear that costs are a direct
function of distance from the center. And water rates should be graduated
accordingly, the éentral lots paying very low rates and the outer ones high
rates. ‘ ‘

The etruéture of these rates, as between a fixed and a variable component,
is a question too lengthy to pursue now. I am doing a chapter on the subject
which will probably be published before this talk, and which I will cite.

Note, =--=-- “Land' and Rent in Welfare Economics." in Ciavaon, Harris, and

Ackerman (eds.), Land Economics Research, Baltimore: John Hopkins Press,

1962. See also Warren Hall, "A Method for Allocating Costs of a Water Supply

Canal." Journal of Farm Economics, November, 1963, pp. 713-20, and works

there cited.

Now it really doesn't make a great difference in the principle if the
one-inch pipes, as they converge on the center, are bundled toéether inte
fasces, and if these in turn are fused into wide-caliber mains. The outer-
most customer still requires the equivalent of his one-inch pipe 1n the
mains, clear back to the plant. The mmjor difference between mains and one-
inch pipes is thét theklatter are costlier per unit of _flov-ca.pacity. and
since the outez" lands require a larger share of small-caliber piping, their
rates should be graduated upwards more than in pro;;ortion to lineal mileage

of connecting pipes.
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But, you object, the outlander mey not b willing to pay so high a .
price. Ah, clever fellow -~ that ip the ideg precisely! Vhen it costs us
more to carry water out .to someone than it is worth to m, then we are well
advised not to do it. He .'y;l.l._l; be conatrrined not to,povg,.éut JAntp areas of.
high-cost water (and all.ather utilities), and we .will have ceased to sub-
sidize random lateral expansion, or suburban sprawl. : 'nxisie the policy of
neutral or passive containment. I commend it to you most sincerely.. .

‘With respect to streets, the gus.tax plays a role analogous to. that of .
8 graduated water rate, and I applaud it.  Only we must teke the next,
logical step, and plan our street extensions in a mo;Khmquli,atp_ sart of
way, building only those extensions that will pay for themselves (ineln:dins,
their share of inner street capacity) from increased tsx revenyes. Now,
our cities and urban .cquntigé and states pyal;:nov streets and highways out
into new. t‘e‘rritpry ' and qu_zj.aglo? the old p_,eg{;i.q;;;_l;ng or ot!}g_ri ryral roads, .
vi‘théu't. mch concern tor. bono!it-c,oat ,x,'ela,tiona. . They cax;',grtord to be
generous: they tap surplusee from tho congested ccnter to undarunte 1ow=
density, detﬁ'rod-dcmnd, hiyx—riek tringo- areas. 'de ahould iwaisf, that the.
short time, d.tacounting mturity at high mrket“z.‘llltos comonauratp vi:t)_: tlm
rlskg inyolvgd. _A.ud..we should remember that they impose more than their pro-
portionate burden on central city streets bécau,ae,‘ of their greater < ependence

on priute cars, 2,

I do not hpld with my more. conservative colleaguoe who would baye user
charges cover all _Toad an__dvut;l,ity costs. Network extensions also raise land
values, and the municipal Kameralist should certainly raise assessments )
promptly end count the inmyase of property taxes (ney of decreases caused .i-
olsewhere) as part of his revenues from an extension, We need not fear that
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such a policy will cause him to extend unwisely. It will in fact wondrously
deflate the demand for extension, and we may end up with a problem of per-
suading borderlandowners to accept the public works for which many of them now
clamor so greedily. That is a problem, however, that most of us would gladly

exchange for the present array.

C, Objection to neutral containment
1. Complexity

A system of rates graduated by mileage from a load center does not
offer the virtue of simple formularization, the moreso when there are multiple
centers, peak locds, marginal costs vs. average costs, etc. But we live in
an age of growing sophistication, of computers and systems analysts and moon
rockets, and there is no reason why we must gear our urban structures to the
lowest common denominator of the court house bench warmers of -ought-six.

And, indeed, back in -ought-six there were commuter trains with tickets
rated by station, and surcharges for pumping water uphill, and other such
obvious applications of graduated rate-making. It 3s just that since then we
have focused our best talents on the glamorous problems of places as rehote
as possible from our own lives and problems while our neighborhoods fell into
disrepair. Now that local taxes are mounting again to the''squawk level" we
can certainly bear up under the strain of applying a little reason to things
nearest and dearest. It might even serve some educational function.

2. Distributive equity

Some of the outlanders will object to my proposals, as devaluing their
lands. Others will support me, as saving them from unwelcome premature in-
vasion by fragments of urban sprawl, and I would pin much hope on these others

to neutralize those some. But let us look for a bit just at those malcontents.
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The system of postage-stamp pricing effects a species of crude communion
among members ot the landownins cartol. a aort of. rough-and—ready distributive
. equity. not anong a11 nen, but mng the charmd circle of those who own

title to retl estate. It tende to make every man s lot as gaod as every other.
Of course, some aembex;s of this comuniou are more equal than others, for
at §25 a square foot the C.B.D. hnd outmeasures the bordcr, sccticn at a
nickel a foot by several hundred times. But most of the lands fall in a
Bedium price rangs around i .50 to- $1,00 a foot these days, and postage-stamp
pricing helps assuage the feelingé of the outlanders by compensating for the
na.tural disadmtages of their peripheral ppaiticn. -

’.ﬂu fm.\dal antecodents of thia approach to distributivo equity should

be otvious. It harks back to the French ph:lloeopbq of property, whereby the
h:m:imtion :ls not a means to allocate resources otﬁciently b.tt to diatribute
then equitably. It harks back to an ago when all social relations had to be
expressed throngh land, when evory heir had. to have bis own little parcel of
plw land, pesturc 1a.nd, and courtyud, regardless of the excess hiking
impoeod on all parties. I_t hgrks back to vuhcn_ there was no medium of ex-
change, no organ:lzed bureaucracy. no syqtenatic tmtion. no.public welfare,
no continuity of 3ovemment, nothing but land one could count on for sure.

) Today, surelg, we can do better. q:jant__cd that fp;jtunch ;avvcrito_an
in the c B ‘D. should share with the reat of us, can we not apraad the cen-
tral surplusea .round by some meuns other than vuting them on extensions that
cost more t!um they are vorth? I uould 1ike to sugsest a simplq means to

that end, which I have described as "positive cantqd.mnt.",,
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IV. Positive containment

The philosophy of positive coutMnt is to make the central
city the most attractive place for people to live and invest their capital.
It is not necessary to put a fence around the city and make it a prison.
The central city is already the best place for most activities of most people--
that is implicit in the high unit values that land retains there in spite
of all the decentralist bias of our institutions, in spite of the atlrophy
of central land values braught on by years of underdevelopment, by obsolescence
and degeneration of old buildings there, in spite of race and school
problems, in spite of years of romantic unrealistic drivel about bucolic
serenity and executive ranch houses and low suburban taxes. In spite of
everything, central land commands a premium still. All that is necessary
is to cultivate and develop the great potential capacity of this abused
resource.

One step to that end is implicit in the neutral containment pro-~
posal, to make all utility rates very low there, and to spend a larger share

of gas-tax revenues and other street funds on the center. Has it ever struck

you as strange that downtown buildings should be thirty stories high while
downtown streets and walks are only one level plane? C.B.D. streets are
one of our most underdeveloped resources. At least we could double-deck
them, grade-separate bad corners, and in some areas we might supply public
vertical transportation, just as we do lateral., The condominium, after all,
has taught us how to subdivide vertical space, and it isn't more than a step

from that to public elevators.
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None of that helps the problem of distributive equity, however,
but only worsens it. The heart of my proposal for positive contai nment
is therefore another measure, which has the remarkable quality of extract-
ing more tax money from the center and simultaneously helring bring it to
full .nover. This peasure is a heavy ad valorem tax on the base.of site-:
capacity. LT e o e, wnTe oo Tae e . e

We bhave always heard that heavy taxes- stifle enterprise, but that - ..
is a careless generalization., Taxes. do not stifle enterprise just begause

. they are heavy: . vhat matters is how the tax_varies when the taxpayer acts:
enterprising. . What I.am proposing is a heavy: tax that is fixed according
to the. clleb}li.tiies of a site, and does not rise when individual buildings
rise nor fall as.they age. and obsolesce. .. A site-capacity tax will move up
or down as environment improves or worsens, but remains froren as individual
landowner's respond to the environmental challenge.. It does not .tax a
hndo\mgr‘a.a he improyes, but as his neighbors apd his government-improve-
hie opportunities, I

A.site-capacity tax will hit.the center of town.much harder. than
the outlands, because that is where the land values. are, and where the ratio
of land value to building value is highest, .- - : . - '«

Such a tax is m.)t only permissive of site-improvement, it is down-
right mandatory. We see this effect in outlying areas all the time, where -
f-mra conplain that riein; proporty taxes force thon to utouify and con-
vert hnd to urb-n use, Thlt is wh.t exclusive ayicultural zoning is all .
about, is it not? Hhat I am propoains 15 to qpply thia potent pod.tivo
lovorago of tmtion where 1t belonga. 1n tho cm of the contnl city, to
the end or Qccelenting i,tp renqwal and onuu nvival, Ia(; sentral
huildinu match the lountau uiesty ot contnl ),and values, qu loavg
the aar!.cultuu). zopes in their Arcudian tranquinty. .
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At present, by taxing buildings we are taxing vertical transportation.
Think how many miles of wires, ducts, 'pipes and condufh there are in a
skyscraper, not to mntion the ata:l.rs and clcvatora. all social mrhud
capital supplied at private expense, and uxed besides. If the same floor
space were sprawled out laterally ‘avo;‘ a ;cct;on of suburban prairie, the
connecting wires et al, would nqt only be much longer, but ﬁappliod at
public expense, and/or heavily eub.iéuoa. Ve tax vertical transportation
and subsidize horizontal. With such a lurse and systematic fiscal bias at
work, is it nurpriaing we get urban apraul? When I hn.r economists and others
attribute sprawl to consumer tastes, and workings of the in_visib_le hand,
I am moved to punphr‘ae Omu- the Tentmicgrz

0, Thou, who didst with windfal) and with waste
Beset the streets where buildings may be placed
Thou wilt not with predestined choice propel
Me outwards, then impute my sprawl to “Taste')
Prof. Boulding need not look to his laurels, but let us look at some
figures. A 3% annual property tax on a new building, if converted to a
lump sum payable now, is roughly 'oquiulont to a S0% excise tax on new
construction. If what is called the "land" assessment is raised, too, when
the building rises, ---and that is often the extra-legal practice --- the true
rate on the building is even higher. When, at the same time, we are ex-
tending gas lines to anyone whose probable demand is great enough to pay for
1/3 of the cost of the last few rods of piping, and charging the cost to
apartment dwellers who pay in rent for their last feet of pipe, it is not
consumer sovereignty that determines location, but ptlitical sovereignty.
The 1iscal cards are stacked, and the outcome is predestined. ‘
'l'he reformg I have gltetched out hers wapq.q glve yi ¢ qtrnimt dock. and
the Qonmu' y;lu coyld have fyll sway. 'L'ho wb&med cnmwur voq;l.u Iy
believn ond the wowst abuaea of urban aprawl. At,_the aa_ue. time, the m

it
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of distributive equity would be sérved.

186 not hold ‘forth & world vithout problems, for ‘the applicatior of thess
economic p'ropouds cnuus -udhtkta'ilod Work. At least the bld;id. ivo.t-t. and
tears would not bein vain.’ As an’econémist I would mot quail from the -
analytical problems. But ‘the economist proposes, the political scisntist
disposes. 'The aispossl of my propossl Yout in the brawl" mey ‘seem insuspicious.
Bit T have éncugh faith in Niman nature to think i% might at least get &

' hearifig on ‘st sirits(n this age 6f higher eduoation. ~That 'is a Worthy Cause
for vhlch'T ‘4 alvays glad'to Tt Dinndrs, et T e E

Chairman Reuss. Thank you, Mr. Gaffney.
Mr. Woodruff.

STATEMENT OF ARCHIBALD M. WOODRUFF, MEMBER OF THE
EXECUTIVE COMMITTEE, LAND REFORM TRAINING INSTI-
TUTE OF TAIWAN

Mr. WoobrurF. Thank you, Mr. Chairman.

Having made 25 or more trips to Taiwan in the last 10 years, I
qualify myself as having a superficial knowledge of the island. The
island would fit conveniently within Massachusetts, Connecticut,
and Rhode Island. The population is r than the combined
gipuilation of Australia and New Zealand. It is a very crowded

and.

Between a half and two-thirds of that island is not subject to
cultivation because of rough terrain. Therefore, the island is under
great constraint to conserve its farmland and develop a national
G:licy of conserving its farmland, which is something that the

nited States very sorely lacks.

The land policy, while directed toward the preservation of farm-
land, has had the definite effect of creating compact cities, about
which I would be glad to talk further if requested.

The Government of Taiwan has done a number of things in a
very positive way. One, they have built a great deal more public
housing than the United States, proportionately, and I daresay
ever in numbers. This housing is mostly four- and five-story walk-
up apartments. Because of the dominant position of the govern-
ment in the construction of apartment houses, it has been able to
determine where they are going to be. They have located them in
the cities, not sprawling all over the countryside.

The second thing they have done, that has turned out to be quite
effective, was to limit the conversion of agricultural land, particu-
larly rice paddies, to urban use. Because of the interest in this, I
will take the liberty of reading part of this law translated from the
Chinese:

Munici; overnments shall designate farmland of grades 1 to 12 as agricultural
land, and inform owners that they must use these lands only for the purposes of
agriculture. In addition to farmhouses, owners of farmlands grade 1 to 8 are not
allowed to erect buildings or use the land as fish ponds. If the owners apply to use
farmlands grade 9 to 12 as factory sites, their cases shall be submitted to and
approved by higher authority in charge of industry.

f the landowners apply to use those lands for building houses they shall obtain
approval from the municipal government.
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Aside from the above mentioned case, the change in the use of
such lands and building blocks is not allowed. Lands which have
been designated as farmland are under the strict control of au-
thorities concerned, and are limited to agricultural use.

This has worked rather well. It has been coupled with a heavy
capital gains tax up to 60 percent on profits from the sale of land.
It was higher than that at one time. The high tax means that the
landowner who is selling does not expect to get quite so rich from
the sale as he otherwise might.

The passage of the law was accompanied by considerable grum-
bling on the part of farmers who saw themselves as overnight
millionaires selling their farms for industrial sites, but the Govern-
ment was adamant. The overriding national interest to preserve
farmland was such that they were quite prepared to accept the
grumbles. They have since called upon me, among others, to advise
on the purchase of development rights, a subject on which I have
some knowledge as adviser to the commissioner of agriculture of
the State of Connecticut, where we have been doing it.

Aside from this, the Government of Taiwan has avoided several
things which, in the United States, have led to the dispersal of
population out of the cities and into the suburbs.

Much has been said this morning about differentials between the
cities and the suburbs. I had the privilege of serving as vice chair-
man of the Allegheny County Planning Commission before I came
to Washington, and I am acquainted with Allegheny County during
much of the renaissance. We certainly were very well aware of the
effect of higher taxes in the city of Pittsburgh than elsewhere in
the county of Allegheny.

This has been absolutely avoided in Taiwan. Taxation is uniform
and it doesn’t make any difference whether an owner is in a city or
outside it, the owner gains nothing by “going outside.”

The second thing Taiwan has done is to recognize the fact that
domestic transportation, buses, trains, and so on, are a public
function. The level of service is way above anything that is availa-
ble in this country. It is crowded, the delays are considerable, the
buses are not as comfortable as our most recent ones. Nevertheless,
the buses run constantly, frequently and the fare boxes exact only
a limited daily tribute. The balance of the cost of running this
transportation system is buried in various layers of the budget.

The third thing Taiwan has done is to avoid street crime by very
much stricter enforcement of public safety laws.

They have a feeling, which many Chinese have expressed to me
privately, that American courts harass the victim of crime for long
delays and interrogation, and then apologize to the alleged crimi-
nal for the inconvenience.

Fourth, school systems are the same in town and out and deco-
rum in the schools is maintained rigidly. Disturbers of the educa-
tional peace receive very short shrift.

The Taiwan cities are monolithic, they do not consist of Balkan-
ized separate suburbs, as American cities so commonly do. There-
fore, the miscellaneous incentives to move out of the major city
and into a suburb simply do not exist.
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Much of what I have said about Taiwan could be repeated con-
cerning land short countries such as Holland, and Denmark, which

feel the pinch and are determined to preserve their farmland. - -

Thank you, sir.
[Mr. Woodruff submitted a statement entitled “Urbanization and
Land Use Controls” for inclusion in the record:]

56-592 0 - 80 - 21
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