people dependent on the government. It is an inspira-
tion to free-loaders and grafters and chiselers. The pro-
gram gocs about its business with such fanfare,
drawing €0 much attention to its own workings, that
its specific effects are hardly noticed . . . .

As more and more of the moral prerogatives of the
individual are taken over by institutions and by
ageacies of the government, the individual does not
become more  secure and more happy. He becomes
more confused, because moral standards in the hands
of organizations will no longer answer the questions
or illuminate the conditions of private persons. They
become too generalized, too pumped up by righteous
rhetoric, demanding too automatic and subservient an
allegiance.

[i the institutionalization of morals, as in the or-
ganized charities, involves a contradiction in terms, the
came must surely be said of the legalization of
morals. The more explicit and detailed and compre-
hensive the law becomes the more limited is the moral
initiative of the citizen. It might be debated whether
the citizen loses his moral prerogatives because they
are “grabbed™ by the government, or are only assum-
¢! by the government after they have been abdicated
by the citizen. In my opinion the latter is more likely.

Slum Encouragement Taxes

Time Magazine, April 4, 1969

-'1"‘?]1? MANNER in which real estate is taxed at the
local level helps to despoil the urban environment.
[t is guestionable whether much more money should be
squcezed out of property, but realty taxes are mis-
applied and maladministered almost everywhere.

The local property tax is actually a confusing com-
bination of two taxes—one on land, the other on struc-
tures. While land is undertaxed, structures are over-
taxed. Overtaxation of buildings gives slum landlords
an incentive not to improve their property, because
that would only bring higher assessments and taxes.
Meanwhile, the under-taxation of land helps specu-
latore hold property out of use while they wait for a
city’s growth to raise its price. As buildings leapfrog
around the ho'douts, other taxpayers generally have to
inot the bill for the costly roads, water and sewer
lines that make land richly saleable.

fn addition to encouraging the growth of “slurbs™

half-city, half-country belts with the worst features
of both——the process has driven up costs of homesites
by 68 per cent in the past eight years, forcing many
families out of the market. “Today’s property tax,”
says Robert Hutchins, president of the Center for the
Study of Demoeratic Institutions, “‘promotes almost
every unsound public policy imaginable.”

Th= solution lies in raising land taxes. Southfield,
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Mich., has just demonstrated that the idea works.
Five years ago, the city was listed as a depressed area.
‘Then it boosted the tax on land and cut the tax on
buildings by reassessing them. In the resulting build-
ing spurt, Southfield has been constructing office space
faster than neighbouring Detroit, a city thirty times
ite size. Said Assessor G. Ted Gwartney: *All we
had to do was throw off the shackles.”

News and

Comment

PUBLIC MONEY MAKES
LAND VALUES

ALTH()U(]H NO TRAIN has yet been built and
+ & financing difficulties have arisen, the Bay Area
Rapid Transit System (BART) now in the advanced
planning stage has already had a considerable impact
on the urban scene. Although it is still three years be-
fore the first train is likely to run, a wave of new de-
velopment is changing the face of the central area of
"Frisco, Oakland and Berkeley.

Within  walking distance of the planned BART
turnstiles, already 400 storeys of office floor space are
nearing completion close to San Francisco’s Market
Street.

In one bank building alone nearly 1.5 million
square feet of offices will be provided. The 43 storey
Wells Fargo Building close by will provide an under-
ground link for thousands of white collar workers
walking between trains and the Montgomery Street
{inancial district.

In Oakland, by siting two BART stations close to-
gether, the planners hope to encourage the concen-
tration of central city junctions into a compact area.
To encourage the developers, a 300-bedroomed hotel,
a conference centre and other amenities are being pro-
vided by the Oakland Redevelopment Agency.

In Berkeley, 50 per cent of present total office floor
spacc will be added by the erection of three build-
ings alone. The Mayor has declared that BART has
started a new era in the city’s history and the Coun-
cil has paid $1 million to purchase development rights
over two stations.

But the central area rebuilding is not the only fire-
cracker sparked off by rapid transit plans. In the
suburbs many new housing developments are under
way and the new system will broaden and create
choices in employment, housing recreation and edu-
cation. As California Homeowner reports, the attrac-
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tions of the line are clear: “No car to park, no traffic
to buck, no fumes to breathe in stop-and-go traflic.”
Al! this sounds fine and promises a better life for the
growing Californian population. But what of the
opportunities lost?

In the first place, all the new building activity has
been precipitated by astounding increases in land
values. The tax base consists of land, buildings and
personal property, but it is land value which is rising
while the bulk of tax levies fall on the efforts of pro-
ductive enterprise.

California Homeowner has stated the case un-
equivocally: “Too much thought has been given (o
ability to pay and not enough to benefits received. The
valuzs  created by part are in the land and the
values diminished are also in the land. BART must be
saved by its own potential. A tax to support the sys-
tem must be on land values alone.”

In the second place, the light tax load on vacant
land will make it more profitable for many site owners
to sit tight for a few more years particularly where
the land is near the suburban stations. Those who de-
velop early will certainly gain as the first wave of
people move out from the inner city areas. But those
who choose to wait until the line has been operating
for some years will stand to gain even more as the
population rises and an ever increasing number of
families bid higher prices for homes near the rail
lines.

History provides many examples of how sound op-
portunities have been lost where land taxation policies
have been rejected as public transport has been im-
proved. BART looks like being the best example yet.
The lack of available finance and the unwillingness
to tax land values steeply could bring about a major
economic crisis. Instead of turning to the state and
Federal Governments for help, the transit authority
should look at the land values it is creating by its
efforts.

EXPLOSIVE LAND BOOM

OMMUTERS to Manhattan are at present witness-
ing the biggest commercial real estate boom in
the island’s history. A desperate need for office space
has sent land and construction costs rocketing to all-
time high levels. Land prices have doubled over the last
eighteen months and land is now selling, on average,
at $500 a square foot (approximately £9 million an
acre). Cranes and scaffolding are everywhere to be
seen. What is the reason for all this?

The Christian Science Monitor, reporting the situa-
tion on April 25, quotes Julien J. Studley, president
of a real estate firm, as saying that companies now
want to locate and expand operations in New York
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more than ever before. Explaining why firms want to
congrezate in an already overcrowded area, Mr. Stud-
ley sums up in a statement that would make our
Location of Offices Bureau wince: * . . . business
wants to be with business and people want to rub
shoulders with other people. no matter how crowded
for both. That's what makes New York, and peopie
and business can’t have enough of it.”

In twenty-two years two hundred major office
buildings have been constructed in Manhattan, total-
ling seventy-eight million square feet, or over twice
as much space as in the next nine largest American
cities combined, and Donald H. Eliott, chairman of
New York’s Planning Commission expects this rate
to double in the next decade.

Seventeen new skyscrapers are scheduled for occu-
panzy this year, mainly by banking concerns. The
largest is of fifty storeys, situated in the Wall Street
district, and half its area of 2,100,000 square feet
will be occupied by the Chase Manhattan Bank. Tzn
more buildings are planned for next year and twenty-
three for 1971, including the World Trade Center,
two 110-storey towers comprising ten million square
feet of space, most of which has already been leased.

Typical of this boom is the forty-four storey Gulf
and Western Industries Building, A rectangular struc-
ture on a triangular plot in the middle of a traffic
circle, it has been erected well away from the sky-
scraper zone, where nothing had been built for fifty
years and has confounded the critics who had main-
tained that no firm would consider renting it. Now,
ninety per cent has been taken at fifty per cent
higher rents than were anticipated two years ago.

What the land value of the whole of Manhattan is
today is anyone’s guess. It provides an interesting
chain of thought when one considers that the island
of Manhattan was originally bought three hundred
years ago for a purseful of dollars.

PROTECTIONISTS “SMEAR CAMPAIGN"

= VICIOUS SMEAR attack has been made on
Hong Kong toys by the British newspaper The
People,” states The Hong Kong Telegraph, April 9.
The article in The People complained of, related an
incident involving a plastic wickerwork chair with
thin metal legs—allegedly made in the Colony—and a
five-year-old boy. The boy was injured when he fell
on the upturned chair, one of the legs of which had
lost its rubber tip. The People said: “The significance
of this lies far deeper than this distressing accident
it is part of an alarmingly recurring story.” The
article (says the Hong Kong Telegraph) then mentions
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