Rating Land Values in Practice

Effects in Rural and Provincial Areas
of Victoria

(In the last issue a summary was given of the effects of
Rating on land values in the municipalities comprising
Greater Melbourne. This second article of the series, by
A. R. Hutchinson, B.Sc., reviews the results of Land Values
Rating in rural and provineial areas in Victoria.)

In New South Wales, Queensland and the Road
Districts of Western Australia it is required by law
that municipal bodies raise the whole or the major
part of their revenue from rates upon the unim-
proved value of the land. In Victoria, however, such
rating is not compulsory. Local authorities have the
option of rating upon the Annual Value or changing
to the new system of Rating Upon Land Values.
The change to the latter basis can be made by the
Council upon its own resolution or as the result of a
poll of ratepayers which can be initiated by a petition
signed by 10% of the ratepayers on the roll.

' In Victoria there are only five rural or provincial
areas which have so far adopted rating upon land
values for their local government revenue. These
are the Town of Newtown-Chilwell, Borough of Port-
land, and Shires of Yea, Dandenong and Rosedale.
To these might be added the cities of Mordialloc
and Chelsea, which being 15 and 20 miles respectively
from Melbourne belong to the perimeter areas, which
will be treated separately in a later article. These
five districts have all had 20 years’ experience of
land value rating and their development compared to
that of surrounding areas has been striking.

Regional comparisons are made below for the first
three of these areas showing their development com-
pared with their neighbouring districts in each of the
four main indicators of rural progress: Population
Increase, Occupied Dwelling Increase, Increase in
Holdings and Ratepayers’ Increase. In addition, the
increase in dwellings owned by their occupiers over
the census period, 1921-1933, is given. Of these indi-
cators the first two and the last are in themselves
evidences of rural progress. On the other hand,
heavy increase in number of holdings and ratepayers
may be evidence of speculative subdivision, if these
increases greatly exceed the Occupied Dwelling
increase.

Newtown-Chilwell and Surrounding Areas, 1921-1939

- The neighbouring districts compared are Geelong
City, Geelong West City, Queenscliffe Borough, Corio,
Bannockburn, Barrabool, and Bellarine Shires.

Newtown and Average of 7 Newtown
Item Compared Chilwell Neighboring S ]
(U.L.V.) Districts (A.V.) Neighbors
I;er cent. Per cent.
nérease Increase
Population . . . . . 25 17 1.47 times
Occupied Dwellings . . 52 39 1.34 times
§ottal Holdings . . . . 37 96 0.38 times
atepayers . . . . . 33 i
Dwellings Occupied by . gy
Owners, 1921-33 , | . 27.2 13.4 2.03 times

.The increase in occupied dwellings for Newtown-
Chllweﬂ greatly exceeds the increase in holdings,
showing that blocks previously vacant have been
buiilt upon and that what subdivision has taken place
has not been speculative. On the other hand, the
neighbouring districts have had a very great increase
in _ngmbgr of holdings and ratepayers, but the sub-
division in their case was speculative as shown by
the fact .tha‘c these increases greatly exceeded the
dwelling Increase. In all these comparisons the dif-
ferepce is markedly in favor of the Land Value
Rating Area. The rate imposed in Newtown-Chilwell
averaged 44d. in the £ of Unimproved Land Value.

Portland Borough and Surrounding Areas, 1921-1939

Comp?,ring Portland Borough with the following
surrounding areas rating on the Annual Value Sys-
tem: — Warrnambool City, Port Fairy and Koroit
Boroughs, Portland, Warrnambool, Belfast, Dundas, .
g}lle;nelg, Minhamite, Mount Rouse, and Wannon

ires.

) Portland Average of 9 Portland
Item Compared Borough Neighboring Ratio————r
p—— (U.L.V.) Districts (A.V.) Neighbors
Per cent. Per cent.
; Increase i Increase
Population . . . . . 18 | -6 3.0 times
Occupied Dwellings . . 82 19 3.26 times
Total Holdings , . . . 67 } 14 2.48 times
Ratepayers . . . ., . 114 | 14 8.12 times
Dwellings Owned by |
Occupiers, 192133 . . 19.5 | 10.4 1.87 times

The development of Portland Borough under land
valpe_ rating as shown by these indicators is very
striking and confirms the claims that rates on land
values promote building development and diffusion of
ownership of properties. Excess of holding increase
over.d.welhng Increase may indicate some speculative
subdivision, but much less than in the neighbouring
fhstrlcts, where the excess is 50% of the dwelling
Increase and is very definitely speculative. Not only



does Portland Borough show much more favorable
development for all these indicators compared with
the neighbouring areas, but it shows muech greater
developmer}t than the average of all the 16 other
boroughs in Victoria which can be compared over
the same period. Portland shows 1.5 times this
average fqr percentage increase in population, 2.48
times for increase in occupied dwellings, 5.15 times
the increase in total holdings, 7.10 times the increase
in ratepayers, and 1.48 times the percentage increase
in dwellings owned by the occupiers between the
census -gf 1921 and 1933. The rate imposed over
this period averaged 4id. in the £ on the unimproved
value of land.

Yea Shire and Surrounding Shires, 1921-1939
Comparing Yea Shire with the following neigh-
bouring shires rating on the Annual Value System:
—Alexandra, Broadford, Euroa, Goulburn, Heales-
¥1lle, Kilmore, Mansfield, Pyalong, Seymour, Violet
own.

Yea Average of 10 b ¢
Item Compared Shire Neighboring Rntioﬂ—fa—
(U.L.V.) Shires (A.V.) Others
Per cent. Per cent.
3 Increase Increase
Population . . . . . af ~1.6 Infinite
Occupied Dwellings . . 21 18.6 1.12 times
§otal Holdings , . . . 38 1.6 23.7 times
atepayers . . . . . 3 12.6 . i
Dwellings Owned by . s
Occupiers, 1921.33 . . 2% 7 + 3.58 times

For the three indicators most definitely showing
progress, viz., population, occupied dwellings and
owner-purchase increase, Yea shows much greater
development than the regional average. The fact
that the ratepayers’ increase has been small com-
pared with the occupied dwelling increase indicates
that holders who had previously held undeveloped
holdings have been induced to develop their holdings,
while the great increase in holdings compared with
ratepayers’ increase shows that large undeveloped
holdings have been subdivided and purchased by
other people already ratepayers. The amount of the
rate imposed in Yea is 21d. in the £ on the unim-
proved value of land.

In all three regional comparisons the development
has strikingly endorsed the predictions of the advo-
eates of Land-Value rating. Holdings previously held
for speculation have been opened to genuine settlers
at reduced price levels. Dwelling construction has
been markedly stimulated with the removal of the
rate burden from improvements. Population and
ratepayers have increased considerably. The fact
that the percentage increase in holdings with dwell-

ings owned by the occupiers in the districts rating
land values so greatly exceeds that for the neigh-
bouring districts still rating on the Annual Value
system, is of great social significance. :

In addition to these striking evidences of superior
development in the districts rating on land values,
another important fact should be remarked upon.
Portland Borough, in addition to showing superior
development over its neighbouring districts and the
other 16 boroughs, achieved all this while the aver-
age amount paid per ratepayer has been reduced
from £4/14/- at 1921 to £4/2/- at 1939, due to the
great increase in the number of ratepayers. There
have been a few other cases of reduced rates among
the municipalities, but Portland Borough is the only
one which has been able to give a reduced rate and
at the same time have available a greatly increased
rate revenue.

The percentage change in amount of the rate per
ratepayer and the increase in the rate revenue fund
received by the Council are compared below for Port-
land Borough, the average of the 11 neighbouring
districts, and the average for the 16 other boroughs
whose boundaries have been substantially unaltered
over the period.

Change in Rate

Munieipal Rate
Per Ratepayer

Districts Compared Revenue Change

1921-1939 1921-1939
Per cent. Per cent.
PORTLAND BOROUGH +85 -
11 Neighboring Districts . . . . . +36 +22
16 Other Boroughs . . . . . . . +51 +33

It is evident that Portland Borough rating on
Land Value is in a far more favorable position than
other municipalities without imposing increased rate
burdens upon its citizens.

WHAT OF YOUR DISTRICT ?

The facts given in the preceding article are
very striking. They clearly show that Local Govern-
ment rating on Unimproved Land Values results in
increased population, better diffusion of ownership,
aids land usage as opposed to land speculation, pro-
vides an increasing municipal revenue while reducing
the rate burden to the individual ratepayer.

Ignorance of these facts of experience of this
system is responsible for many municipalities failing
to exercise their power to adopt Rating on Land
Values by resolution.

Why not bring these facts to the attention of your
own municipal or shire councillors and other local
bodies who may move in the matter? As the plat-
forms of both the Country and Labor Parties fayor
Land Value Rating, the co-operation of the branches
of both these bodies may be sought.

[Reprinted from “Progress,” 1.10.43, for Rating
Reform League, 18 George Parade, Melbourne, C.1.]
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RATING LAND VALUES IN PRACTICE

Effects in Rural and Provincial Areas of Victoria

(In the last igsue a summary was given of the effects of
Rating on land values in the municipalities comprising
Greater Melbourne. This second article of the series, by
A. R. Hutchinson, B.Se¢., reviews the results of Land Values
Rating in rural and provincial areas in Victoria.) g

In New South Wales, Queensland and the Road
Districts of Western Australia it is required by law
that municipal bodies raise the whole or the major
part of their revenue from rates upon the unim-
proved value of the land. In Victoria, however, such
rating is not compulsory. Local authorities have the
option of rating upon the Annual Value or changing
to the new system of Rating Upon Land Values.
The change to the latter basis can be made by the
Council upon its own resolution or as the result of a
poll of ratepayers which can be initiated by a petition
signed by 10% of the ratepayers on the roll.
~In Victoria there are only five rural or provineial
areas \yhich, have so far adopted rating upon land
values for their local government revenue. These
are the Town of Newtown-Chilwell, Borough of Port-
land, and Shires of Yea, Dandenong and Rosedale.
To these might be added the cities of Mordialloc
and Chelsea, which being 15 and 20 miles respectively
from Melbourne belong to the perimeter areas, which
will be treated separately in a later article. These
five districts have all had 20 years’ experience of
land value rating and their development compared to
that of surrounding areas has been striking.

Regional comparisons are made below for the first
- three of these areas showing their development com-
pared. with their neighbouring districts in each of the
four main indicators of rural progress: Population
Increase, Occupied Dwelling Increase, Increase in
Holdings and Ratepayers’ Increase. In addition, the
increase in dwellings owned by their occupiers pver
the census period, 1921-1938, is given. Of these indi-
cators the first two and the last are in thémselves
evidences of rural progress. On the other hand,
heavy increase in number of holdings and ratepayers
may be evidence of speculative subdivision, if these
increases greatly exceed the Occupied Dwelling
increase.

Newtown-Chilwell and Surr(')‘unding Areas, 1921-1939

The neighbouring districts compared are Geelong
City, Geelong West City, Queenscliffie Borough, Corio,
Bannockburn, Barrabool, and Bellarine Shires.

Newtown and

Average of T
Chilwell

Newtown
Ttem Compared | i -

Neighboring atio~——

(U.L.V.) Districts (A.V.) Neighbors

Per cent. Per cent.

Increase Increase
Population . , . . . 17 1.47 times
QOccupied Dwellings . . 52 ] 1.34 times
Total Holdings ., . . . 37 496 0.38 times
Ratepayers . . . . . 33 il 0.46 times
Dwellings Occupied by
© Qwners, 1921.33 . . . 27.2 13.4 2.03 times

The increase in occupied dwellings for Newtown-
Chilwell greatly exceeds the increase in holdings,

showing that blocks previously vacant have been’

built upon and that what subdivision has taken place
has not been speculative. On the other hand, the
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neighbouring districts have had a very great increase
in number of holdings and ratepayers, but the sub-
division in their case was speculative as shown by
the fact that these increases greatly exceeded the
dwelling increase. In all these comparisons the dif-
‘ference is markedly in favor of the Land Value
Rating Area. The rate imposed in Newtown-Chilwell
averaged 41d. in the £ of Unimproved Land Value.

Portland Borough and Surrounding Areas, 1921-1939

Comparing Portland Borough with  the following
surrounding areas rating on the Annual Value Sys-
tem: — Warrnambool City, Port Fairy and Koroit
Boroughs, Portland, Warrnambool, Belfast, Dundas,

Glenelg, Minhamite, Mount Rouse, and Wannon
Shires. '
Portland Average of 9 Portland
Ttem Compared Borough Neighboring atio——————
p (U.LV.) Districts (A.V.) Neighbors
Per cent. Per cent.
Inerease Increase
Population . . . . . 18 6 3.0 times
Occupled Dwellings . . 62 19 3.26 times
Total Holdings . . . . 67 21 2.48 timés
Ratepayers . . . . . 2 114 14 8.12 times
Dwellings Owned by g 1
Occupiers, 1921-33 . . 19.5 10.4 1,87 times

The development of Portland Borough under land
value rating as shown by these indicators is very
striking and confirms the eclaims that rates on land
values promote building development and diffusion .of
ownership of properties. Excess of holding increase
over. dwelling increase may indicate some speculative
subdivision, but much 18ss than in the neighbouring
districts, where the excess is 50% of the dwelling
increase and is very definitely speculative. Not only
does Portland Borough show much more favorable
development for all these indicators compared with
the neighbouring areas, but it shows much greater
developmient than the average of all the 16 other
boroughs in Victoria which can be compared over
the same period. Portland shows 1.5 times this
average for percentage increase in population, 2.48
times for increase in occupied dwellings, 5.15 times
the increase in total holdings, 7.10 times the increase
in ratepayers, and 1.48 times the percentage increase
in dwellings owned by the occupiers between the
census of 1921 and 1933. The rate imposed over
this period averaged 4%d. in the £ on the unimproved
value of land.

Yea Shire and Surrounding Shires, 1921-1939

Comparing Yea Shire with the following neigh-
bouring shires. rating on the Annual Value System:
—Alexandra, Broadford, Euroa, Goulburn, Heales
ville, Kilmore, Mansfield, Pyalong, Seymour, Violet
Town. ;

Yea Average of 10 Yea
Item Compared Shire Neighboring Ratio————
U.L.V.) Shires (A.V.) Others
Per cent. Per cent.
Increase Increase 5
Population . . . . . 7 —L.6 Infinite
Occupied Dwellings . . 21 - 18.6 1.12 times
Total Holdings , . . . 38 1.6 23.7 times
Ratepayers . . o, . . 3 s 12.6 0.25 timeg
Dwellings. Owned by - =
Occupiers, 1921-33 . . - 2% 7 ' 3.58 times

For the three indicators most definitely showing
progress, Viz., population, occupied dwellings and
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Yea shows much gweafer
Eﬁvelnpnwnt than the vegional average. The fact
at the ratepayers” incvease haa heen small com-
red with the occupied dwelling nerease indicates
at holders who had previeusly held undeveloped
oldingz have been indueed to develop their holdings,
hile the great inerease in holdings eompared with
ratepivers’ incregse shows thaf larpe undeveloped
koldings have been sobdivided and purchazed by
wthoer people already ratepayers.
gate imposed in Yem i3 2}d. n the £ on the unim-
ved value of land,

In all three regional comparizons the development
kasz strikingly endorsed the predictionz of the adve-
gates of Land-Value rating., Holdings previously held
for speculation have been opened to gentine scitlers
pt reduced price levels. Dwelling construction has
beonn markedly stimulated with the removsl of the
pate burden from Improvemenis. Fopulationm and
patepayers haye increased congiderably. The fact
khat the percentage increaze in heldings with dwell-
mgs owned hy the cecupiers in the districls raling
jnd values 2o greatly excecds that for the meigh-
bouring districts stidl rating onn the  Anhual Value
prstem, i of greal soeial significance.

In addition to these striking evidences of superior
Bevelopmont in the districts rafing on lapd walues,

other important fact should be remarked upon.
riland Borough, in addition to showing superior
development over itz neighbouring districls and the
pther 16 horoughs, achieved all this while the aver-
amount  paid per ratepayer has been reduced

m #4714/~ at 1921 to £4/2/- at 1989, due to the
great ineriase in the fumber of ratepavers. There
pave been a fow other cases of reduced rates among
the municipalities, hut Portland Borough iz the only
vme which hag been able fo give a reduced rate and
2t the same time have available a greally incyveased
Etc revenile,

The poereentage change 111 amount of the rate per
fptepaver and the inerease in the rate revenue fund
sereived by the Couneil are compared below for Port-
fand Borough, the averase of the 11 neighbouring
#Estriets, and the average for the 16 other boroughs
whoze boundaries have heen subszlantially unaltered
iwer the period.

wner-purchage inerease,

T “Munizipel Butc | Chanme in Hate

Dretricta Compared Hevesae Ulan Ter Tubspuyer
TORL-10ES 14
Fer cont, e wecal,
FEETLAND BOLOITGH 44 —
Neighbaring Tietricte . . . . . 130 - +&
B [gher Borvighs @ . o - . o + i 1 s

It iz evidént that TPortland Borgugh rating on
Land Value is in o far more faverable position than
sther municipalities withoot imposing increased rate
imrdens upon its citizens.

LAND-VALUE RATING AND COST OF
HOME SITES

How important land-value vating hag proved in
prmctice in promoting huildineg and gettloment can be
wen from further consideration of its effects in the
Vapicipalities of Greater Melbourne, already exam-
woxd in some detail In the September issue of
“Progresa.”’

PROGRESS
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The primary requisite to any form of building is
the site upon which the building will stand. The
c¢ogl of thal site iz the fivst limitation which the
would-be home owner meets. The cost of home aites
in the regidential mupicipalities of Melbourne, while
varying creatly in different leealities, averaged ap-
proximately £250 in 1932 This presents a very
severe ohstacle even to those whose earping power -
would allow them to accumulate money for home -
ownership. Even if saving ia made at £1 a weelk
(practically impossible fur the basic-wage earner)
this means at least five years belore coough money
iz accumulated to buy the aite.

The ideal situation would exist if no capital out-

Jday at all were reguired to purchase the land, for

then all savings would go directly into provision of
the dwelling itsell. T the full land-rent were col-
lected by the Government this condition wonld arise,
While the Loeal Bating on land walues is not at a
level heavy enough to bring aboul ihis ideal condi-
tion it is suffieient to greafly roduee the price whth
home-builders have to pay for sites. i

The measure of the effect on the price of land-is
given by the difference in the amount of the rates
which fall on land under the TL.V. and Annual
Yalue Rating syatems respectively, The difference
in amopunt of ihis ratce when capitalized al 5% gives
approximately the inereased price which the owner
wiild be able to get for the site if rates were upon,
ithe Anpual Value syatem. Thesze firurcs are given
below for the zones compared in the previous issue,
and give the averape for all the allotments in the
municipalities eoncerned, whether built npon or not.

Rates Falling on Land Value Under T.L.V, and

A.¥. Rating
Eleni | Fane 4 o R | Fanr &
1TV, Fate on Land . £515 Eiil B 24 0 4
ALY, Havs o Tand . E1 & 1 £l 60 21 1R
Téfirenze in Hale . . £4 7 0 £ 4 ° £1 & &
Heductioe  in Prioe |
_ (Piferenoe Capllal med}- BT e e ' ES 0D _ E8i 0 0

These reductions in 1:119 price of Land are vonsider-
able and are compared in the following table with
the prices which would prevail it these municipalities
reverted to the Amnual Value system.

Price of Land in U.L.V. Raling Municipalities

The figures below give the average price of land
without regard to any improvemenis in all Mel-
bourne Municipalilies of Zones 4, 5 and 6 for the
yvoar ‘1929 over all Iota.

ezt tedurtiom Pricn Fnador
Mumnicipalicy Prica Doa to U LWL, Avmual Valua
Lol Pt Tk o Lbadin Bating
£ i £
Brmzwick . . . . . oW i =07
Faseeidan 5 el K1 o471
Camtermell i m i+ 284
Caulfield . | ., . i i | T iy
Shaborw 5 0T b 104 Gl 2%
Cakleign o r 159 53 205
Bundricgham . . . . . 204 [57] e

The: reduction in price of sites in these municipali-
tieg Ia eomgiderable and has a.pgreat deal to do with
the higher building fioures in theze digtriets com-
pared with the corvesponding disteicts still rating



annual values, The benefit of these lower prices has
heen received by soms 44,000 new ratepayers who
bought blocks singe 1921, This reducfion in price of
sitez wonld be almost doubled if the Melbourne &
Metropolitan Board of Works were to rate upon land
values als=o.

It should be remembered that the reductionm in the
price of home sites was only half of the effect which
followed adopiion of land value rating in these dis-
tricts. This effeet waa directly to the advantage of
those seeking heme sites. There was another very
important effect wpon the valuwe of the property of
those who already owned homes in these disiricta.
The value of their homes was iromediately and sob-
stantially inereased by the change,

The burden of the ratea under the Annmal Value
system fell mainly upon the improvements and omly
slightly upon the land walue. With adoption of
U.L.V. Rating the rates fcll only on the land value,
Thiz meant that the value of Llhe existing homes
was inecreased by the capilalised saving in the rates
on improvements.

Increase in Value of Building Due to UL.V. Rating

Theen I e 4 | Fone 8 i Tromn &
Bates on  Foprevoments |
(Tncer A, dyslean) |  £471 0 £5 1 0 2L 4 @
Rages an  Tmprovcments
(oraipr ALY, HBreiea) Bl il il
IMffeperica . . & . - E171 0 Ed 1 O £4 4 &
Ouribaline]  Dillersmoe
dilticrs to Taloe
of Mnmel o 2 . 25 FATC . £51

This increase in value of homes applied only to
those existing at the time of change to land wvalue
rating. All the new dwelling construction was effect-
ed at the new equilibrium.

Home owners gt the time of the change had the
value of their assetz 1 land walue reduecd, but the
value of their assetzs in buildings increased by a
groater amount. The valune of their total asssts was,
therefore, incrvased by the changs.

Thus, In addition to the annual saving in rates
upon buildingas which in many eases would meet
necesaary maintenance charges on  the properlies,
those that owned buildingz at the time U.L.V. ratingx
was adopted have had the sale .value of their total
assels imcreased. On the other hand, the owner of
vacani. land, haviog po improvements upon it, has not
had any offset {o the reduction in land walues.

WHAT OF YOUR DISTRICT ?

Tha facta glven in the two preceding aricles are
very striking, They clearly show thai Losal (Govern-
meit. rAling on Thimproved Tand Veluocs resulte in
inererzed population. better diffmelon of owmership,
Aide il Usase ar opomsed fo lend speculation, pro-
vidse an incressing municipal revenur while reducing
LB rute burdem to the individual retepayer.

Ignoramce of these facte of expericnoes  of  [his
aysivm s restonsilde Tor many monicipalities fafling
to exoreiEs their power o adopl Ilmting of Land
Values WF eesplolion, e

Why not bring these facts to the artznclon of wour
owR  momicipal or shire coupcillors and other local
bodisz whe may move in the mailerT As Lhe plat-
tormes nf hoth the Couniry and Labor Fartics favor
Land Walze Hsting, -the eo-operation ot the bramches
af bulh those bodios may be scught
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