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TAXATION ON

LAND
SOUTH WALES

By A. G. HUIE (Sydney)

VALUES IN NEW

' New South Wales is the most populous State of the Australian
Commonwealth. It has a State Ingi:ht.um which raises a
considerable revenue. It has also about 310 municipal and
?&@moﬁn‘c‘irls. 'Iéhen lt.ham are such bodies as the Metropolitan

ater Supply and Sewerage, and the Hunter District
Board of Water Supply and Sewerage. All of these, in addition
to the Commonwealth Government, impose taxation.

In this article I to confine myself mainly to local tax-
ation after making a few preliminary ol tions.

The Commonwealth imposes Customs and Excise duties,
income, probate, amusement and land taxes. The last-named
is on a graduated scale with an exemption of £5,000 on all
estates, which however does not apply to estates owned br
absentees. In this way about 60 per cent. of the value of all
land is enbirely exempt.

The State imposes income, probate, betting and stamp taxes.
It also taxes motor vehicles, and derives revenues from
to sell liquor, ete. In reality it also im mﬂuh:dth%
it is not officially classed as such, A sum, over £3,000,
mn;‘ is til"hmpﬂ mu?-mu.grunn and

'WaYys. now out tni;hh
excessive. There is & agitation to have interest
charge transferred from the traffic to the values of land through-
out the State, so that a corresponding reduction may be made
in freights and fares.

The Municipal and Shire Councils impose rates almost entirely
on unimproved land values, exclusive of all improvements.

The two Water Boards mentioned im water and sewerage
rates on the assessed annual value of all properties within their
respective areas, with a supposed minimum of 5 per cent. of
the unimproved value, which is regarded as the assessed annual
value of vacant land. There are gome lands in the City of
Sydney ‘with improvements, which are assessed at less than
5 per cent. of the capital value of the land. That, however, will
soon be im ble, as a Land Valuation Act has been
which will rectify that anomaly.

DerFinitios or “ Lawp Vanve”
“ Land ” is assessed at its selling value, The section of the
Local Government Act is as follows :—

“ The unimproved capital value of land (other than land
held as described in sub-sections two and three of this section)
is the amount of the capital sum for which the fee-simple

of sale as & bona fide sellet would require,

improvements (if any) had not been made ; allowing
a reasonable uction " for profitable e: ture by the
owner or ocoupier on visible and effective improvements

a Land Valuation Department which will make the assessments,

Councils will get lists from it. The “ Unimproved Value ™
in this Act is defined as follows :—

“The unim value of land is the capital sum which

the fee-simple of the land t be expected to realise if

offered for sale on such reasonable terms and conditionsas a

bona fide seller would require, assuming that the improvements,
if any, thereon or appertaining thereto, and made or acquired
by the owner or his predecessor in title had not been made.”

The definition in the Commonwealth Land Tax Assessment
Act is in the same terms.

Derixirion oF IMprROVED VALUE

Improvements are not assessed as such but are assessed with
the land as the * improved value.” In the Shires or rural
districts uouni.nitlr:; “improved ' value is optional. Asa result
the value of the only?u assessed in 125 of a total 135 Shires.
The definition of ** improved value " in the Local Government
Act is as follows :—

“The improved capital value of land is the amount of the
ca sum for w‘h;ta the fee-simple estate &f th]I ln.l:’g; witt
all improvementa buildings thereon, would sell under suc
reasonable condition of sale as a bona fide seller would require.”
The Land Valuation Act and the Commonwealth Act are in

slightly different terms, as follows :—

“The im: value of land is the capital sum which the
fee-simple of the land t be to realise if offered
for eale on such reasonable terms and conditions as a bona
fide seller would require.”

An important related provision in the Commonwealth Act is
as follows :—

* Value of improvements,” in relation to land, means the
added value which the improvements give to the land at the
date of valuation irrespective of the cost of the improvements :

Provided that the added value shall in no case exceed the
amount that should reasonably be involved in bringing the
unimproved value of the land to its improved value as at the
date of assessment.

Dermxtrion o¥ ANNvuAL VALUE

The definition of assessed annual value in the Local Govern-
ment Act (bhis Act does not apply to the City of Sydney) is :—

“ The assessed annual value of rateable land shall be nine-
tenths of the fair average rental of such land with the improve-
ments (if any) thereon; Provided that such assessed annual
value not be less than 5 tﬁ: centum of the unimproved
capital valiie of the land, whe improved or unimproved.”
The Land Valuation Act is somewhat different :

“The assessed annual value of the land is ﬁa-mthn of
the fair average annual value of the land with the improvements
(if any) thereon: Provided that such assessed annual value
ofmtheml:ng“h than 5 per centum of the improved value

The Commonwealth Act does mot provide for assessing the
annual value,

8z Joserm CARRUTHERS' REFORMS

mumm.wm: H. Carruthers attained the
in 1 Unlike Premiers he carried out his

Councils were given one basis of rating—the wvalue of land
exclusive of all improvements.

The latest official returns are for the year ending 31st December,
1916. The unimproved value of the land in the 135 Shires in
that year was £105,607,791 and the total amount of rates levied
was £651,437. As the is new, endowments and grants
from the central Government are given to supplement the locally
raised revenues. Ultimately, however, these will be discon-
tinued, in most cases if not altogether. The total amount
granted in 1916 was £331,434. S Bonx e i
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In the Municipalities Sir Joseph Carruthers had to
more warily. In most instances some Government expenditure
for local works was being incurred in municipal areas. The
State Government for its own ‘purposes im a land values
tax of one penny in the £ with an exemption of £240 dating from
1896. The local expenditure mentioned was transferred to the

Councils together with power to collect the land tax as a rate,

but the exemption was struck out. So far as the rest of the
rate revenue was concerned Councils were given the option of
imfmsing it on unimﬁmved land values or on the improved
value subject to a poll of the ratepayers if demanded.

Under the old system rates had been imposed on assessed
annual values of properties which was nine-tenths of the fair
average—actual or in many cases assumed—rental with a sup-
posed minimum of 5 per cent. where land was vacant. In
practice, however, persons could put a ring fence round valuable
arcas, and let it to a local dairyman for a nominal figure, or
build a humpy on it and let it. In such cases owners paid
practically nothing towards the cost .of local services, E?l:m
Carruthers Act ended this fraud by stipulating that the a d
annual value should not be less than 5 per cent. of the un-
improved value. The Land Valuation Act is still more stri gent

upon the owner of idle land, or land with out-of-date improve-
ments upon it. The best way to show its operation is by actual
‘examples. : p

In a’short. typical suburban resid¢ntial street in a thickly
populated area there were 46 rateable properties. The local
Council of the district seized the opportunity of a change in the

“incidence of the rates to obtain an increase of 48 per cent. in the

ield of local taxation. In spite of that fact, the total rate

rden on 39 of these properties was reduced by £11 2s. 7d.
On four houses there was an increase of only 9s. 6d. and on three
vacant areas an increase of £7 12s. 4d.  On a dozen vacant
areas in the same municipality varying in value from £80 to
£2,000 the rates in 1907 on the rental value had been £22 12s. 11d.
In 1908 on the unimproved value they were £132 125, 2d.

In a sparsely settled suburb the results were of a similar
character. On one side of a fairly long street there were 50
cottages and some vacant allotments. On the other side a bi
block of vacant land. The local Council increased the yiel
from local taxes in this case by 50 per cent. Here is the resuit :—

Property ‘Ratea uml Rates 1008 | Reduction ’ Increase

and says 5 per cent. of the improved value. Municipal rating
on the assessed annual value was abolished under the Local
Government Act, but the system was continued by the Sydney
and Newcastle Water Boards and I]le the City of Sydney under
its own Act. The latter -body finally abandoned it in 1916,

- GENERAL ApoPTioN or Laxp VarLve Rarine

The rating provisions of the Local Government Act came into
force in municipalities in 1908. = A large majority of the Councils
immediately decided to impose all their rates on I‘;nd values only.
In some cases Councils proposed to put part of the rates on land
values and the balance on the * improved " value. Polls were
demanded in a number of cases. All polls were decided in favour
of rating on the value of the landpoa.lona. Where a Council
desires to borrow money a poll of the ratepayers is required :
(1) to authorise the loan; (2) to decide the guia of rating for
interest and sinking fund. All such polls have been decided in
favour of rating on unimproved land values. A proposed loan
may be réjected, but the land value basis for the rate always
wins. This is the more notable because landowners only are
permitted to vote at a poll deciding the incidence of a rate.

In 1916 the value of land in all municipal areas, including the
City of Sydney, was £89,266,947. The total rates imposed
amounted to £1,630,001, In that year 151 Councils rated
entirely on land values, while 34 Councils, most of them in
country districts, rate partly on improved values. The amount
of revenue so raised in most cases is small, as most of these
improved value rates are for minor services of a more or less
special character. Rating on improved values, however, is
dying out. Councils are giving it up without even a poll of the
fatepayers being requi to make them see the justice and
necessity of the land-values system. Where an improved value
rate is imposed it only requires a little vigorous local opposition
to kill it. In some cases an active man is wanting, in others the
amount of the rate is so small that it is hardly worth bothering
about. Throughout the State not more than about 1 per
cent. of the local taxation is on improvements,

SyoNEY

The * city "Gpurtiun of the capital—Sydney—was not affected
by the Local Government Act.  The demand for rating reform
was 8o strong that in 1908 the City Council was given power to
put its rates on unimproved values. It was also empowered
to collect the dpenny land tax without an exemption, which it
proceeded to do at once. . It wak soon found that there was a
* joker " in the Act, and that it was impossible to ;[aply it to
the original city rate. So the Council imposed 1s. 9d, on the
nmﬁi annual value and one penny in the £ on the unim

land value. The latter rate was increased to 14d. in the £ in
1913. Al efforts to get the “ joker removed from the Act
were unavailing until %18, when for the first time one consoli-
d?trc;ld rl:ted.o{ . in the £ was imposed on the unimproved value
of the lan

Somz Errecrs or tas CHANGE

Whother an owner is » manufacturer, merchant, or an ordinary
houselidlder is immatorial. If his use of land is officiont in
i:mporblmwiuvﬂuoh lees in rates under the new system,
t puts 8 premium upon ve use of land, and a penalty

§
i

£ a.d £ s8d £ sd £ s.d.
50 Cottages .. | 6513 S| 38 2 6| 9710 6 R
Vacant lots = .. ¢ 91| w119 — | 1328
Big vacant area . 1
opposite --- | 13..9 sl 4815 0 i 35 5 4

Typical examples of how the change affected manufacturers
may be seen in the following Redfern examples. ‘The local
Council in this case had increased the yield from local taxes by
20 per cent :—

Property |B.ntea 1007 [ Rates 1008 | Reduction ‘! Increa
: £ s.d. £ s.d. £ sd. £ sd
Boot Factory .. 3 0 0 2016 B 15. 8 4 —_—
. " .o 100 10 © 56 5 0 4 5 0| —_
Factory .. ..| 47 7 6| 30 7 & $809| —
ITronworks .« | 108 0 O 8210 o 25 10 0| —
Boot Factory .. 54 0 0 3 4 2 2315 4 | sk
T . 1910 0| 1210 0 ¥ 00 -—
e 1510 6 76 8 8 810 —
Bakery, dte. . 3312 0| 4617 6 — |13 58
Factory .. ..| 18617 @ 24.15 0 — 718 4
Stables .. ..[ i1 7 ¢ 38 10 10 —— 27 3 4

CHANGES IN SypNEY

Here are enmglm showing the effect of the change in the City
of Sydney. In this case the unjm‘l:roved value rate was designed
to bring in a similar revenue to the former dual rate of lﬁ. on
the unimproved value and 1s. 9d. on the assessed annual value.

Property ‘ Rates 1015 ‘ Rates ‘.I.Ilﬂ\ Reduction ‘ Increase
. d.°| B s.d.| £ 8 d.| £ 8 d.
Strand Arcade .. (2083 7 4 (1527 6 1 566 1.3 —_
Chambers &shops | 038 19 3| 456 0 0| 483 10 3 —
Office building .. 156 3| 405 0 0| 25315 3 —
Shops, offices, etc 628 156 0| 416 13 4 212 1 8 —_—
Theatre .. 14 1| 710 8- 4| 120 5 9 —_
Picture Palace. ete 768 1 10 663 4 4 102 17 @ —
Doctors’chambers | 3903 15 0| 233 6 8| 160 8 4 -
N " 308 6 9 140 16 8 2710 1 —
Residential flats. . 00| “3510 0| 10310 0 e
oy . 136 10 3 26 156 4 110 5 11 —_
‘Warehouse 16 0| 403 6 8 167 8 4 —
Drapery shop 642 3 ¢ 462 10 0 179 13 & =
Mices & shops 307 15 4 192 ‘7 o0 115 8 4 —
Office building 206 6 4 117 0 4 179 6 0 a—
eatre .. . 464 12 0| 320 3 4 135 8 8 --
Offices & = 705 11 3 508 6 8 1974 7
Theatre & el.., (1,080 2 0 (1,360 0 0 b 320 18 o
Bank & offices . b4 18 7 708 16 8 — 233 17 1
Warehouse & shops| 1,179 7 6 (2,013 6 8 —_— 833 10 2
Insurance offices 267 0 7| 408 1 0 — 141 0 5
b offices ?m 13 o #;g li ; = =£ 3 g
Compan; . 0 —
Dnn’lhop .. |1,490 8 6 (2,000 b 8 —_— 500 19 2
= 680 3 3 077 10 0 = 2071 6 9
Hotel & theatre., , 600 11 o 670 16 4 — 170 3 10
%luul:‘:’hﬂﬂ 801 16 © 478 8 8 - 17111 8
nivel
wm-n . " !.g }: : 3,260 10 2 -— m l} ll
B | B8 1108081 = (881
4 it
b ".'. ' 2 9| b08 3 4 — 102 10 7
" . . 602 10 0 (1,000 0 © — 0710 0
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Somie of these increases are partly due to the fact that the
assessed annual value was ‘' generous,” This method of assess-
ment varies enormously. Where rents are actually paid the
assessor works npon them. . In other cases he simply makes a
crude guess at it. At least that is all one can infer from the
figures. The “ Universal Providers " in the above list, showing
an increase of £342 1s. 5d., is a glaring example, as the building
is one of the finest in Australia and represents excellent use of
the land. The sole reason for an increase in that case as well as
others is due to the fact that the previous assessment on the
annual value had been ridiculously low. .

Where land was vacant in the City the rates were increased
g? 56 per cent. Here isan example : Vacant land value £30,000.

ive per cent. is taken in such cases to be the assessed annual
value. The rates in 1915 were £318 16s. In 1916 on land values
only the rates were £500, increase £181 5a.,—or 5686 per cent.

ut the biggest increases were on * improved ' properties
which were assessed at less than 5 per cent. of the unimproved
value. Though the land was used, yielding substantial rents
in some cases, the rates were actually lower than they would
have been if the land had been vacant (vacant land having been
assessed on the basis of 5 per cent. of its selling value).. Here
are examples :—

" Rates if site .
Property Rates 1915 |had been vacant| Rates 1916

in 1915
£ a.d. £ 8.4, £ 84
‘Warehouse & shops ete. | 1,179 o 1,278 10 0 2013 6 8
Bank .. i .. | 1,168 16 6 1,190 o 1,866 3 4
Shops ete. alm b 430 16 O 631 & 0 833 6 B
Hotel and shops . 301 15 0O 324 1 3 M8 6 8
House and cow-ran 130 18 9 19 3 6 812 10 0
House .. - atl 108 8 6 146 4 3 220 7 4
Shops, ete, - . 88 7 3 425 0 666 1 4
Hotel ., o . 204 7 3 212 10 0 333 6 B
Club . . e 602 10 0 637 10 O 1,000 0 0

In addition to properties of this character there were a number
where the assessed annudl value was in the neighbourhood of
5 per cent. of the unimproved value. Here is a notable instance.
The best situated hotel in the city for a bar or drink trade is at
the corner of George and King Streets, It is a very old two-
storey building, Its assessed annual value is £5,327. Five per
cent. of the bare value of the land is £5,275. 8o that the yearly
rateable value of the improvements was only £52. Particulars
as in the previous table are :—

Hotel .. £1,125 0s. 0d. £1,120 18s. 9d. £1,758 Gs. 8d.

PorvLARITY OF LaND-VaALuk RaTING

In the main portion of the city there are a number of old
worn-out buildings, the only attractive thing about many of
them being a new front. This class of property was specially
favoured under the old rating system. Now that the rates are
on land values there are many solid in ts. These peopl
made considerable outery recently. One business man was
foolhardy enough to urge a return to the old system. He put
up for & vacancy in the City Council and was badly defeated.

ere are three solid reasons why the land value system has
come to stay in the City of Sydney :

1. It is admittedly just. ’
2. It has reduced the rates of a large majority of the rate-
pogem throughout the whole area.
. It is & great financial success.

The agitation, however, had the eflect of securing a reduction
in the rate from 4d. in the £ to 3}d. There would have been
no reduction had the old system continued. The effective land
user would have been penalised as hitherto without remorse.  The
land value rate has since been increased to 4}d. in the £

Errrors o VARious PARTIES

Manufacturers and Merchanls.—Where the use of Jand is
efficient in pro jon to its value, the rates are lower on a land
value basis. But if the improvements are out of date the rates
are higher.

Owners of Improved erly.—Same experiencé as in the
case of manufacturers and merchants, .

. Owners of Building Sites.—Holding such sites vacant is less
profitable because of a large increase in rates, Owners of vacant
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sites-canstitute a minority of property owners. A majority hold
land for use, net speculation, so where polls as to the incidence
of rating have been taken the land users always win. Land-
value rating pays them. The only way an owner of a vacant
site can get relief is to utilize the land,

ErreEct ON RENTS

The tendency of rents, in spite of an enormous incfeasé in
building, has been to rise. The ﬂol)ula.tion of the metropolitan
area tends to increase more rapidly than the country. That is
one of the many vicious effects of a protectionist policy, which
stimulates town industries at the expense of country produders.
A sound rating system is only beneficial within its own sphere.
It cannot cure the evils of wrong methods in use by State and

‘ommonwealth, Here is a table showing the movement in
population from 1908 to 1916 in N.S.W. -—

Year Metropolitan area ‘ Country districts

|
1916 764,600 - 1,078,780
1908 592,100 | 967,926
Increase 172,500 | 110,854

Taxed building materials and the growth of population have
enhanced rents, although land has come into the market very
freely since rating on unimproved values was adopted. The
tendency of rents now, however, is downwards,

Tue BumLpisac TRADE

The best way to see the progress of the building trade is to
look at the returns of the Sydney Water and Sewerage Board.
They show building operations where water is available. Un-
fortuniately the records as to cost were not kept prior to 1910 :

| Cost of new buildings
Year | No. of new buildings |  and additions

||
1903 | 3,860 -
1904 | 4,060 o
1905 | 3,697 | —t
1906 4,088 —
1907 4,188 . =
1908 4,208 | -
1909 5,332 | —
1910 4,737 | £2,597,510
1011 6,752 | 3,825,182
1912 8,862 ; 5,432,734
1913 9,284 | 6,371,617
1914 10,546 | 6,775,548
1915 7,632 | 5,124,464
1916 6,283 ' 4,470,118
1017 5410 | 3,505,786
1918 4,008 ‘ 3,726,806
—

Prior to the outbreak of war the building trade was in a most
flourishing condition. It was difficult to get a house. The
tendency was definitely to build a better class of house. The
effects of the war upon the trade have been very severe. The
cost has largely increased, thus forcing a tendency towards a
cheaper style of house, So far as real estate agents are concerned
the ing men with one exception were hostile. In fact they
seriously attempted to stampede the public into dem.lr_lgﬁng
that rating on unimproved values should be abandoned when
the rating provisions of the Local Government Act were being
brought into operation in 1908. One man, however, pointed
out that he thought it would be a good thing. Anyway the
Act stood the shock and has proved a fine thing so far as ﬁugit‘lmsu-
real estate business is concerned. It has forced a vast amount
of land on to the market, thus making greatly increased demands
for the services of the real estate agent. It is good for buysiness
while being bad for land monopoly. In spite of this many real
estate agents are hostile, showing that their interests as land
speculators prevail over ir legitimate business interests,

o g e r
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Here are figures showing the conveyances and transfers of real
estate for twelve years for the whole State :—

Year Consideration Year Consideration
1905 £6,865,053 1911 £21,028,304
1906 10,167,014 . 1912 23,882,472
1907 12,708,589 1913 20,804,791
1908 12,760,132 1914 20,198,440
1909 11,720,404 1915 15,003,451
1910 16,016,643 1916 15,668,706

HoLpers oF MorTaaaks
Here are particulars over the same period of years :—

1905 1906 1907 1908

£ £ T
9,654,201 | 11,767,988 | 14,506,671 | 16,553,104

Contracted
Discharged 6,451,383 | 10,339,208 | 9,409,055 9,005,226
1909 1010 J 1911 1912
£ £ £ £
Contracted | 15,095,211 | 17,065,944 | 21,718,375 25,962,612
Discharged 8,614,370 | 11,031,378 | 13,643,900 | 13,626,236
1913 1914 1915 1916
£ £ £ £
Contracted | 23,208,362 | 20,674,748 | 16,049,750 17,075,878
Discharged | 12,044,228 | 13,855,251 | 11,851,816 10,157,147

—y

Working Crass Housing AND Hours oF LArour

Since the adoption of rating on unimproved values a large
number of workers have secured homes of their own. The
easier conditions for obtaining home sites has been most helpful.

Details as to the housing of the people are taken at each census.,
The people were housed according to the last census as follows.
In houses of one to three rooms 971 per cent. Four to nine
rooms 80-07 per cent. Ten rooms and over 1022 per cent.

The tendency so far as hours of labour is concerned is to
reduce them. Unions in some cases are claiming, and getting,
44 hours week. Rockchoppers and sewer miners work 36
hours. Eight hours were first adopted in 1855 for stonemasons.
In 1871 bricklayers, carpenters and general labourers secured
cight hours, Latterly a 48-hour week has been generally
recognised. - In practice it means 8§ hours from Monday. to
Friday and 4} hours on Saturday, thus ensuring a Saturday half-
holiday. Latterly the tendency has been to cut out the Saturday,
and many factories work five days, with no work on Saturday.

FaArMERS, BoTH OWNERS AND TENANTS

Prior to the passage of the Local Government Act in 1906
there was no form of Local Government in rural areas. Rating
on land values began when that Act inco ted rural districts
into 134 shires, The total area under cultivation in 1906 was
2,838,081, and in 1917 5,163,030 acres.

L]

PusLic REVENUR

Rating on unimproved values was generally adopted as
explained in 1908. The following comparison shows the growth
of revenues for local services, The 1907 figures for the ity of
Sydney and country municipalities are for rates levied on annual
values. The City of Sydney continued this system until the end

of 1915. The fignres. for the shires in 1907 are for unimproved
values :— .

[ 1907 1916 Increase
£ £ PRI
City of Sydney Rates .. | 182,039 520,537 | 337,608
Suburban and country muni-
cipalities .. sie .. | 452,484 | 1,118,554 666,070
ires ve . 287,635 651,437 363,802

£923,058 Jsz,mo,sas [sl,am,m

That increase, however, was swelled in two ways : (1) By the
Council taking over expenditure formerly incurred by the State
Government, as already pointed out ; (2) because the new Act
removed certain restrictions upon raising local revenue under
the old Act. But apart from these considerations unimproved.
land values rating is the finest method of local taxation ever
devised, judged from a purely financial point of view.

Pusric Faemaries : ScaooLs, rc.

Education is a State service. The Councils have no more to
do with our school properties than with other properties. There
are, however, certain private schools chiefly of a denominational
character. Some of those interested in them—not all—have
asked to be relieved of the payment of rates. This has been
strongly resented, and it is not likely that this form of subsidizing
private interests with public money will be adopted, At present
those who run a private school pay rates like other people and
will continue to do so.

PovERTY

There will always be poverty where one man can own the land
that others have to live and work on. Our population on
December 31st, 1917, was 1,874,400, The expenditure by the
State Government on hospitals and charities for the year ending
June 30th, 1009, was £586,760, and in 1917 £1,025,248. The
number of inmates in charitable institutions in 1008 was 6,879,
and in 1916 6,640. The number of Old Age pensioners on
June 30th, 1917, was 33,941, and Invalid pensioners 10,803,

AN EquiTaBLE SysTEM

In conclusion I wish to emphasise several points.

(1) By general consent rating on unimproved values for local
revenue is the most equitable system. In fact, when it was
adopted and its incidence understood, people wondered why it
had not been adopted long ago. '

(2) There is an agitation to give the Sydney and Newcastle
Water Boards the same power to rate on unimproved land values.
A Bill for that purpose passed the islative Assembly—the
popular house—without a ‘division in 1916. It was blocked in
the Legislative Council or Upper House, where persons interested
in city slums and suburban vacant land attacked it. A general
election followed—but not because of this jssue—and the matter
must now be taken up afresh. The %eople want it, but land
monopoly will delay it as long as possible. We hope to see the
Bill passed this year.

(3) While rating on land values instead of improvements has
done much good it only covers a small proportion of the field of
taxation in this country. Last year the revenue raised from
land values for local pu was, say, £2,500,000. That repre-
sents one-seventh or ps one-eiggth of the yearly economic
ground rents of the State. So that while we raise one-seventh
or one-eighth of our public revenue from the public land values
fund—Nature's treasury—six-sevenths or perhaps seven-eighths
still goes to private individuals, To make good that loss we
have Customs, Excise, Income, Stamp and other bad forms of
taxation. Such taxation is concentrated upon persons occupying
and using land in proportion as such use is effective. Vacant
land contributes no revenue under such methods of taxation.
Our objeet is now to extend the land values system, thus broaden-
ing the basis of taxation, so that each of land will con-
t,n%mt.e its share in proportion to its value. In the case of local
rating this will lessen the tax burden where land is fully used,
and increase it where land is idle or partially used. In thi way
we can emancipate ind from every burden. As Henry
George put it, It will raise wages, increase the earnings of
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capital, extirpate pauperism, abolish poverty, give remunerative
employment to whoever wishes it, afford free scope for human
powers, lessen crime, elevate morals, and taste, and intelligence,
purify government and carry civilization to yet nobler heights.”

So far as we have gone in New South Wales our practical
experience of land values taxation justifies the claims of the
Prophet of S8an Francisco, whose visit to New South Wales was
largely responsible for the measure of success which we have
attained. .

THE TAXATION OF LAND VALUES IN
DENMARK

We are indebted to Mr. P. Larsen, Olstykke, Denmark, and
to Mr. Jorgen Pedersen, Secretary of the Henry George League,
Vesterbrogade 21 (4), Copenhagen, for reports on the p
of the movement in Denmark for the Taxation of Land Values.
From' these reports the following account has been compiled.

Laxp Varvarios

In 1911 and 1912 some experiments with valuations separating
land and buildings were made in the metropolis, in smaller
towns and different places in the rural districts, In 1916 the
whole country was valued, land and buildings separately, This
was also a sort of experiment, as taxes were not to be levied
according to the valnation and there was no right to lodg'a)
objections before the Central Board of Assessment. In 19
the general valuation of real estate is to be repeated and land
is to be separated from improvements. That valuation may be
used for taxation of land values—according to the Minister of
Finance, Mr. Edvard Brandes.

For the valuation of real estate the country is divided into
141 districts, each one having an assessment commissioner
appointed by the Minister of Finance. The local element in the
work is represented by two members for each township or city
ward, appointed by the Town Boards or City Councils, These
two mem.%;rs and the assessment commissioner form the Board
of Assessment which, under the direction and guidance of the
Central Board for the assessment of real estate, are doing the
valuation work.

The landowners are in some degree called upon to assist in
valuing real estate, At each general valuation every owner
of real estate has to file out blanks giving details about area,
the quality of the soil (Hartkorn), the number and quality of
stock, the price at last sale, ete. Furthermore from the 1st of
April, 1919, every sale of real estate that takes place is to be
reported, Mfether with the above-mentioned information,
to the Central Board by the buyer and the seller, These reports
are of great importance to the Central Board in order to enable
it to direct the valuation and equalise the valuation of land
and buildings in the different parts of the country,

Landowners who do not comply with the law or give false
information are liable to fine imposed by the District Board
under appeal to the Central Board.

As is understood, the assessment of real estate is a central
affair carried on simultaneously over the whole country. The
valuations were formerly made every tenth year but are now
made every third year. Annual valuations would probably be
the most feasible, in order that the assessment may follow
market values as closely as possible.

According to law of 1918, the districts boards are, in 1920, to
ascertain separately the value of the ground (the land) without
buildings and with due regard to quality, site and the best
economic use, The detailed rules for the valuations are given
by the Minister of Finance, The standard for the valuation
in rural districts is to be the value of a middle-sized farm and the
land is to be valued according to that whether it belongs to a
small holding or to a great estate, For that reason the market
value principle cannot be carried through, as the land belonging
;o farms bring a higher price than that belonging to large

arms,
In the cities the land values correspond fairly closely to market
ices in the case of small lots wherever sales have taken place.
big areas, however, which -are lyi idle for speculation, are
usually valued too low, as it is difficult for the local valvers to
understand that a man should pay taxes on his land whether
he gets any income from it or not, In the metropolis the site
values are also pub at somewhat low figures compared to market

prices,

LAND & LIBERTY. pyL
The results of the 1916 valuation may be summarised as
follows: —
Total value, Land Value.
Land and
improvements. Million Per cent. Per
Million Kroner, Kroner. of Total, Head.
Metropolis i 2,010 T44 370 1,063
Country Towns .. 1,473 467 317 774
Rural Districts .. 4,454 2473 56°5 2,112
Total e 7,937 3,684 464 1,261

(18 Kroner = £1.)

In the country districts the value of certain improvements
such as draining, fencing, irrigation, ete., have not been deducted
from the total value, and the assessment of land value is vitiated
to that extent.

On the whole, it may be said that the Danish land valuation
is not at all perfect. It is hoped it will be improved in 1920,
and that revaluation then will also take into account the great
increase, especially in the value of rural land in recent years,

MUNICIPAL AGITATION

In the beginning of 1919 the Radical-Libersl and Social-
Democratic members of the municipal councils of Copenhagen
and Frederiksberg have worked out a proposal to the effect,
that the two municipalities adopt a tax (rate) on ground values,
and an increment tax.

The most important items of this proposal are:—

That the present different real estate taxes—area tax, ground
tax, pavement tax, real estate duty—are to be abolished and,
from April 1st, 1921, replaced by one single tax on ground
values, supplemented by an increment tax on land values.

That the ground value tax shall be fixed by the municipal
councils and must not exceed 2 per cent. of the ground value,

That the ground value is to be fixed by valuation according t

“law of December 21st, 1918, .

That the increment tax, which shall come into force from
April 1st, 1924, must not exceed 1] per cent. and is to be cal-
culated in accordance with the land values increment that has

taken place since the valuation of 1920, the amount increasing

or decreasing according to future valuations.

The proposal was debated in the municipal council of Copen-
hagen on May 8th, 1919, and in the municipal council of Frederiks-
berg on June 30th, and a committee has been appointed to
investigate the matter, i

There is reason to expect that the Government itself will,
in the present session, propose a Bill giving all municipalities
in Denmark power to substitute their real estate duties by a
ground value duty and to levy an increment tax on land values,
all in accordance with the proposal for Copenhagen and Frederiks-
Lerg,

ParLiaMENTARY CoMMmIssION

In 1910 a Parliamentary Commission was appointed for the
purpose of making an inquiry into the municipal taxation systems,
especially I;farding the proportion between personal taxes and
taxes on property, and to consider the expediency of land
value taxation for municipal purposes,

To this Commission, which reported in 1913, were appointed
several well-known Single Taxers. One of them, Mr. Berthelsen,
Hang, made a special report of 75 pages, containing a thorough
investigation of the tax problem from a Georgian point of view,
followed by an elaborate account of the results of land value
taxation in America and Australia, and a description of the
different valuation systems employed in these countries, -

ATTITUDE OF THE PoLITICAL PARTIES

The Conservative Parly programme contains the following
item :—

“We will combat the Georgian taxation system, with its
claim of a Single Tax on land, as being unjust and impracticable
in an old society such as ours.”

At a conference of delegates, January, 1916, the Moderate
Party adopted a communication to the voters, in which it says :—

“ With regard to a reform of the present real estate duty, a
separate valuation of the land ought to be introduced so that
it be possible to lay equal taxes on equal lands, - ‘A land
value increment duty for State and local purposes ought to be
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