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SITE VALUE TAXATION AS AN ALTERNATIVE TO THE REAL PROPERTY TAX

CHAPTER ONE

INTRODUCT ION

A. PROBLEM
Canadian Cities' major source of revenue, the real property tax
(based on land and buildings) continues to rise, yet the increasing
levels of real property taxation do not bring with them a commensurate
level of services or equity. In actuality, many areas of cities are
declining, particularly the central cores and city growth is haphazard
and inefficient.
Urban problems in Canada, particularly_in the central areas of
Canadian Cities, have grown in magnitude over the past decade,
. €entral city cores are degenerating; properties are not being main-
tained. The contemplation of new construction is being held up as
old structures are allowed to run down, in this way receiving the
benefits of a property tax system which penalizes the new improved
structure while benefiting old and run down buildings. Builders are
finding it more and more difficult to generate a return on their

new buildings.
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In the first years of a buildings® existence, because the current
real property tax places such a high assessment on new construction,
property taxes eliminate a large share of revenues coming to a new
building., However, as a building grows old, the assessment value of the
building structure decreases rapidly. In this way, owners of buildings
are finding it much more profitable to allow a building to degenerate,
making no improvements to the stucture. By doing this they do not
incur added taxes and increase the financial profitability of their
building. This fact that the current real property tax system benefits
’the old and unmaintained over new buildings and the addition of
improvements to existing buildings means that Canadian cities, par-
ticufarly in the central core, are deteriorating, urban renewal is
being hindered, if not completely curtailed and the urban fibre of
Canadian cities is Breaking down, being shredded by the penalties placed
on urban improvements by the current real property tax.

The current real property tax, because it penalizes the new structure,
and the more intense land use is a leading cause of the urban sprawl
which infects Canadian cities today. Why should one utilize a site
intensively when one is penalized for such improvements? It is far wiser
under the current system to under utilize a site or even leave the land
fallow in the hopes that future land value will make the site more profit-
able,

It is the contention of this thesis that the current real property
tax, which places its assessment on land and buildings, is a cause of

many of the urban problems that currently address Canadian cities.
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B. HYPOTHESIS
That the concept of site value taxation would provide revenues at
levels high enough to maintain the city and provide a more equitable,

constructive tax base than the current real property tax now in effect.

C. STATEMENT OF PURPOSE

The purpose of this document is to outline major aspects of site
value taxation and to trace the history of the tax from its development
by the political economist Henry George to the present day. Then to
apply site value taxation in a case study of Winnipeg and to compare
it to the City's current property tax on grounds of equity, property

development, and land speculation.

D. STATE OF THE ART

The concept of site value taxation, also known as land value or
location value taxation, has been in existence for well over two
hundred years. First put forward by the French philosophers known as
the '"Physiocrats'' in the 1760's and designated by them as the ""impot
unique'', the concept was brought to the forefront of economic thought
in 1879 with the publication of 'Progress and Poverty: An Inquiry into
the Cause of Industrial Depressions and of Increase of Want with Increase
of Wealth''. This text written by Henry George, an American newspaper
editor and political economist, advocated the taxation of the unearned
increment which accrued to land, from the community at large. George
felt the taxation of land would alleviate poverty in Europe and North

America. George recommended the site value tax as a replacement for
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all other tax forms. His policies and proposals put forward in his
writings, particularly '""Progress and Poverty", which sold more copies

than any previous economic taxt, started a mass movement among the general
public; The Single Tax Movement.

Though the movement gained general public support until the First
World War, it was never accepted by the economic fraternity and, therefore,
after the First World War, the movement and the concept of site value
taxation was pushed aside and forgotten throughout most of North America.

A small percentage of academicians and members of the public continued
to see George and his proposals as a viable alternative to certain
aspects of economic growth particularly in the urban areas. However
their influence and effect has, until recently, been minor. Such
economists as Harry Gunnison Brown and Mason Gaffney have been proponents
of site value taxation; Foundations such as the Robert Schalkenbach
Foundation of New York have sponsored and financed research into George's
proposals and continues to publish his works. But in the classification
of Heilbroner‘, George is still relegated to the underworld of economists
and economic thought.

Today with many public officials and urban experts questioning the
way urban growth is occurring in North America, the relevance of site
value taxation as a possible remedy to such problems as u?ban sprawl,
urban slums and land speculation has been put forward. One major reason
that the current real property tax has not been replaced in more locations

l. Heilbroner, R.L., The Worldly Philosophers, New York, Simon and
Schuster, 1972, p. 177.
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in North America is due to a lack of research on site value taxation which
could be used to substantiate the advantages and disadvantages of site
value taxation over the current real property tax.

It is the intention of this thesis to apply the concept of site
value taxation to the City of Winnipeg and to compare this form of
tax to the current real property tax used by the City. The advantages
and disadvantages of the two systems of taxation will be compared on
the basis of equity, property development and land speculation. In
other words, the single tax alternative will be applied to the contem-
porary urban scene: equity replacing George's larger concept of poverty,
and property developmént and land speculation representing issues of?
contemporary urban form.

This document will add to the data being compiled in North America
on the possibilities of site value taxation and should help to discount
those opponents of site value taxation who use the '‘catch 22'" argument
that the tax alternative is not worthy of consideration until its effect
in numerous real situations, has been ascertainedz. It is poor argument
to discount a theory because it has only a few applications in North
America.

It is essential that the profession of planning determine the
effects of various property tax reforms if it is ever to hope to deVeIop
positive financial techniques which can be used in developing better
cities. The current real property tax has been cited as a cause of slums,
urban sprawl, and intense land speculation, because it does not benefit
those who wish to improve their properties and also because it provides

2, Finnis, F.H., Property, Progress and Poverty, Canadian Tax Journal,
Vol. VIII, no. 3, May/June 1960, p. 210.
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no disincentives to holding land vacant. Planning as a profession
must grasp the fiscal tools before it and use them as a positive force
in the making of cities. It is therefore essential that all the possible
options and aspects of urban finance be analyzed.

This examination of the two tax systems, site value and real property,-
is needed to contribute to the analysis of fiscal tools which can be

placed in the hands of the planning profession.

E. METHODOLOGY

The examination of site value taxation and the proving or disproving
of the hypothesis of this thesis will be examined in three broad streams.
The first will examine the history and theoretical background of site
value taxation (chapter two). Within this stream an examination will
also be made of the current real property tax to expose the deficiencies
which are felt to exist in it and to facilitate comparison of it with
the site value system of property taxation.

The second stream will be the case study. Within this stage of
examination, it will be necessary to diverge from the theoretical
aspects of site value taxation for a time and first examine the govern=
ment bodies which are responsible for the imposition of any form of
property taxation imposed on the City of Winnipeg. An examination
of the Assessment Department and the assessment process in Winnipeg
(chapter three) is necessitated because it is essential to determine
the quality of property assessment in the City. |If this property assess-
ment were to be found lacking, it would be impossible to adequately

examine the two systems of taxation under study.



Page 7

After the examination of the City Assessment Department contained
in Chapter Three the case study proper is developed. Chapter Four
compares the two tax systems, site value and the current real property
tax on various classifications of land use in the City of Winnipeg. The
chapter compares the two tax systems on the grounds of property develop~-
ment, property maintenance and land speculation. Chapter Five caps off
the case study stream by examining the two tax systems for their tax
equity, their fairness of tax level across the spectrum of incomes found
in the City.

.The third major stream explores the problems and prospects which
would face Winnipeg if the City decided to convert from its present
property tax system to one based solely on site value taxation. It
attempts to tie in problems of site value taxation determined in the
theoretical examination of the tax in Chapter Two, examining these problems
in the light of the difficulties they would impose for a City implement-
ing a site value form of property taxation.

Specifically this thesis will examine five sub problems in the
proving or disproving of its hypothesis. These five sub problems are

as follows:

I. HISTORICAL

Sub Problem A: The surveying of the history of site value taxation

from its development in the nineteenth century by Henry George to its

current position in taxation literature and practice.
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1. WINNIPEG CASE STUDY

Sub Problem B: The studying of the assessment process as practised

by the City of Winnipeg Assessment Department, to determine if a fair
comparison can be made of site value taxation and the current real
property tax using assessments developed by the City.

Sub Problem C: To apply site value taxation to the City of Winnipeg
first on a general and then on a specific level. Then to compare the
results of site value taxation ﬁgainst those of the current real
property tax.

Sub Problem D: To develop, for selected sites chosen from Sub
Problem C, a comparison of the site's tax rate against the average
household income of that site and from this comparison to determine
the levels of equity and progressiveness inherent in each of the two

tax systems under study.

Iti. IMPLEMENTAT (ON

Sub_Problem E: To study the positive and negative effects of the
implementation of site value taxation in a City such as Winnipeg.

The examination of~these five sub problems will determine if the
hypothesis ''that the concept of site value taxation would provide a more
equitable, constructive tax base than the current real property tax now

in effect'' is feasible,




CHAPTER TWO

L ITERATURE

A. INTRODUCTION

The examination of the literature on site value taxation must take
as its starting point the writings of Henry George. Though not the
originator of the concépt of taxation solely based on the value of
land, he was the major force behind the concept during the late
nineteenth and early twentieth centuries and it is his analysis in the
text ''Progress and Poverty'' which is most often used as the basis for
the discussion of site value taxation. This study of the literature
pertaining to site value taxation will first examine Géorge's writings,
specifically '"Progress and Poverty'" discussing the major points developed
for site value taxation. Secondly the criticisms of George's concept
of site value taxation, both the historical and present limitations,
will be investigated. The third element of this chapter will examine
the current real property tax citing the disadvantages implicit in it
and discussing the dichotomy of the real property tax. The latter refers
to the fact that the real property tax is really two very different taxes
wrapped in one cloth; a tax on buildings and a tax on land. The

examination of the current real property tax is needed to show why its
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replacement by another form of property tax is necessary. The last
sections of this chapter examine site value taxation, its positive
and negative aspects,endeavouring to show what the literaturs sees
as its good and bad face. Canadian writing on site value taxation

makes up the final segment of this chapter.

B. HENRY GEORGE : PROGRESS AND POVERTY - ANALYSIS AND IMPLICATIONS
'What |, therefore, propose, as the simple
yet sovereign remedy, which will raise wages,
increase the earnings of capital, extirpate
pauperism, abolish poverty, give remunerative
employment to whoever wishes it, afford free
scope to human powers, lessen crime, elevate
morals, and taste, and intelligence, purify
government and carry civilization to yet
nobler hei?hts, is to appropriate rent by
taxation.'

This is the conclusion Henry George arrived at in "Progress and
Poverty''. George writing in 1879 felt that the major cause of poverty
amid increasing wealth in America and Europe was the fact that land, in
the form of rents paid to land owners, absorbed the increase which
capital and labor strived to produce. Therefore so long as land was left
untaxed, no matter what increase labor and capital made in production,
land rents would increase equally with this rise and prevent labor
from making any more then the minimum for subsistence.

George writing in '"Progress and Poverty'' developed his 'remedy’

along the lines of classical economics. He, in "Progress and Poverty'' ,

starts his dissertation by an analysis of the then current classical

l. George, H. Progress and Poverty, New York, Doubleday, Page & Co.
1904,
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economic theories prevalent during the nineteenth century. First,
cutlining the definitions he will use in his attempt to analyze the
problem of poverty and showing the way his definitions and theories
will differ from that of other classical economists.

in Book Il of '"Progress and Poverty'' George developed a scathing
attack on the theories of Thomas Malthus. George contended that it was
'the injustice of society, not the niggardliness of nature that was
the cause of want and misery which the current (Malthus) theory attri=-
butes to over-population''Z, George_held the belief that greater pop-
ulation would mean greater economic efficiency and therefore greater
production and did not believe that the population of the Earth could
outrun its food supply. He was particularly opposed to Malthus'
geometric/arithmetic formula, seeing in it the element which had caused
the theory to be so widely accepted. He stated it is probable that
it is to these ratios that Malthus is largely indebted for his fame,
as they supplied one of those high sounding formulas that with many
people carry more weight than the clearist reason'3.

When one considers Malthus' mathematical theory that population
increased geometrically (1,2,4,8) while food supply increased arithme-
tically (1,2,3,4,) it is quite possible to see why George was opposed
to it. Obviously such an unyeilding formula could not be used to
predict human actions and possible accomplishments. Though today it

2. ibid p. 141
3. ibid p. 95
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would be difficult to deny the concept that was behind Malthus' theory.

In Book Il of ""Progress and Poverty'' Georgs began his escnomic
analysis of the three economic inputs, land, labor and capital., He
concentrated his analysis on land and its rent. George saw rent as a
socially prescribed cost given to individual owners of land. Uatil the
ownership of land could confer some advantage land had no value. He
stated that ''rent is the price of monopoly, arising from the reduction
to individual ownership of natural elements whiéh human exertion can
nei ther produce or increase“u.

George saw rent appropriating a certain share of the wealth
produced by the exertion of labor and capital. He developed the
following theorys

as produce = Rent + Wages + Interest

co produce - Rent = Wages + Interest
Thus wages and interest do not depend upon the produce of labor and
capigal but upon what is left after rent is taken out.5

It can be seen, by following George's theory, that an increase
in productive power no matter of what magnitude would have no effect
on wages and interest, so long as rent kept pace with the production
increase.

George then showed that the increase in wages or interest, the
products of labor and capital respectively were inter-related positively
but the increase in both was dependant upon the share that rent removed

4. ibid Book Il chapter two
5. ibid p. 171
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from the total. 'The rate of wages and interest is everywhere fixed,
not so much by the productivensss of labor as by the value of land."®

George saw that in industrialized countries in the nineteenth
century there was a tendency to hold land out of use in the belief
that higher prices could be realized in the future. A fact that has
an amazing similarity to events occurring in the uryan milieu today.

By keeping land out of production these land speculators forceg the

margin of cultivation (extent of development) of land further out than

was called for to meet the demands of production. By doing this and coupled
with the fact that land rent cut down the earnings of labor and capital
George felt that this 'speculative advance! was the initial cause of the
periodic economic depressions which occurred during the nineteenth century.

George having come to what he felt was the ultimate cause of the
major problems of the da*, analyzed all the then present solutions fo
the probiem. Finding these lacking he put forward his own, the confiscation
of the value of land through taxation.

George felt that private property in land was inconsistent with the
best use of land. Rather then confiscate all land and place it under
public ownership which George felt was too difficult and onerous a task,
George proposed to appropriate the rent of the land to the common benefit.
He felt that man should keep title to the improvements he has made to the
land and to be sure of their security, but to be taxed for the rent
accrued to the land which in actuality is the value given by society to

the land.

6. ibid p. 221
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By leaving to land owners a percentage of rent which would probably
be much less than the cost and loss involved in attempting to rent land
through (some) State agency and by making use of this existing
machinery (taxation) we may without jar or shock assert the common
right to land by taking rent for public uses”7.

George foresaw three advantageous outcomes of an imposition of site
value taxation: the price of land would fall, land speculation would be
eliminated, and land monopolies would no longer be profitable.

He held out so much faith in the site value tax that in the final
books of 'Progress and Poverfy” George recommended the elimination of
all other forms of taxation in the belief that the 'single tax! as
his concept was to be called, would engender enough revenue to be able

to finance all expenditures of the nation.

C. CRITICISMS OF GEORGE'S PROPOSALS

George's theory and his text had a very great success with the
general public. 'Progress and Poverty' was to become the largest
selling text in political economy ever published in America8 and has
been translated into nine languages throughout the worlid. The people
who read and supported George did so not because of a specific belief
in the site value tax but in a complete faith in the total of George's
writings, viewing them as a panacea which would solve all the economic
inequities present in the Victorian era. Single tax clubs and societies
7. ibid p. 403

8. Cord, S., Henry George: Dreamer or Realist?, Philadelphia
University of Pennsylvania Press, 1965, p. 11
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sprang up all over North America and Great Britain.

However though George's theories gained a great deal of credence
among laymen, economists of the day looked upon the theory as illogical
and incorrect and in opposition to their view of the economic climate
of the nineteenth century. Many economists viewed George's work in
the taxation field as an infringement in an area that should be
restricted to economists. George did little to help his cause among
acddemics of the time, by continually attacking them and refusing to hold
any of their positions as sacred. Professional economists on the other
hand éonsidered George as no more then a crank whose theories in many
cases were not even worth considering sericusly. To quote from the
most noted economist of the 1880's F.A. Walker "I will not insult my
readers by discussing a project (George's single tax) so steeped in
infamy“g.

This attitude reflected the general feeling of the majority of .
economists of the time and to a very great degree up until this present
day. Many of those who did condescend to consider George's theory did
not take the time to adequately assess his work; missing many of the key
points of his analysis. This is particularly true with regard to what
George stated about the nationalization of land; as has been declared
earlier George was opposed to Government ownership of all land, feeling
the same effects could be realized much more simply and with less upsetting
repercussions by the taxation of land rent. However many economists
subscribed to the belief that George had condoned national confiscation

of land and were therefore vehemently opposed to his theory. The fact

9. ibid p. 39
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that so many of the econcmists of George's period were to misrepresent
George's writings wes to have a negative effect on the application of
site value taxation in North America right up to the current day. In
countries where the academic field did not attack George so vociferously
the theory of site value taxation was to be applied with more consistency.
However this is not the case in North America.

Another weakness in George's theory, which was to help relegate it
to obscurity, was the concept that the site value tax could provide all
the revenue a Government needed to perform its functions - in other
words a single all encompassing tax. It was felt that the expenditures
of a government such as the United States ;ould have been realized by
a ''single tax'' right up to the First World War. However with the in-
credible expense of this War it was proven that a tax only on land
could not generate all the needed revenue of a government. More over,
in modern society, land is no longer truly representative of personal
wealth.

Examining George's work further it can be seen that the concept
of a single tax was not the only problem which can be found in his
works, if examined from the .1ight of present day. No one could today -
envision the entire three tier government system being supported solely
on a tax generating its income from land holdings. As well, George's
attack on Malthus'theory of population can also be held suspect.

George's statement that greater population would create greater
efficiency and production is not bormeout by events today. Greater

population does not necessarily mean greater efficiency, quite the
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contrary it can mean the opposite, causing systems in highly populated
countries to overload and be unable to manage the provisions of sarvices.
Greater population would mean greater efficiency only if the population
were trained to perform skilled functions and this would not come about
just because of increased population as George stated in '"Progress and
Poverty''.

In his examination of rent and its relationship to wages and interest,
certain other problems can be ascertained. The relationship between
wages and interests which George saw as a mutually benefitting one is
not necessarily correct. An increase in interest rates and therefore
an increase in capital does not automatically promote a commensurate
increase in wages. In fact an increase in capital may have no effect
on wages. Conversely a wage increase and therefore an increase in
labor's share of production may have a negative éffect on capital and
therefore interest. So wages and interest are not mutually inclusive
or co-operative as George stated.

Classical economic theory which George used has also been replaced
since his time and this does detract from the theory of his writings
when examined today. However the outcome of site value taxation as
envisioned by George is still quite applicable for current times. A
site value tax can, at least theoretically, achieve three things; the
reduction of the cost of land; the elimination or at least curtailment
of land speculation and the making of land monopolies unprofitable.

The rejection which occurred after the conclusion of the First World

War is unfortunate and analogous to throwing the baby out with the bath
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water. For though there were definite shortcomings with certain of the
eccnomic processes and postulates developed by George, the possibilities
of site value taxation as a separate tax should not have been so easily
discarded along with George's other work after the First World War,

The rejection of the practicality of George's work and thereby the
tacit rejection of the practicality of site value taxation has been
reinforced since 1914; the year which can be viewed as the time at which
George's work reached its zenith, and then was eclipsed by the develop-
ments of the First World War. In a study prepared by E.R. Brown,
'""College Textbooks Treat Land Value Taxation“‘o, the author found that
of the 76 economic texts studied, all of which were in current use in
Colleges, less then ten had made reference to George or site value
taxation. Of these only one percecived the possibilities of site
value taxation favorably. As she (Brown) points out "all (lack of
reference) points to the fact that only a very few textbook writers
view Henry George's proposal (site value taxation) as something which
could be built upon, developed, and perfected”‘l. This is particularly
so in North America where only a handful of cases of the implementation
of site value taxation can be found.

Examples abound however ocutside of North America in countries
where the objections to George's theories were not as strenuous. In
England 191k saw the implementation of the land values bill which would
have seen the implementation of site value taxation in Great Britain
10. Brown, E.R. How College Textbooks Treat Land Value Taxation, The

American Journal of Economics and Sociology, Vol XX, Jan. 1961,p. 147
11. ibid, p. 151
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had it not been repealed after the War. In Australia the Federal Govern=-
ment allowed states and municipalities in 1897 to implement site value
taxation. Similar legislation went into effect in New Zealand even
before the 1830 s. Various other countries practise forms of site
value taxation, South Africa, Kenya, even Western Canada during an
early part of the twentieth century and more recently Jamaica, Trinidad~-
Tobago and Barbados have adopted site value taxation.

In these countries (with the exception of the Canadian example)
site value taxation has been proven to be viable, providing many advan-
tages over other forms of property taxation. However in North America
only a small number of municipalities and districts have adopted this
form of property tax. In Canada as has been mentioned above, the
Western Provinces employed site value taxation for a short period
early in this century, ending this form of taxation during the depression
following the First World War'2. In the United States site value taxa-
tion in a modified form has been adopted in Pittsburgh and Scranton
Pennsylvania. Also certain irrigation districts in California have
implemented site value taxation. Besides these only a very few others

can be cited

D. AN EXAMINATION OF THE REAL PROPERTY TAX

Today as more and more people come to question the current real
Property tax because of its increasing costs which are not being matched
12. Artibise, A.F.J., Boosterism and the Development of Prairie Cities

1871-1913, paper presented at Canadian Urban History Conference,
May ]977; P. 28.
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by a commensurate level of services and equity, the concept of site
value taxation seems to be entering a renaissance. The concept is
receiving more and more analysis among the varying segments which are
concerned with the urban framework; economists, planners, tax specialists,
all have been considering site value taxation as an alternative, and
a viable alternative at that, to the current real property tax.

The current feal property tax as used in Canada is an ad valorem
tax based on the value of real property, i.e. land and improvements
within a legislative boundary, be it a municipality, district or township.
The term real property applies to property regarded as immovable or
permanent and is to be distinguished from personal property. The real
kproperty tax in its present form has been criticized on a number of
grounds. The three major points of criticism of the real property tax
have been: 1. the fact that under past implementation a double taxation
of intangibles and objects of property occurred, 2. the tax is regressive
in that it does not conform to the ability of the tax payer to pay the
tax and 3. the general real property tax as currently implemented has
a8 negative effect on incentive and productivity.

The first criticism, that of the the double taxation of intangibles

and objects of property has been recognized and more or less rectified by

the elimination of the tax on intangibles and the loss of revenue experienced

by this removal compensated by some other forms of taxation, in most
cases the addition of a business tax.
The second criticism is the regressivity of the real property tax.

It rests heaviest on those people, small home owners particularly, who
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are least able to afford it. It does not in general live up to Adam
Smith's test of a good tax, which is the ability to pay. The real
property tax is not equitable. It does not reflect the ability of the
people who are taxed to pay. As the income of people rises the amount
of real property tax does not rise commensurately. This implies that a
low income family living in a house will pay a greater percentage of
their income to property taxation then would a high income family.

The third criticism of the real property tax is that it has a
negative affect on incentive and productivity. A tax on real property
if it reaches a certain péint, which would be specific to the site and
to the financial position of the owner, could alter the economic market
by making it more profitable for the owner to invest in other capital
venthres. The current real property tax is in actuality a tax on two
different components of the urban framework: one, a tax on land and
two, a tax on improvements. The real property tax has definite undesir=
able effects on the improvement portion of its taxation base.

It is a given that because there is a fixed amount of land in
supply, a land tax or that portion of the real property tax which
falls on land, cannot cause owners to remove land from the market!3,
However the same fact is not true for the portion of the real property
tax which falls on improvements. As has been shown above, high real
property tax on improvements could cause a shift to other capital
ventures. Also the tax on improvements negates any desire on the owner's
behalf to better his holdings. Why should a landlord or house

13. Property Tax Reform, ed. G.E. Peterson, Washington, The
Urban Institute Publications Office, 1973.
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owner make major improvements to his buildings when all this will
precipitate is an increase in his property tax. It is better to let
holdings remain as is, or even let them run down, thereby being assessed
at a lower value and therefore paying a lower property tax.

The effect of the current real property tax on productivity again
only applies to the elements of the tax on improvements. Because the
real property tax does not penalize one for failing to put land to its
highest and best use therefore it permits, and in a sense even condones,
the less then best utilization of urban land. This fact contributes
to land speculation and to the holding of land in uses which are less
than the most desirable. People, having no incentive to get vacant land
into use rapidly, will in fact hold the land out of use in the hopes of
realizing much larger gains in the future. The system of holding land
out of use is tantamount to being a commodity futures market, where
investors bank present prices against possible future windfalls. But
even here a difference arices between a normal commodities futures market
and that present in land speculation. Because of the nature of land it
is very unlikely that it will lose in value, due to the landholder's
‘*reservation price"“, that price below which a landholder will not sell
but above which he can probably be induced to sell. With other commodi ties
there is still a high risk of loss, it would appear that such is not the
case with land.

Because real property taxation benefits holding land out of pro-
duction by not putting high penalties in the form of tax payments on

14, Clauson, M., '"Urban Sprawl and Speculation in Suburban Land,"
Land Economics, Vol. 38, 1962
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land it helps the spread of urban areas. This fact is well brought out
in the 1960 summer issue of '“House and Hcme“‘s, a trade magazine for the
construction industry. In it are numerous examples of urban conglcmera=
tions of which over a fifth to a quarter of the entire space within
their boundaries are vacant, being held out of use for the realization
of higher selling prices and profits in the future. The real property
tax condones this type of action.

It is stated above that it is necessary to discern between two
elements of the real property tax, one the taxation of improvements,
the other the taxation of land only. There are four reasons for this
distinction. The first is the fact that the basic value of any piece
of land is imputed by society and comes directly from nature, whereas
improvements are the direct product of the'prbperty owner. Land as
George states has no value until its relationship to other social
developments has conferred some value upon it‘s. The improvements on
the land however are a product of the labor and capital of the owner.
It is true that certain values can be added directly to the land by the
specific efforts of an owner, for example the addition of fertil}zer
increases the value of land, but at least originally all societal value,
be it topographical or siesmological comes directly from nature. Barring
these exceptions it is the relationship of a specific site to an urban
population and its many activities which gives the site its value.
The value of the improvement on the other hand is a direct reflection

15. House and Home, August 1960, Vol XVIii, no. 2. Special Issue
on Land.

16. George, H., Progress and Poverty: Complete Works of Henry George,

Vol. I, New York, Doubleday & Page Co., 190k,
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of the amount of labor and capital an owner has put into its construction
and development.

The second distinction between land and improvements is that land
requires no economic inducements for its production as do improvements‘7.
Land is a gift of nature, its existence is guaranteed. No economic incen-
tives or inducements are required to create it. Though it may be argued
that the usefulness of land is not realized until improvements are
placed upon it, this argument does not hold up because the essential
characteristic of land, space, is not created by improvements and does
not require economic induéement for its production. Land is indestructible,
it has guaranteed permanence, while improvements, though referred to as
durable goods, require economic inducements for théir creation, Also
after the initial outlay of labor and capital further inputs of each are
required over time for the upkeep and maintenance of sajd improvements.

This distinction is probably the key difference between land and
improvements with regard to taxation. Land by its very nature cannot
be reduced by taxation on its site value. Improvements on the other
hand over the long run diminish in quality and quantity when subjected
to prdperty taxation. In the words of Mason Gaffney ''tax capital (Improve-
ments) and you drive it away, tax land and you drive it into use“ls. A
land tax is the only urban tax that uses a base that can't leave town.

The third.difference between the elements of the current real
17. ____ Land and Building Taxes '‘Their Effect on Economic Development'!,

ed, Becker, A.P., Madison, The University of Wisconsitn Press, 1969.

18. Gaffney, M., Land Planning and the Property Tax, AIP Journal, May
]969’ p' ‘790
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property tax is that land value is with few exceptions not determined

by any cost required to bring it into existence and for that matter to
bring it into a specific use. There is no relationship between land
value and the expenses incurred for its being brought into use. Its
value will be derived from its present locational relationship to the
urban infrastructure around it. The costs of improvements however will
reflect their cost of production. Land value has little relationship

to direct égst; improvements will always reflect direct cost of the labor
and capital which went into its production.

The fourth difference between land and improvements is that improve=
ments can only be utilized for the specific use for which they were
designated and designed. Land has almost infinite capabilities for which
it can be used. The level of use of land is not determined by physical
capabilities as are improvements but rather by the social and economic
pressures put upon it. Therefore if economic pressure in the form of
increased taxes is brought to bear on land, the land will immediately
be put into its highest use to offset the tax. I|f this economic pressure
is equally placed on improvements as is the case with the current real
property ‘tax now in effect, improvements have no option, they must pay
the penalty with no ability to increase their earning power by changing
to a higher revenue producing type of structure. Land can be made to
change quite easily under the effects of economic pressure.

These four differences between the elements of the real property

tax bring out the great dichotomy of the tax. Though the two elements
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land and improvements are similar (i.e. they both occupy three dimensional
space) the effects of taxation on each produce very divergent results,

The property tax as it now stands causes simultaneous yet conflicting
results amoung the two components. Obviously the real property tax is
working against itself when it taxes and therefore treats land and improve=

ments in the same manner.

E. SITE VALUE TAXATION = POSITIVE AND NEGATIVE ASPECTS

Advantages Cited for Site Value Taxation
l. Site value taxation would place the entire burden of taxation on the
one element of the urb;n make=up which derives its value not from in-
dividual effort but from values imputed to it by society. This is the
. key element of George's work '‘Progress and Poverty''. The value of land
George stated did not come from its own development but from its locational
relationship with the urban infrastructure around it. Therefore it should
be taxed so that society could realize benefit from the cost which they
had initially imputed to land through their activities. Though some
economists now state that George's contention that all value to land
is socially created is not completely true. !9 Still the majority of
land value does come from elements outside of the particular owners
direct influence and therefore by taxing land only, society is just
getting back the value which it bestowed on the land in the first place.
2. The neutrality and efficiency of a tax on land only, is guaranteed

because of the fixity of the supply of land. If a tax can be shifted

19. op cit chapter six.
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it cannot have any effe&t on the capital value of the item being taxed.

A tax on improvements is easily shifted from the owner to the tenants.

A tax on land however cannot be so easily shifted and therefore exerts
its effect by reducing the value of the land by the capitalized amount

of the tax. The neutrality of the tax is present in that no matter

what the use a piece of land is put to with regard to improvements the
tax on the land will remain the same thus having a neutral effect on

the development which occurs on it.

3. Site value taxation would discourage land speculation. The present
real property tax encourages the holding of land out of use. By not
taxing vacant land at a rate high enough to bring it into production

the real property tax is in effect granting a subsidy to land speculation,
""because (the real property tax) almost completely exempts land specula=-
tion from the ordinary workings of the law of supply and demand"'20, By
taxing land speculators so little it forces the expense of the cost of
providing urban infrastructure onto other taxpayers. By placiﬁg the
base of taxation solely on land there would be a tendencyy,dependant on
the level of taxation, to eliminate or at least discourage land speculation
and the holding of land out of use.

L, By taxing land the possibility arises for the curtailment of urban
sprawl, The fact that the current real property tax has allowed land
owners to hold their sites off the market in anticipation of higher
profits in the future has meant the development of a checkerboard pattern

of vacant land interspersed among built up neighbourhoods in many cities

20. Prentice, P.l., The Case for Taxing Location Values, The American

Journal of Economics and Sociology, Vol. XXVill, no. 2, April 1969,
p. 151, N
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in Canada. Spraw!l has a number of undesirable consequences and adds
greatly to the cost of urban development. Sprawl multiplies the cost
of almost all municipal services by requiring the services to be extended
further then is necessary. By its very nature urban sprawl causes higher
transportation, time etc. costs, caused by the negotiating of the extra
miles of underutilized land. It also has the effect of eliminating many
valuable acres of farm land from production. By cutting into valuable
tracts of prime agricultural land around cities it has an affect on
food costs for that city. In confrast, by replacing the real property
tax with a site value tax, the impetus of the tax will be shifted from
‘buildings to land and should result in the bringing into use lands which
are in closer proximity to the central cores of citijes2!.
‘5. The current real property tax acts as a disincentive to the main-
tenance of existing buildings and the construction of new buildings.
The replacement of all the tax burden on land would have the opposi te
effect. Improvements would not be touched by taxation while land no
matter what is developed upon it would still pay its share of the tax
load. Today the system can place a double penalty on the owner who makes
major improvements to his property. Not only will the assessor increase
the value placed on the improvement but he is also likely to re-evaluate
the land upward in assessed cost as well22,

The building based tax has s major effect on the construction of

21. Bails, D., Two Municipal Revenue Sources Contrasted: The Land Value
and the Property Tax, The American Journal of Economics and Sociology,

Vol. 33, no. 2, April 1974, p. 189.
22, Browning, C.E., Land Value Taxation: Promises and Problems, JAIP,
VSIS, no. L.
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new buildings. 'The fiscal detarrent to urban renewal =--- the threat
of increased taxes on new buildings retards by decades renewal of rhe

individual urban site'?3, A new building generates incredibly higher

taxes then does an old improvement. This weakens the ''challenger' building

in the move to replace the ''defender'' building already on the site.

6. Because, the site value tax cannot be shifted easily (point two) it
will affect the capitalized value of land, decreasing, the cost of land by
an amount equal to the amount of taxation to be paid on the land. Becker
however states that while with regard to specific sites the value of land
would fall, the implementation of site value taxation would probably
increase land values in the aggregate if the introduction of land value
taxation is syncronized with the abandonment of the tax on improvementszu.
Therefore the effect of decreased land costs on cértéin specific sites

in the short run may be countered by overall aggregate increase in value
over the long run after the implementation of site value taxation.

7. As Rawson determined in her study25 of property taxation in Burnaby
British Columbia, a site value tax, would cause a definite shift in the
incidence of the tax on certain types of land owners. |t would cause,

at least in her study, a decrease in taxation on residential home owners
and an increase in tax burden on commercial and industrial properties.

8. The implementation of site value taxation would place in the hands

of the Planning profession a positive tool in the development of urban

23. op cit, p. 180, Gaffney
25. Rawson, M., Property Taxation and Urban Development - Effects of the

Property Tax on City Growth and Change, Washington, Urban Land Institute,

1961.
2b, op cit p. 35.
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areas, The current tax is a negative element on the urban milieu, a
site value tax would be a positive onezs.
Disadvantages Cited for Site Value Taxation
1. It is questioned whether site value taxation if implemented could
meet all the expenses of a local government. What is in doubt here is
whether the cost of all land within a metropolitan area is of‘a high
enough value to keep the tax rate below a reasonable level. As Netzer
stated '"even a 100 per cent site value tax might not yield enough to
fully replace the existing property tax'27, This argument could however
rest upon the methods of assessment used. If land has been under assessed
with relation to improvements this could bear on the rate of taxation
under a site value systemzs.
2. The implementation of site value taxation would raise serious problems
in the valuation and assessment of land for the purpose of taxation.
Proponents of site value taxation perceive no difficulties in the estima~
tion of the value of land, particularly improved land. However those
opposed to the idea of'site value taxation are less certain that land value
can be accurately determined?d, They raise the point that the current
techniques now in use to value land on a mass appraisal basis are in-
adequate. With the current real property tax it is not essential that
value of land be too accurate as land only makes up a portion of the
total assessment base,
26. op cit p. 182
27. The Property Tax: Problems and Potentials,Symposium, Princeton,
Tax Institute of America, 1967, p. 395

28, op cit House and Home
29. op cit p. 307 Browning
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3. The possibility of premature developmant and over building is one

of the major arguments against site value taxation. Those who disagree
with this form of taxation are opposed to it because of the fear that land
will be too quickly put into use; eliminating many types of land use
which are essential to the functioning of a city but which have other
than economic reasons for being.

L. it is conceded that a land tax would capitalize itself in the cost

of land, thereby re;ucing land costs. It can be seen therefore that
certain factions would be opposed to such an occurrence. Though reduced
land costs would please builders and new home buyers, current land owners
could vfeQKSuch @ tax as a reduction in their non-liquid assests and
therefore be opposed to site value taxation.

5. Another argument against the implementation of site value taxation

is the possible negative effects such a tax would impose upon certain
types of land holders, specifically older people living in single family
homes in the central core of a city. Because land makes up a high per=
centage of the value of sites in the central core these old people living

in underimproved housing could be hard hit and this possible result could

cause resistence to such a tax shift.3°’3‘

F. CANADIAN THOUGHT ON SITE VALUE TAXATION
Historical
At the turn of the century site value taxation was applied with

earnest effort in the Western provinces, British Columbia

30. ibid Browning.p. 308

31. Brown, E.R., & Brown, H.G., Land Value Taxation's Incidence, The

American Journal of Economics and Sociology, Vol. XXV, no. 1, June 1966
P. 25
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Alberta, Saskatchewan and to a lesser degree Manitoba. ''The property
tax levied by the Prairie cities, particularly in the years immediately
preceding World War One were for the most part taxes on the assessed
value of land; improvements were either exempted or taxed at only a
Percentage of their value. The reason for this situation was the
influence of Henry George's single tax philosophy through out western
Canada'32,

This method of taxation continued in vogue until the depression
of the late 1910 s when most cities reverted to an equal assessment of
land and buildings. In Winnipeg's case the city in 1909 shifted its
taxation burden from 100% on land and 100% on improvements to a graded
system of 66 2/3% of the value of improvements and 100% of the value of
land33. This split is still the method of assessment used today.

The effects of the implementation of site value taxation at that
time in the Western Provinces are still in question. Both Artibise
and Stalker point out that the real effects of site value taxation are
almost impossible to ascertain. The concept was abblied at a time of
great upheaval and skyrocketing growth in Western Canada and was not
always applied for the express reasons outlined by Henry George. As
Artibise points out ''the adoption of a modified version of the single
tax occasioned numerous reports and studies, the wisdom of the policy
remained a matter of debate''3%,

32. op cit p. 24, Artibise
33. Stalker, A., Taxation of Land Values in Western Canada, Montreal

University of McGill Press, 1914,
34, op cit Artibise
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Analytical

In more recent times a number of studies have been developed to
examine the effects of site value taxation in Canada. Mary Rawson's
study of Burnaby, British Columbia3® is one of the most comprehensive
and useful examinations and the well developed bibliography in her text
is a highly useful starting point for the analysis of site value taxation.
A study by Wiles in 1964 attempted to explore the consequences of a
shift to site value taxation in the central business district of
Vancouver.

Ms. Rawson's study of Burnaby, British Columbia used the municipality
38s a test case for the examination of site value taxation. She compares
site value tax to the current real property tax by using the Municipality
tax rolls as a base and determining the amount of tax particular properties
would pay under the two systems. She examines roughly 100 properties
in varying land use classifications and comes to the conclusion that
under a site value system of property taxation Residential properties
would benefit in all cases by a reduction in taxes while Industrial
properties would recieve increased tax rates under the system.

The Canadian Tax Foundation at its 1961 conference3® studied the
concept of site value taxation. The reports submitted at the conference
were published by the Canadian Federation of Mayors and Municipalities.
Since that time, articles have appeared in Canadian Tax Journals discussing
certain aspects of land and building assessment and site value taxation,
35. op cit Rawson

36. Site Value Taxation as Basis for Taxation, Canadian Federation
of Mayors and Municipalities, 1961.
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The conference held by the Canadian Tax Foundation featured four
key speakers each addressing the topic of site value taxation from his
personal perspective. The break down of speakers had two spzakers
firmly against site value taxation (D.H. Clark Federal Provincial Relations
Division, Department of Finance; G.D. Hepditch Ontario County Assessor,
Whitby) ; one firmly for (H. Bronson Cowan, International Research
Committee on Real Estate Taxation, Ottawa); and a fourth speaker who
desired further study before reaching a conclusion on which tax sys tem
was the better (E. Beecroft, Director of Planning and Development,
Canadian Federation of Mayors and.Municipalities, Ottawa). The discussions
in the majority were recapitulations of the existing arguments for and
against site value.taxation. A connecting thread through out all the
speeches was thaf assessment should be on 100% of market value. All
speakers stated that such an action would go a long way to improve the
property taxation situation in Canada.

An interesting observation of the speeches was that both speakers
who opposed site value taxation viewed those who supported the tax as un-
yielding in their faith in the tax; seeing it as a panacea. In actual fact
both Mr. Clark and Mr. Hepditch were adamant in their opposition to the tax.
To the point where they seemed to be concocting arguments to prove that
site value taxation had no possible use. Mr. Clark states ''l would also
like to suggest that speculative gains from land are not as harmful as
commonly believed"37, This statement was made to show that though site

value taxation would push vacant land into the market the result might

37. ibid p. 78.
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not be beneficial because of the above statement.

Mr. Hepditch culminates his talk with the following "Single tax and
other panaceas of this sort are not law but are administrative despotism,
symptomatic of creeping socialism of the rankest sort“38.

It would appear that it is not only the supporters of site value
taxation who show a tendency to rhetoric and hyperbole in the defense
of their views. The presentation of the topic of site value taxation

strikes a volatile cord in a great many people who discuss its application.

More recently and specifically related to Winnipeg, Winnipeg Commissioner

D.l. MacDonald presented a draft proposal calling for at least a partial
tax shift from buildings to land, in an effort to curb land speculation.
The report is-well documented though .limited in scope. This thesis will end-
eavour to determine on a greater base the varying effects of the current

real property tax and site value taxation.

G. CONCLUSION

The preceding examined the literature on site value taxation and to
a lesser extent real property taxation. The following chapters will now
diverge from the theoretical and develop a case study for the City of
‘Winnipeg which will compare site value takation and real property taxation.
Chapter Three will set the background for this comparison, examining the
assessment process for the City to determine if a comparison of the two
taX systems is feasible using Winnipeg's assessment rolls. Such a s tudy
is necessary as no matter what system of taxation is enforced by the

City its basis will always rest on the assessment rolls developed by the

38. ibid p. 109.
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City. After the examination of the quality of City assessment the case
study proper will be developed in Chapters four and five. Always undar
consideration in the following chapters will be the theoretical aspects

of site value taxation studied in this chapter.




CHAPTER THREE

THE ASSESSMENT PROCESS IN THE CITY OF WINNIPEG

A. GENERAL ASPECTS OF ASSESSMENT

Assessment is the process of appraising the value of all properties
within the City. Most Provinces have within their legislation very
long and involved assessment acts governing the process of assessment.
Manitoba is no exception, as can be seen in the next section of this
chapter. The assessment process for the City of Winnipeg is laid down
in specific detail in the City of Winnipeg Act.

The process of assessment in the City calls for the appraising on
a mass scale of all properties. Once values for each site are determined,
they are registered in the assessment rolls. Upon the completion of
the rolls, which are updated by the addition of newly constructed
properties each year, they are forwarded to the municipal clerk. The
City council then submits its budget and after determining the
expenditures minus any other revenues which the City will realize in
that year a tax rate is struck. This is done by dividing the amount to

be raised by the total taxable assessment. From this a mill rate is derived

which shows how much tax is due per dollar of assessed value.
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The methods used to assess the ;alues of land in the City stem from
the book by R.M. Hurd, Princinles of City Land Values' written over sixty
years ago. Very little extra has been added to this initial text on
valuation. To put his theory in its simplest form would be to state
that the value of urban land is determined by discounting future net
income attributable to a given site by virtue of its locational qualitiesl.

There are five basic methods of appraising the value of land, all
five are put to use by the Assessment Department, City of Winnipeg. The
particular method used being dependent on the specifics of the site in
question, The first method is market data method. The value given a
property under this method stems from the price which it is felt a willing
buyer will give to a willing seller in a normal situation in which neither
party was under duress. This method is preferable to others if adequate
current comparable sales data are available for similar properties. By
comparing the market price reccived for similar properties and then
adjusting for any dissimilarities a value can be assessed to a property.

The second method in use is the distribution or allocation method.,

In this method a fixed relationship between land and buildings is assumed.,
After the determination of the total value éf the site from sales data,
this method is employed to determine the cost breakdown between the land
and buildings. Its major premise is that there is a fixed percentage
relationship between the site and the total value of the property.

1. Browning, C.E., Land Value Taxation: Promises and Problems, JAIP,
Vol. VXIX, no. 4, p.302.
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The third method is the cost of development method. This method
is primarily used to assess values on the urban-rural fringe which would
appear to be nearing actual development. The assessor in using this
method would determine what the land would bring on being developed,
by making assumptions about the optimum site design and the cost of such
a design. By doing this he derives a value for the land. The estimate
of value would be what the land would bring fully developed, less the
cost of raw land and all services.

The fourth method is the residual method. There are a number of
residual techniques used for the determination of both land and total
property values. What they require is a knowledge of certain data and
from this known data, unknown elements can be determined. A simplified
example using a residual technique for the determination of land value

is as follows:

Assumed building value $100, 000
Assumed net income to property 12,000
Capitalization rate for building
10% (100,000 x 10%) -10,000
Net income imputable to the land 2,000
Land value: $2,000 capitalized at
5% (2,000 * ,05) land value $40,000

The use of bench marks, the fifth method, is also incorporated into the
assessment of property values. From known values for selected bench marks
throughout the City the value of other sites can be interpolated.

These are the common methods used to determine assessed land values.

In Canada as elsewhere the assessed value given property is very rarely
based on current market value. This is due to the fear, stemming from

the depression of the thirties, that should assessed values closely
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approximate real values, in times where market values fall they would
fall below the assessed value causing major protests from rate payers.
Currently the City of Winnipeg assesses properties on a 1957 assessed

value base.

B. THE LEGAL BASIS OF CITY ASSESSMENT

The legal basis for assessment in the City of Winnipeg stems from
Part VII, The City of Winnipeg Act (Statute of Manitoba 1971 c. 105
amendments 1974), the section being entitled '"Assessment''. Here is
outlined the powers, responsibilities and limitations that are given to
the Assessment Department, City of Winnipeg.

The general mandate for assessment is derived from sec 150 which
states ''Notwithstanding the Municipal Assessment Act or any other Act
of the Legislature, the assessment of lands in the city shall be carried
out and made in accordance with the provisions of this Act, provided
however where a section or sections of the Municipal Assessment Act are
specifically made applicable to the former City of Winnipeg or the City )
of St. Boniface such section or sections shall apply to this Act't.

After proceeding through a description of applicable definitions
the Act states (sec 152 (1)) "Except as specifically herein otherwise
provided all lands are liable to taxation'. Major exemptions from
property taxation are in effect for crown land and property, land owned
by the Rural Municipality of Rosser and realty tax exemptions are provided
for Canadian Pacific Railway holdings under chapter 109, Statute of

Manitoba 1965. There are numerous exemptions and qualifications listed
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in section 152 to 156, An interesting exemption is allowed for new
construction under sec 156 (1<2). This states if construction of a new
building or addition to an existing building is in effect at the time of
assessment the assessor shall not in making his assessment of the land
include therein the value of the new construction. This exemption can
be in effect for up to two years beginning from the starting date of
construction. Though not part of this study this exemption raises the
intriguing point of whether construction time frames are designed to
utilize this exemption to its fullest potential, i.e. for large projects
is construction drawn out to the full two years. -

Sec 158(1) states the requirement for total updating of the assessment

rolls for the City. 'At least once in each three consecutive years the

assessor shall after enquiry and aided by such information as may be fur-
nished to him, make a valuation of every parcel of rateable property in

the City according to his best judgement and enter such valuations in an
assessment roll to be prepared by him annually in an appropriate form
approved by council'', As will be shown in the next section of this chapter
the triennial valuations of assessment for City property has not occurred,
Currently the Assessment Department isendeavouring to do a complete
City-wide assessment but this wfll not be completed until 1979.

The assessment of land and improvements is laid down in section
159(1€2) . Land, as distinguished from the buildings thereon shall be
assessed at its value at the time of assessment. Buildings are to be
assessed at two-thirds of their value. This breakdown as has been

explained in Chapter Two stems from 1909 when the City changed from a
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full value assessment for both land and improvements to the current 100%
land 66 2/3% building assessment. This shift being an offshoot from
the single tax movement which spread across the Prairies at the turn of
the century.

Part VIl of the act specifically delineates the information which
is to be transcribed on to the assessment rolls. Each let and plot
in the City is to be registered, the owner of said lot is also to be
registered and the value of assessment of both land and improvements
at the prescribed valuation are to be placed on the roll. Then a total
value of both land and improvements is to be listed in a separate column
to form the total assessment in respect to the property.

The accuracy required of the assessment of land and buildings is
laid down in section 159 (3) and appears to be quite loose. If the
amount at which the land (referring to land and improvements) is assessed

bears a fair and just relation to the amount which other lands in the

city are assessed then it is deemed to be a reasonable and just assessment.

This gives the Assessment Department the tacit power to either keep assess-

ments low or high depending‘upon the historical trends inherent in the
assessment process. So long as parcels of similar characteristics.are

assessed at relatively the same value that is all that is required even

when these do not approximate market value. So if historically assessments

have been low then they will continue to be so. Once a level of assessment

value to market value has been determined for a City this will be perpe~
tuated, the only possibility of change would require a total and complete

revamping of all City properties, a piece meal method of revamping values
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would contravene section 159(3).

The Assessment Depariment of the City is therefore caught in perpe-~
tuating past assessment levels even if they are low with regards to
the actual value of properties.

Section 166 to 176 describes the implementation of the business
tax for the city of Winnipeg. The business tax is based on the annual
rental value of businesses within the City. The assessment is based on
the annual rental value of the premises.which are occupied by a particular
business. The businesses are then divided into categories, sixteen
categories in total, and charged a percentage of the annual rental value
8s a business tax. The percentage charged is dependant upon the category
in which the business falls and the total amount of assessment leveled
by the City. Certain qualifications are laid down for those businesses
where it is impossible to assess rental value. In the majority of cases
these businesses are charged a license fee in lieu of a business tax.

The final sections of Part VIl of the City of Winnipeg Act deal with
the process of appeal allowed to property owners within the City. Each
year the City council shall appoint a Board of Revision to revise the
assessment rolls. The Board is to be made up of a minimum of three
council members. These members are charged with revising the rolls and
to hear complaints from those property owners who feel that their assessment
is unjust,

The Board shall after thirty days prior notice sit and hear those
people who have complained in writing to the Board or its secretary.

If no written complaints are received within the precribed time then no
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further action will be taken or received in any court in the Province.

A ccmplaint does not necessarily have to arise with a property owner,
any person may make representation to the Board with regard to any

parcel of land and may protest what they feel to be an unjust assessment
or error within an assessment whether it be to increase or decrease the
assessment or to correct any omission or commission within an assessment.

When the complaint is heard by the Board, the Board has the right
to make a decision and to make what ever changes it feels are necessary
or required in the assessment rolls,

If the decision does not meet with the approval of the complainant
he has the right to appeal either'to the Municipal Board or to the Court
of Queen's Bench depending on the nature of the complaint. If it, the
complaint, is in regard to the amount at which the property has been
assessed or to the classification of property for business assessment
the complainant would appeal to the Municipal Board. If the complaint deals
with the liability of the complainant's property to assessment or the
liability of the complainant to business assessment then he would appeal
to the Court of Queen's Bench.

With the decision of either of these bodies the assessment will
be deemed to be final and will be entered in the assessment rolls and be
binding on all individuals involved.

This is the legal framework in existence for the assessment of
property and businesses within the City of Winnipeg, The next section
of this chapter shall deal with the actual workings of the Assessment

Department of the City of Winnipeg.



Page 45

€. THE ASSESSMENT DEPARTMENT OF THE CITY OF WINNIPEg2

The staff of the Assessment Department of the City of Winnipeg
was at the time of my enquiries made up of 110 staff members. Of this
total approximately 35 people were involved in the clerical processing
of the Department. The other 65 people within the Department were
assessors of whom 55 were field assessors, given the direct responsibility
of assessment of property within the City. The Department was in the
process of training a number of new assessors. Though even with the new
assessors Mr. Hagglund, the Deputy head of the ﬁepartment,sta;ed that he
felt more assessors could be utilized by the Department.

The training process of assessors within the Department had in the
past been one of moving an individual through clerical positions within
the Department up to a junior assessor. An individual would start with
the Department as a junior clerk move up to a higher office position and
then if he desired move into the assessment field as an apprentice
assessor. Currently however the Department has changed to a policy of
hiring people directly at an 'assessor one' position and then giving
them practical and theoretical training on the job.

The applicants who are accepted by the Assessment Department have
a minimum of grade twelve education and should have some knowledge of
architectural work or construction though such training is not stipulated
as a mandatory requirement. Exceptions have been made to the grade twelve
requirement if the person has a great deal of experience or practical
2. Information in this section was obtained from interviews with Mr. E.

Hagglund, Deputy Head of the Assessment Department, City of Winnipeg
and conducted May 24, 1977,

i
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kncwledge of aspects of construction such as the reading of blus prints.
Upon entering the Department, the '"assessor cns'' is required to take a
training course sponsored by the City of Winnipeg; he is also to familiar-
ize himself with the voluminous '"Manuals of Construction and Hous ing
Types'', which have been developed by the Department. These volumes have
been developed to assure uniformity of assessment throughout the City.

The individual will hold an ''assessor one'' position for approximately
four years. During that time he is expected though not required to take
other assessment courses sponsored by various organizations within the
Province. Such a course would be that given by the Assessor Officers
of Manitoba which is affiliated with the Appraisal Institute of Canada.
After four years it is expected that a junior assessor would desire
further training. Upon taking further training he is or could be promoted
to an ''assessor two'' level. With further training of both a theoretical
and practical nature he would advance up the ladder to ''assessor three'
then ''assessor four' positions and then would probably transfer to a
management role within the Department.

The Department uses the five methods of appraising land which were
described in the opening section of this chapter. The five methods
being the market data method, residual method, cost of development method,
distribution method and the rule of thumb or bench mark technique. The
latter being used only as a check to ensure a uniformi ty of assessment
among similar sites throughout the City. By the use of bench mark sites
derived from market sales the Department interpolates the values of similar

sites in the City. The influence of corner locations on assessment



P

Page 47

values, rests in a grey area and is flexible as to whether such sites
are assessed at higher or lower valuées then internal block sites. In
general a corner lot would be deemed to have a higher value then interior
sites on the block, however if the corner has traffic signals then it
would be valued at a lower rate then interior sites.

The Department is currently in the process of computerizing all
assessment rolls and information in the City. They hope that in this
way they can speed up and increase the efficiency of the assessment
process in the City. From the discussions with the Deputy Department
Head it appears that they envision computerization as a possible method
of keeping assessment rolls on a basis which more closely approximates
the current market value. But it was not known if this could be com-
puterized. Mr. Hagglund (Deputy Department Head) seemed to be unsure
of the possibilities of computerization but stated that the above was
one of the hoped for results. The possibility comes to mind of the
"'black box'' syndrome; information being inserted into a computer, data
coming out without a certain knowledge of the processes through which
the computer put the initial information, with the resultant improper
application of the final data. Only future analysis of the application
of the computer by the Assessment Department will determine if this out-
come has occurred.

The City is broken down into eleven assessment districts (Map page L8)
based on the political and structuralneighbourhoods of the City of Winnipeg.

The Department currently assesses all sites in the City at a 1957

market value base. In genetal this rate was stated by Mr. Hagglund
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to be about 20 to 25% of the true current value of the properties.
However specific residential Property assessments can range anywhere
from 20 to 125% of true market value. Mr. Hagglund stated that the
Department is Presently in a process of reevaluation of all property
in anendeavour to bring assessment up to a 1973 assessment value base.
This process will not however be completed until 1979,

This brings up the point of the Department's concurrence with
section 158(1) of the City of Winnipeg Act which states that a complete
reassessment of all City properties is to be done every three years,

The Department however is incapable of such reevaluation due to lack

of manpower. So this section of the Act has not and currently is not
being adhered to. It is hoped that with complete computerization the
requirements of section 158(1) can be fulfilled. The only other possible
solution to this problem would be to change the legislation and make the
requirements for total reassessment more lenient.

The Department strives for uni formity and equity in its assessments.
Because it is in essence ''mass appraising'' property, similarity of
assessment between like sites is sought after, rather than the establish-
ment of market value. The Department is in a sense serving two masters,
the City(Government) and the specific property owner. The City requires
that assessment be at a level that will allow realty taxes to generate
enough jncome to continue the functions of the City. The property owner
requires that the Assessment Department keep assessment at a fair and
equi table level,

Though the Department works for the City it does not feel direct
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political pressure from the elected members of the City government.

So long as assessments are realistic, elected representatives do not put
pressure directly on the Department. The property owners also do not

put that much pressure on the Department. In an average year the Depart-
ment will receive 100 to 125 complaints against their assessments. This
can be compared to 1961 a year of total reassessment when the Department
was inundated with 1600 complaints. Mr. Hagglund stated ''that the °
citizens know we are so low with our assessments that they do not voice

many complaints'!,

D. DETERMINATION OF THE PARITY RATE AND THE ACCURACY OF CITY ASSESSMENT
To determine the accuracy of the City assessment in an effort to
verify statements made by Mr. Hagglund (Deputy Head Assessment Department)
in my discussions with him, | found it necessary to determine the parity

rate on a sample ofbproperties currently on the market in the City.
The parity rate is the ratio of the assessment value of a property to
its market value. Mr. Hagglund stated that the level for the City was
currently between twenty and twenty-five percent of market value, with
a possible range of twenty to one hundred and twenty=five percent on
specific sites. This relationship of twenty to tﬁenty-five percent
assessment value to market value is also stated in a number of City
publications (i.e. City comparison of tax rates in various districts
use a figure of twenty-five percent).

To determine a sample for the comparison of assessed to market value

I extracted all house sales, which gave price and location from the
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Winnipeg Free Press and Winnipeg Tribune for Saturday, June 4, 1977,

From the newspapers | was able to develop a sample size of 105. 1| then
placed these market values for the 105 sites against the assessment

values for the same sites given in the assessment records of the City,

From a comparison of assessment to market value a parity rate was developed
for each site.

Table I11-A shows the 105 sites, listed in descending order of market
value. It is easily seen that no discernable relationship exists bet=-
ween market value and the parity rate. However it is obvious that the
parity rate developed in this sample does not even closely approximate
the parity rate of twenty to twenty=five percent stated by Mr., Hagglund
to be the current level in the City. Calculations on the sample develop
an average parity rate of just 13.27%, almost half of what the Assessment
Department figures and officials stated.

This discovery that the actual parity rate for the City is in a
range of 10 to 15% of market value rather then the stated 20 to 25%
has a number of ramifications for the City. When a mill rate increase
is necessary it is determined from the assessment value of the City.

If this value is low the number of mills increase will be higher than if
the assessment rate more closely approximates real market value. The
higher the assessment level is, the lower the mill rate increase required
to extract the needed income for the City. -From a political

point of view a higher assessment level would mean that yearly mill rate
increases would be lower if the parity rate were higher and therefore

it would be easier to justify increased expenses and through the illusion
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of a smaller numerical mill rate it would be easier for the populace
to handle,

An assessment level which more closely approximated market value
would have ramifications for external borrowing for the City as well.

The borrowing markets in determining the level of loans for a City would
investigate the total assessment for the City. That level, if it more
closely resembled the actual market value of all City property than

the current 10 to 15% could only benefit the City in its search for capi tal
expendi ture fundiné.

Though as has been seen, no relationship developed when the properties
studied for fhe parity rate were arranged in order of their market value,
a8 very definite relationship develops when the properties are arranged
' by City area and average parity rates for each district are compared,
(Table 111-8),

It is easily seen that as one proceeds from the extremities of the
City inward to the centre (excluding Transcona which possibly because
it is not appended to the City proper does not conform to the Trend)
which is represented by Central Winnipeg Area Two the parity rate rises
sharply upward, reaching its zenith in the centre of the City. A graphic
representation (Graph I11-A) shows how the parity rate climbs upward to
the central City. This means that as one journeys inward into the City
the amount of assessment to market value rises; people are therefore
paying more taxes per dollar of market value in the central City than
they are in the suburbs. A situation which benefits the suburbs un-

fairly over the residential areas in the City's centre. A possible
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partial explanation of this phenomenon of increasing parity rate with
decreasing distance from the City centre is that universally a pheno-
menon has been observed of a higher assessment being given to smaller
properties. The residential lots in the City's centre have on average
a smaller frontage then suburban lots and therefore this phencmenon of
higher assessment per unit area of smaller lots over larger lots could
be occu}ring.

Another possiblé explanation is that in the central City assessors
are imputing potential valuation of land in their assessment of residen=
tial lots, whereas this in not happening in the suburbs. This would
imply that the assessor is adding into the value of central City resi-
dential sites the value that could be realized if the site had a differ=
ent more intensive land use situated on it (i.e. high rise  apartments).
A rather good example of such a practice can be seen in an example
listed in the next two chapters; in the case of Cauchon St. This resi-
dential street in an area of apartments has its 33 ft. frontage lots
-assessed at $3300 whereas a lot in Wildwood Park of similar dimensions
has an assessed lot value of only $1920.

Though both these explanations could hold true it would require
more analysis into the actual processes of City assessment to ascertain
positively the reasons for such a phenomenon and such a study is not
within the scope of this thesis, though the findings do have bearing
on the accuracy of the proving of the hypothesis. It is enough here
to be aware of the trends in City assessments, the exact reasons for

such trends will have to be discovered elsewhere.
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Another interesting point which has been ascertained outside of
official interviews with the City Assessment Department is their practice
of hiring summer staff to do assessments in the City. The Department
hires between 50 to 75 summer staff for this purpose, most are university
students registered in courses relating to the built envircnment. These
students are given two days of formal instruction and then one week of
working in conjunction with an assessment officer of the City. After
this time they are sent oht on their own to perform assessments of City
property. The point which should be raised here relates to the accuracy
of such assessments, Again, only in depth analysis of part time staff
assessments and assessment practises could determine the degree of
accuracy of their assessments but the short instruction period does bring

into question the level of accuracy which can be realized by such staff.

E. CONCLUSION

The purpose of analyzing the Assessment Department of the City of
Winnipeg and the assessment process in general was to ascertain the level
of accuracy which could be expected when one compares a tax form based
on the assessed value of land to the current real property tax based
on the assessed value of total property. As can be seen from the above,
certain points arise which could place in question the level of accuracy
of assessment determined by the City Assessment Department. The low
levels of the City's parity rate; the relationship between location and
level of parity rate in the City; as well as the practise of using summer

staff with limited training brings into question the accuracy of City
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assessment. However none of these items are of such a blatant nature

as to completely distort assessment values for either total property

or land and it must be realized that under either tax system, the Assess-
ment Department of the City would remain unchanged and such discrepancies
as have been located would affect either system equally. | therefore
feel safe in going ahead in the following chapters with the comparison

of the two tax systems and the proving or disproving of the hypothesis
using the assessment figures of the City of Winnipeg, always keeping

in mind the obvious limitations.



CHAPTER FOUR
CASE STUDY
THE APPLICATION OF SITE VALUE TAXATION IN THE CITY OF WINNIPEG

A. INTRODUCTION

In this chapter an attempt will be made to prove the first segment
of the hypothesis; that site value taxation can provide revenue at Ievel§
high enough to maintain the City and provide a more constructive tax
base than the current real property tax now in effect. The two tax
systems will be analyzed on differing types of land use and City loca-
tion.for the purpose of comparison on the grounds of property development,
land maintenance and land speculation.

The first step in such an analysis is the determination of a City
wide mill rate for each of the two tax systems. For the sake of compari -
son only the City imposed mill rate will be used, no mention or inclusion
of the varying district school mill rates will be carried out. The
determination of the current real property tax mill rate is a simple
process (table IV-A)., The expenditures required by the City for 1976
are divided by the total amount of City assessments. From these calcula-
tions a figure of 65 mills surfaces. The determination of the mill rate
for a City wide site value tax requires similar calculations, however,

in place of the total assessment figure used above, only the assessed
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value of land is used (Table IV-B). From this change in the calculations
a mill rate of 259 mills is derived for a site value tax. In this way
the same revenue can be attained for the City. |

A mill rate of 259 mills under a site value system, though it may
Seem quite excessive is, it must be realized, only based on a quarter
of the total amount of assessment that the real property tax system is
based on and seen in this light is not that overbearing. This determina~-
tion of mill rate proves that a mill level under a site value system
would not be so excessive as to rule out its implementation. This arque=
ment has been broached before in the defense against the implementation
of site value taxation. The mill rate it was suggested would be so high,
over 1000 mills (l.e. the tax to be paid on a site would be greater
then the amount of land assessment).that the tax would not be feasible.
Though a mill rate of 259 is high it is not so high as to preclude

practical application.

B. RATIO DETERMINATION

A ratio between land assessment and improvement assessment will
now be determined. By such a determination it will be possible to
ascertain at a glance whether a particular site will experience a rise
or reduction in taxation under a site value tax system.

There are a number of ratios which can be used; land to improve -
ments, which would give ratios in the case of vacant land of 1:0.,
improvements to land which in using the case of vacant land would produce
a ratio of 0:1, land to improvements or vice versa as a percentage; or

total property to land value which in the case of vacant land gives a
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ratio of 1:1. The latter ratio, will be used in this study since it is
the most workable as in no case do you deal! with ratios using zero,
Table IV = B gives the determination of the ratio which works out as
3.98 to 1. On any specifie site which demonstrates a ratio higher then
3.98 to 1, total assessment to land assessment, taxes under a site value
system undertaken in the City of Winnipeg, would experience a decline
from the current amount of property taxes they pay. With properties
which exhibited a ratio of total assessment value to land value less
than 3.98 to | taxes would go up from the current levéf under a site

value system, to a maximum of 398% in the case of vacant land.

C. METHODOLOGY

To compare the effects of the two tax systems it was necessary to
select various specific sites in various land use categories located
throughout the City. The classifications of land use were chosen to
include all major categories located within the City. For this
analysis the categories will be divided into two major streams, residen=-
tial and commercial/industrial. Within the commercial/industrial cate-
gories the following land use classifications were chosen, office
buildings, motels/hotels, grocery Stores, gas stations, warehouses, indus=
trial sites, parking lots, and vacant land. Within each category a random
selection of sites was made through existing lists of all such sjtes.
These lists were either taken from the Winnipeg Telephone Directory or
the Metropolitan Winnipeg Arrow Street Guide (a listing of various

land use types distributed by the Henderson directories). Within each
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category a number of sites were selected in an attempt to include enough
samples as to indicate the pattern of differences which arise between
the two systems of taxation.

Specific analysis will now be made of each of the land use cate-
gories in the commercial/industrial category analyzing the trends in
each of the two tax systems, for property development, land mainﬁenance

and land speculation.

D. COMMERCIAL/INDUSTRIAL LAND USES
l. Office Buildings -

A total of thirteen office buildings were selected from the Henderson
Directory supplemental street guide by the use of random number tables
and are listed in Table IV = C., It can be seen that the total assess~
ment value of all properties was $7,562,370 with land assessments being
$1,022,520 giving a ratio of 7.k to 1, which implies that in general,
office buildings will receive a substantial reduction in taxation under
a site value system. Specifically it can be seen from Table IV = C
that though a general average would give office buildings a reduction in
taxation, five sites studied did or would experience a taxation increase
under the proposed system. The greatest increase would occur for the
Mid Town building located at 375 Graham. This building would experience
a $5430.98 increase over its current tax base, an increase of 22%. In
this case it is obvious that the land value is one of the highest and
this fact is not commensurate with the value of fhe building, pointing

to the fact that the site is underutilized with regard to the use to
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which the land is ncw being put. The same reasoning can explain the
other four cases of tax increases which would occur under site val ue
taxation.

On the other side of the coin the Woodsworth building on Broadway
would experience a reduction in taxes of over $100,000. Though this is
a Provincial Government building and would be paying grants in lieu
of taxes it is still a formidable example of the benefits which would
accrueﬁto a site which has highly utilized its land base. The eight
sites which would experience reduction would receive total reductions
of $273,499.96 while the five sites which would experience increases
would have a total increase of $46,778.59. It can be stated that the
majority of office buildings would therefore benefit with the implemen=
tation of a site value tax system.

It. Motels/Hotels

12 motels and hotels were drawn as a sample from the listings in
the Arrow street guide. This is a ten per cent sample of all motels
and hotels in the City. The relationship between the total assessment
value for all twelve sites in comparison to the total land assessment
gives a ratio of 7.37 to | which again implies, as it did for office
buildings, that motels and hotels could in general experience a reduc-
tion in taxes under a site value system. Again however it is not a
completely black or white distinction. Four of the sites studied
experienced an increase when converted to a site value mill rate of
259 from the current real property mill rate of 65. The four sites are,

the Manor Hotel, 692 Main St., the St. Regis Hotel, 285 Smith St., the
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West Hotel, 786 Main St., and the Motel 75 located at 829 Pembina Hwy .
The increase for the first three examples can be attributed to their
highly sought after downtown locations and the fact that they are not as
highly developed as surrounding properties. This reinforces patterns
which were also apparent with those office buildings which would experi-
ence increased.taxes under a site value system. Unless properties are
developed, not necessarily to maximum potential but to a point where
building value exceeds land value by a ratio of four to one sitées can
experience a rise in taxes under a site value system. This could cause
vertical development under a site value tax system precipitated by
builders/developers who wish to reach a level of building which wauld
not underutilize the site.

The fourth example experiencing an increase is Motel 75 which is
located on Pembina Highway beside the Manitoba Hydro offices. It is a
motel complex of small attached bungalow suites comprising a single
story on a very large site which is utilized in the main for parking..
Again this shows an example 6f @ site which does not fully utilize its
land. Such sites would experience a rise in taxation under a site value
system.

With regard to total changes it is obvious that benefits would
accrue to the majority of motel, hotel sites in a reduction of taxes
under a site value system. The eight sites which gain benefits from
the installation of a site value system experience a reduction of $103,611.86
or 66% in their current tax bills while the four sites experiencing in-
creases, only experience a total hike of $11,874.05 an increase of 30%

from current levels of taxation.
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lit. Grocery Stores

Twenty-=six grocery stores were selected from the Manitoba Telephone
Directory (Table IV-E) selected again by the use of random number tables.
The first ten represent a major chain of large grocery stores in the
City. In analyzing the effects of a site value tax system on all 26
sites it can be seen that half would experience decreases, half increases
in their tax bills under such a system, though the benefits in reduced
taxes ($101,877.22) would far out weigh the increased tax bills for
those sites experiencing increases ($9952.06). The impact of increased
taxes however would be great, as in the majority of cases it would
fall not on the large chain stores but on the small corner establish-
ments in the City. Only two of the large chain stores experience increases
(1319 Pembina Highway and 285 Marion) and in both cases this increase
can be attributed to the large surface parking lots surrounding both
sites, which increases the amount of underutilized land. The other
eleven sites experiencing increases are the smaller type of grocery
establishment for which such a tax increase would or could be very
detrimental. In two cases (682 Sargent and 707 Sara) taxes would double
which could cause a definite drain on income for what were probably
marginal operations to begin with.

The increase in taxes under a site value system could therefore
cause a shift away from smaller, single owner corner groceries with their
lfmited investment capital and low profit margins to the chain system

of small groceries which could afford the expenses of improvement and




Page 74

9981 - 6%°(82 G1°90¢€ 01l‘y 009°¢ ol *aAy |ehoy 59¢
0L*LE - $0°90$ SL°THS 05€°g 00h‘9 056°1 urejunoy 0€g
12921 + 1€°81E°1 01°261°1 ohE‘8l 05z ¢t 060°S urey 9£01
£4°255 + £2°870°1 08°SlY 0ze’L 06€°¢E 0/6°¢ eseg Lol
86°005 - T Igw'e 02°286‘¢ 088°Sh 00€ ‘9¢ 0856 J069.1n0y 1zol
I18°69L°C + 99°z0L‘L S8°2E6'Yy 068°SL 051 ‘9% ohl ‘62 19)|eAe) 628
8L°291 + g85°L€6 08°4iL 0Z6°11 00£°‘g 029°¢ Aeg 0091
09°268't -~ S1°185°2 SL eqh‘s 0SL°¢g 006°€L 058°‘6 *3g Bujumoug 701
8S°¢1L + 88°LLE° 0£°499 0zz ol 006y 0zE‘S juabaeg 289
€°062 + £6°004°C Ss5°otL1‘e olh‘ze 00Z°€Z 0lZ°6 Awapeoy gth
HZ'SS0°LL - 9£°T6E‘GE 09°L4h‘ey 0H0*£59 000459 040°g6 °M°S uossapuay Il
§8°12Z°L ~ S6°€11°01 059°G£€°L 00/ ‘992 099°Lee 050°6¢ ssaN 650¢
8" T6ELl - L9°6HB°ER S The‘ 101 0116551 008 ‘K€ 1 0£1‘HZe jueuy 0911
HO"6HE'Y - 18°89f°9 S AV 068°491 00€ ‘oft 065°42 uoSsJIapudy 94
09°L0%‘L - 06°91L°21 WP TAR T 00€£°/1¢ 002891 001 °6Y uopAioy 00/ 1
£2°99L°61 - T 1LL‘TT TN AANA 0LZ'%59 05£°99S 0z6°Lg abel oy 7628
S6°S18°L  + 0Z°9LL°€T §2°096°12 058/ €€ 050 ‘942 008°16 uojaey Sge
28°9/0°L7 - gh'HlIO‘HT 0£°160°1§ 020°98L 00£°€69 0zL‘26 poomMuwniny 1€01
78°€€9‘C - 86°978°L 08°09h 11 0ZE'9L 1 001 °‘oht 0zzZ o€ *M°S *Amy eujquoy 098¢
Lewle's  + [S°ql0°TT 02°00. ‘61 080°‘¢o¢ 058°L 12 0€£Z°sg "W°S °Amy eujquay 61E1
(92) $3¥0lS AY¥IIOWH
. °10) 9(61 xel
Q] m ‘10) oﬁm_ xXej >u._mn_o..n_ —muo._. m:_v::m pueq °ON
mco_um._...m> 0:~m> Ou_m _mwx m:—m> uCOEmmOmm< Howuum uwm.;w

3 - Al 378YL



Page 75

£1/90°256°6 + . ,
€1/22°LL8°101 - 69°LL0°69T §8°200°19€  068°€95°S 086°%15°y  016°gE0‘1L Lol
TR + 0S§°[%9 SL°£0S 08t 052°S 00S°2 1934eq o€l
99°6¢£ | + 10°09¢ 9€°02e 06£°¢ 000°2 06£°1 uIngx009) 198
9" HES - 61°¢88 §9°L1n‘l 018°12 0o% ‘gt oth'e Aeg el
TARIAS + 2£°897°4 0Z°1€6°¢ ogh ‘09 000 ‘HH 084 ‘91 Awapesy Lty
8°48 + lzoeen‘y Shelne‘ 0¢l ‘02 002°St 0£S°S liepn 0¢9
0Z° 1y + 0.°068°1 05 6441 00£°2Z 000°51 00€ /L 193 |eg 0L2
(°3u0)) S3IUOLS A¥IIOWD
7 °10) 9/61 xel
0} § °10) 9/6] xej 3;39& jelo} buip|ing pueq *OpN
suotllellep m:_m> 0u_m ) |eay anjep u:@Emmﬁmm( umu...um .-ua..am

(enu1luog) 3 - A 9qqey



Page 76

upkeep needed to bring such establishments up to a level of development
which would offset the higher tax levels experienced under a site value
system.

As well this data points to the fact that the small corner grocery
is an inefficient land use in higher density neighbourhoods. Its one
story structure not utilizing the site, particularly when it is sur-
rounded by high rise apartments. The pressure from a site value tax
on this type of structure could be enough to cause its incorporation
within a larger structure, thereby maximizing the use of land and reducing
the growing share of taxation. Therefore the possibility arises that
with fiexible zoning, site value taxation may indirectly bring about
considerable changes in this urban form.

IV. Gas Stations

Eight gas stations and one car wash were selected as a sample for
a determination of the effects of site value taxes on service stations
(Table IV-F). The sites were chosen for location throughout the City to
ensure that all City areas were studied. It is apparent that under a
site value system all service stations in the City no matter the locale
will experience marked increases in their tax bills. The ratio of total
value to land value is a low 2.06 to | which means a 93% increase in
taxes under a site value system. Only the car wash experienced a slight
reduction in taxes and this can be attributed to the fact that the assessed
value of the car wash equipment and structure gives the site a ratio
greater than 3.98 to 1. The increases are particularly high for those

stations which are self serve (211 Main). In this case the self serve
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station would experience a 326% increase in tax rate under a site value
system in comparison to what it pays now.

The implications of the impact of site value taxation on servics
stations would be such as to possibly warrant more intense use of land
and again possibly if the economic impact was great enough to cause a
shift away from self serve stations.
V. Waréhouses

A total of six warehouses were examined (Table IV=G) and results
were mixed 50% showing increases 50% decreases if a site value tax system
were put into effect. The ratio total for all six sites was 4.52 to |}
which implies that in general warehouse sites could expect reductions
in taxation under the proposed system. However it appears after examining
sites singly that benefits would be mi xed, dependant upon location which
effects the assessed value given the land and the construction and quality
of the warehouse building.
VI. Industrial

Ten industrial sites were selected in the City in an attempt to gauge
the tax's effect on industrial sites in varying locales throughout the
City. It can be seen from Table IV=H that the majority of sites (80%)
would receive tax cuts, ranging from the hundreds (81 Lawson) to hundreds
of thousands of dollars (1191 Kennaston). The two sites which show
increases would experience rises in the thousands of dollars. It can
be assumed that the reasons for the decrease in the majority of sites
is due to their location in industrial areas of the City where land

assessed values are appraised solely for their potential as industrial
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sites and not for any other possible land uses or to the fact that the
appraisal of their building infrastructure is high, because of the high
value of equipment, included in the buildings.

The two sites experiencing increases are not located in industrial
areas of the City. 270 Assiniboine (Guertin Bros. Paints) being located
in a high rise apartment area and the same is true for the site at
780 Marion St. The land at assessed value is rated very highly in
comparison-to the building infrastructure located on these sites, The
average increase experienced is 7.15% of the total assessed value of
the sites. The average decrease for those eight sites experiencing
reductions average 4.45%.

It is apparent from this analysis that with regard to property tax
the greater majority of industrial sites in the City would benefit
from the implementation of site value taxation. This could have bearing
on the attracting of industry to the City.

Vil. Parking Structures

A very definite effect will be felt on surface parking lots in the
City in the eventuality of the imposition of a site value tax system.
Surface parking lots willlexperience a rocketing increase in their tax.
bills. In the cases listed (Table IV~1) an increase of approximately
300% will be felt, which will add considerably to their cost of operations.
Using the example of 33-65 Kennedy it is possiblé to determine the exact
effect such a tax shift would have. There are 110 parking stalls in
the lot. Assuming a monthly rental of 35 dollars (a figure quoted by

a number of parking rental firms) gross revenue would be $46,200 per
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year or $3850 per month. The amount the current real property tax

rate removes from this total is $7,319.40 per year or $65.54 per

stall per year. Under a site value system the tax rate would have an
impact of $29,099.40 per year or $26L4.5k per stall per annum. At
thirty five dollars per stall the current real property tax rate amounts
to 15.84% of the total yearly rental fee. Assuming a stationary
relationship between property tax and gross revenue of 15.85% the site
value tax rate of $264.5L4 per stall per year would require a comparable
stall rental of $I,607.08 per year or $139.17 per month per stall, a
four fold increase. This fact could have two very real ramifications
for the City. One is that the added expense incurred on parking down-=
town, where most surface pafking lots are located could mean a shift
towards public transit.

The second ramification could mean the development of building
sites with integrated parking structures. It can be seen from the
~example of the Eaton's parkade that though an increase in taxes will
be felt if a site value tax were implemented the increase would be of
a minor nature (1.5% increase in taxes) and have little actual effect
on the operation of such a structure. The parking structure type which
benefits the most is the system of underground parking used in a number
of the larger office towers in the City. Lombard Place parkade has no
land value as it is located below the surface; the land value is incorp-
orated in the assessed value of the office building above it, so the
garage's taxes would drop to nothing under a site value system,

The outcome for parking in the City under a site value system would
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necessitate a very definite shift to a more intensive use of tand,
particularly in the downtown and cou'd conceivably cause a dramatic
shift to the use of public transict.

Viil. Vacant Land

The relationship of vacant land under site value taxation in com-
Parison to the current real property system is straight forward. All
vacant land will experience a 398% increase in taxes under a site
value system. The ramifications of such an increase could definitely
be wide felt, however certain circumstances weaken its true impact.

The effects of such an increase would be expected to force people holding
land, particularly in exurbia to speed up their processing of the land
into some use. It would also be feasible to'expect that vacant land
which has been held out of use in built up areas would now be forced

into use with the added cost of the taxes.

However from the example listed in Table IV = J it can be seen that
the appraised value of the land is at such a low value that the tax
effect even with the quadrupling of the tax rate is limited when compared
to the market value, which is also listed in the table. The market
values were extracted from the ‘'Real Estate Supplement Digest' Business
and Law Journal for 1976 (a document of limited subscription). This
document lists all real estate sales in the City for each six month
period.

In examining the second last site, 693 St. Anne's Rd. it can be seen
that buildings existing on it are of negligible value. A comparison

of the assessed land value of 693 St. Anne's Rd. to the market value
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gives a parity rate of 9.45% which is in the same range of parity rate

as was determined in Chapter Three. The lots four and five on Knowles
Ave. have a parity rate of 2.0%%. The two sites have market values of
$11,875 per acre and $32,653.06 per acre. When this is compared to their
average assessed land value of $578.75 per acre and $662.24 per acre

it is plain that even a ten fold increase in the level of the tax rate
would have limited bearing on the development time frame as long as the
assessment level is so low.

To examine the situation further 693 St. Anne's Rd. was sold for
$95,000 on November 20, 1975. The current real property tax on the site
would have amounted to .61% of the total sale price for 1976. Even if a
site value system was implemented the tax rate based on the assessed value
of the site would only have amounted to 1.26% of the sales price, hardly
enough to cause the rapid development of the site. Imagine however if the
assessed value was 25% of market value as the City (Chapter Three - sec C)
claims. Keeping the same relationship between the land and buildings on
the site as it now exists the current real property tax for the site would
have been $1,543.75 (total assessed value $23,750) or 1.63% of the total
sales value. The site value tax under such a situation would have been
(assessed land value $12,243.22) $3,170.99 or 3.34% of the total purchase

price. At such a level, the tax rate could begin to have an effect on

expediting optimum use of the land.

The impact of a tax shift on vacant land becomes greater as one ventures
inward into Central Winnipeg. This can be seen by examining 634 Main St.,
a vacant site which was offered on the market for $47,500 in 1976. The

parity rate on this site is 4l1.7% a much higher rate than
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that experienced on the outskirts of the City. The difference in this
case is exceptionally high and is probably due to what was a very low
asking price for this particular site. This fact, however, that the
parity rate rises as one reaches Central Winnipeg (Chapter Three Section
D) means that a shift to site value taxation would have its greatest
impact on pressing vacant land into use in the more centrally located
districts of Winnipeg. In the example cited, 643 Main, a site value
tax would in this case amount to 8.09% of the total purchase price. At
such a level it is possible to assume that the developer will speed

up his development plans in order to avoid paying the much higher site
value tax, which acts as a holding disincentive, and develop a structure
on the site which will generate income to offset the tax.

The effects of a site value system of taxation on vacant land would
probably not be the major consideration in the development of the vacant
sites, obviously market decisions and demand would be primary, though
it would definitely have a secondary effect on the decision to devel op.
The reason a site value system would be secondary is because the capi-
tal the iax can draw away is limited.

The fact that the parity rate is low on the extremities of the City
is due to two factors the first, assessment departments generally assess
larger properties at lower levels than much smaller lots. Because
lots are much smaller in the central City then on the outskirts, parity
rate levels tend to be higher in the central City.

The second reason is that land in the extremities is evaluated for

assessment as agricultural land and given a very low dollar per acre
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value. Because of these facts it can be expected that the site value
system if implemented would have zn effect on preventing land specula=
tion and the holding of land out of use but it would only make up a
secondary factor in development decisions, unless assessment values

of vacant property were brought into closer line with true market value.

E. RESIDENTIAL LAND USES

Two classifications of residential land use were examined in depth
to determine the effect of site value taxation and current real property
taxation on property development, maintenance of land and land specula-
tion. .70 apartments and 525 single family detached housing sites were
examined in various locales in the City.

I. Apartments

Seventy apartment sites were selected for examination under the
two tax systems. There are approximately 1500 apartment sites listed
in the Henderson street guide, this sample is therefore roughly 5%
of the total number. The seventy sites were selected from the listings
using random number tables.

Because of the concentration of Apartment blocks in §entra! Winnipeg,
twenty seven o% the seventy randomly selected sites are located within
the Central City Area | boundaries used by the Assessment Department
(See Map P.48 ), |

The two systems of taxation are compared with regard to each site
and by location in Appendix. The first characteristic which surfaces

is that in the vast majority of cases (see column six to view tax
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decreases or increases in rates under site value taxation as compared
to current tax) apartment sites would experience very high drops in
their level of taxation under a site value tax arrangement. Only ten
per cent (7) of the sites experience tax increases, fully 90% of the
apartment sites examined would experience tax drops under the proposed -
system. These drops would range from $54,203.88 for the apartment
located at 130 Beliveau Ave. to a low of $28.97 for the Fredmont
apartments located at 45 Hargrave St.

The increase in taxes for the seven sites which would experience
them under a conversion to a site value tax would have a range of
increases from $5323.90 (314-318 Broadway) to an increase of $83.61
(525 Burnell St.).

Table IV-K gives a summary of variations which would occur for
apartments under a site value systeﬁ of taxation. The first column
lists the geographical area and the number of apartments examined in
that area. The second column, the total amount of taxes which would
be paid under the current real property tax system. The third column,
lists the total tax of all sites which would be paid under a site value
tax system, column four lists the actual amount of increases and decreases
which occurred within each district as well as the precise number of
sites either experiencing an increase or a decrease from the current
real property tax. Column five contains the average increase and or
decrease for each site in the district. A negative sign in front of
the number signifies a reduction in taxation under a site value system,

when compared to the current real property tax.
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By examining Table IV=K it is seen that the average tax payment
on the seventy sites examined under the current System is $7,919 this
would decrease under a site value system to $3,260.29.

The 63 sites experiencing decreases would receive average decreases
of $5,393.31 or 68% in their tax bills. The seven sites, which under
a transition to a site value system would receive increases, would
experience average increase of $1,395.67 or 37%.

An inspection of Table IV-K reveal that no pattern exists between
the location studied and the increases or decreases apartment sites
experience under the two systems. The one major assumption that can .
be derived from the consideration of the data presented in this table is
that in the overwhelming number of cases taxes would drop considerably
under a site value tax system. This is due to the fact that land is being
fully utilized in these cases.

In an attempt to find further correlations between the seventy sites
and the benefits or privations which would be inflicted upon them in
the conversion to a site value system Table IV-L was developed. By
obtaining the computer print-out on apartment sites developed by the
Central Mortgage and Housing Courporation for their bi-annual examination
of apartment vacancies in the City it was possible to determine the
number of units in each of the studied sites. Unfortunately not all
blocks in the City are covered in the CMHC data,] so only 56 of the
70 sites are listed in Table IV-L. From an inspection of the data a
loose pattern of tax decreases under the proposed site value system

1. CMHC WINNIPEG APARTMENT VACANCY SURVEY, April 1977 covers 4l 904
of a total 53,669 estimated units for the City = 84% of total.
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emerges. The more units an apartment block has, i.e. the greater the use
of vertical space above the site, the greater the tax decreases will
be under a site value system when compared to the current real property
tax.

The exteptigns to the above loose rule are sites 7,9,15,30,37, and
39. Sites 7(314-318 Broadway) site 30 (45 Hargrave) and site 37 (365
Kennedy) are located within a small area of downtown Winnipeg. The most
blatant variation from the rule that more units per block would mean
greater reduced taxes under a site value system is 314~318 Broadway.
This is a large (87 units) 5 story structure located among the many
business offices on Broadway between the legislative grounds and Main
St. The building was built during the first part of this century and
though well maintained occupies a very large site which could easily
be converted to office towers, This is the reason the assessed land
value is high in comparison to building value and this fact explains
why the taxes would skyrocket in the event of the imposition of a site
value tax. Site 30, the Fredmont, located at 45 Hargrave, is only a
few blocks from 314-318 Broadway however it is of a different construc-
tion being a three story, 16 unit walk up apartment. Though the site
would not experience an increase in taxes if a site value system came
into being, (actually it would receive a small decrease in taxes) the
decrease is not in line with other similar sites. The reason for this
is due to the fact that the building is not that well maintained or
constructed and therefore has a low assessed building value. The apart-

ment located at 365 Kennedy experiences an increase for similar reasons
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to those given for 314-318 Broadway, being an older unit, on a highly
valuable piece of land which could easily be converted to high density
commercial use.

The site at 1230-3L Pembina Hwy. is a combination of the above
cases. A lower value apartment block built during the 1950's which
occupies a highly valuable section of land which again could easily
be converted to commercial use, in this case the block is also not
that well maintained or constructed.

It is obvious from this examination of apartments that a site
value system of taxation would benefit the heavy utilization of resi=
dential land. In other words a concentration of people in higher
density buildings, compacting the size of the City.

ll. Single Family Residential

The studying of single family residential lots was done by 1871
census tract in an attempt to ensure both locational coverage and
income dissemination throughout the City. Eighteen census tracts were
examined. Within each oflthese tracts an average street was selected
by visual means in an attempt to ensure that the street selected re-
flected the average style and housing characteristics of the census
tract. The census tracts selected are shown on Map IV-A by the darkened
areas. A total of 525 sites of single family homes were examined and
compared for the variation between the site value tax and the current
real property tax. The data will be further analyzed in Chapter Five
by census tract, average total income and level of taxation in an attempt

to examine equity levels for the two tax systems.
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The sites examined are listed singly in Appendix, a summa ry

" of each census tract is given in Table IV-M, The first column ligts
the census tract; the second column lists the street examined and the
area classification listed in the assessment roles (Map P.48 ). The
third column gives the assessed land values for all sites studied on
that street. Column four lists the total (building and Land) assessed
value. Column five, lists the amount of current real property taxes
which would be paid by the sites on the street. Column six lists the
amount of taxation pasid under a site value system. The seventh column
lists the difference in tax rates whether increase or decrease under

a site value system and also the number of sites which would experience
either a decrease or an increase. The final column shows the number
of sites observed on each street, a total of 525.

Conclusions can be derived from the final totals for all columns
on Table I1V-M $944 000 of assessed land value was examined in compari-=
son to $3,653,400 total assessment value. By the use of the parity
rate determined in Chapter Three it means-that approximately 27 million
dollars of property at market value was examined in this samplie. The
ratio between land and total property is 3.87 to | which meéns that,
on average, single family housing in the City would experience a small
increase in tax levels under a site value system. Such an increase
would amount to roughly 3% of an average home owner's current tax bill.
By viewing totals for column five and six, site value taxation will

generate more taxes from Rl uses then the current real property tax.
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The fact still arises however that the picture is not completely cut

and dried. Not all sites will experience increases, as a matter of

fact column eight shows that numerically more houses will experience an
actual decrease under a site value system, 269 with 255 units experiencing
increases. The difference between the numerical totals of column eight
and the higher tax levels in column seven as compared to column six arise
because the average decrease for the 269 units is much less (388.34) than
the average increase for those units experiencing increases ($120.18).

In further analyzing the effects of a site value system on the City's
single family homes the eighteen census tracts were divided into three
categories. Those tracts which upon comparison showed either a decrease
or increase in tax levels under site value taxation were put in separate
categories. If over 70% of sites studied in a census tract showed either
increases or decreases, that would place the census tract in one of these
categories. The third category is for those census tracts which showed no
prediliction to either tax increases or decreases among its sites under
site value taxation.

The census tracts are then mapped in an attempt to develop correla-
tions between location and increases or decreases. Map IV-B shows all
census tracfs with various delineations to display the three categories.

Viewing the map shows that an apparent rough correlation does‘exist
between location and increases and decreases in tax levels under a site
value system. As one ventures toward Winnipeg's centre the number of

sites in selected census tracts experiencing increases, rises, congregating
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in the more central areas of the City. This reinforces the findings

of Chapter Three and the parity rate data. The parity rate determined
in Chapter Three shows that assessed land costs per square unit increase
in direct relation to the proximity from the City Centre. Therefore

the deleterious impacts of a conversion to site value taxation will

be felt more in the residential districts of Central Winnipeg then in
the suburbs. Though this would not be the only factor which would be
the cause of tax increases or decreases on residential homes under a
change to a site value system.

Another reason an area or specific site would experience a decrease
or increase in taxes is dependant upon property development and property
maintenance with regard to the specific site examined. The two census
tracts which experienced complete increases among all the sites examined
were censue tracts eight and twelve. Census tract eight examined the
homes on Brock St., between Academy and Wellington., The land value
is high here as the property is in an upper class area. The housing
does not reflect the value of the property and therefore taxes rise
under a site value system., Census tract twelve which is Cauchon St.
off River Avenue, has been mentioned previously and will be further
analyzed in Chapter Five. It appears to have its land valuation done
on a potential usage basis (potential usage or valuation is the case
where a property is assessed not on its current use but on the possible
i.e. potential use, the site could be put to if the current structure
were removed) and this explains its large tax increase under site value

taxation. Just the opposite can be stated for the two census tracts
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which experienced complete decreases in taxes among all sites. Census
tract 500 is located in Fort Richmond and has lots which are not that
highly valued. The homes on the sites being the major components of
the property's value.

This is another reason a single family residential site would
experience a decrease or increase in taxes under a site value System
in comparison to the current system. The property must be well main-
tained and have a structure on it which is reflective of the calibre
of the neighbourhood inwhich it is found to experience benefits under

a site value system.

F. CONCLUSION

The analysis of the ten chosen land uses (office buildings, motels/
hotels, grocery stores, gas stations, warehouses, industrial sites,
parking lots, vacant land, apartments, detached single family residences)
show quite conclusively that the imposition of a site value tax would
not be beneficial to all land uses in the City. Even within land use
categories it has been seen that the situation is not cut and dried,
specific sites suffering increases or enjoying decreases in taxation
counter to the average expected in that particular class. These fluc=
tuations dre due as much to the sites land use as to the specific upkeep
and development of the particular site. A generalization can be made
with regard to the land use of a site. Those uses which utilize their
sites towards a maximum will in the majority of cases experience the

benefits of lowered taxes under a shift to a total site value system.
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The type of land use which would benefit conclusively from a site value
system are office buildings, motels/hotels, industrial sites and apart-=
ments. Those types of land use which would experience little change
as an aggregate group, though obviously for specific cases fluctuations
could be dramatic, are grocery stores and warehouses. In between those
land uses which experience little marked change as a group and those
which will experience a detrimental increase in taxes are single family /
detached homes. As an aggregate their taxes would on average rise,
though not substantially (3% on the average tax bill of the homeowner)
under a site value system. The land uses which would suffer with in-
creased tax bills are gas stations, parking lots, particulariy surface
parking lots, and vacant land within the confines of the City's boundaries.
The above divisions show that the more a land use utilizes a site
the greater will be the tax decrease under a site value system. Looking
at sites specifically, regardless of the type of land use, another
conclusion can be drawn. Those sites which maintain their improvements
would experience a decrease or at worst less of an increase in taxes
under a site value system. This is due to the fact that upkeep of a
building registers itself in the appraised value of the site. The
increased value of the building increases the ratio of total property
to land and as explained above, the higher the ratio the less taxes to
be paid under a site value tax. An example of property maintenance
is the Fredmont Apartments discussed previously. Part of the reason
the shift in taxes on this site would not be commensurate with the other

apartment sites studied is the fact that the site is not well maintained
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or constructed and this is reflected in the low appraised value of the
building. This factor also explains the differences in taxes certain
houses on the same street would experience under a site value system.
Lower maintenance expense reflects itself in lower assessment of build-
ings. Under the current real property tax this is advantageous, de-
creasing total assessment and thereby,taxes, however under a site value
tax system the maintenance and upkeep of a building would not be re-
flected in the assessment of property value therefore there would be

no disincentive to improve buildings on a property. In the shift to

a site value system more benefit (or less detriment) would be experienced
by those properties which have kept building maintenance up, no matter
what the land use category.

With regard to land speculation it has been shown in the analysis
of vacant land that unless the assessment value of vacant property in
the'City is incréased to a point which better approximates market value
the desired effects of the imposition of site value taxation (i.e.

a curtailment of speculative holding of land) will not be realized.

The very low assessment of vacant land effectively counters one
of the major elements of the site value tax. So long as the tax on
vacant land is so low there is no disincentive for the holding of land
out of use. To be truly effective in countering land speculation the
tax must be proportionately high in relation to the potential income
from the vacant land. As was shown in the analysis of vacant land the
parity rate even if it rested at a level of 25% of market value would

see the site value tax become a factor of importance in development
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decisions. Therefore the only way a'site value system would be effec-
tive in curtailing land speculation, in the City of Winnipeg, would be
if the assessment values were brought much closer to true market land
value.

It can be seen from the analysis in this chapter that a site value
tax system would be a better tax then the current real property tax
if the desire was for a tax which not only brought in the required level
of monies to run the City but which also could be used to reinforce
certain desired trends in City growth (concentrated City size and im-
proved property maintenance) and which would act as a disincentive
against certain undesired elementsof urban development (land speculation,
under utilization of property sites). Table IV-N summarizes the general
effect site value taxation will have on the various land uses.

The two elements which in this chapter speak out the most against
the implementation of a complete site value system of taxation are the
very high mill rate necessary to generate the City's needed income
and the fact that in the main the tax would not be beneficial to single
family homeowners in the City. These two points will be analyzed in
detail in Chapter Six which deals with the ramifications of an imple-
mentation of a site value system in Winnipeg.

Chapter Five analyzes the two tax systems further, examining site
value and current real property taxes on the grounds of equity in an

effort to determine completely which tax is the better.
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CHAPTER FIVE

THE EQUITY QUESTION

A. INTRODUCTION

Equity and the concept of equity in taxation has various connota-
tive meanings dependent upon how the phrase is appl}ed. The dictionary
defines it as justness, impartiality. Economic thought varies as to
its meaning, in some cases it is applied specifically to the determina-
tion of an exact measurement of tax against income, in other instances
it is used generally to describe the fairness of a tax over various
income levels,

In this chapter an attempt will be made to make a specific exami-=
nation dn the grounds of the equity of the two tax systems, site value
and real property, using the data developed in Chapter Four for single
family housing. For a number of reasons single family housing is the
only land use examined. The single family classification is the largest
land use numerically in the City and therefore samples were much easier
to select. Also, more importantly, the income data for single family
residents was readily available from Census Canada tracts for 1971.
Business sites were not incorporated due to the difficulty of acquiring

accurate and truthful income data. The variation of types of businesses
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would also have caused difficulty in comparison. The method used will
compare the average amount of property taxation per census tract against
the average total housechold income for that area as a percentage. (i.e.
if a family's total household income was $10,000 and their property

tax was 3500 the equity level of taxation would be 5%, $500 # $10,000).
With the development of these figures, one for each tax system, com-
parison will be made of each system over all income levels.

The fiigure ""average total household income'' is taken from the
1971 Canadian Census which defines the term as ''the sum of the incomes
received by all members of the family 15 years and over, from all
sources during the calendar year 1970"}.

The equity of a tax refers to the ability of the taxpayer to pay
the tax. In an ideal case a tax should be progressive. A progressive
tax is one in which the tax increases commensurately with the taxpayer's
income. The Canadian income tax is an. example of a tax which attempts
to be progressive in its imposition. A second classification when re=-
ferring to equity is a proportional tax. In this case a tax would remove
the same percentage of levy from all income levels. As an illustration
a man earning $1000 would pay five per cent or $50 as a tax; a man
making $10,000 would again be assessed five per cent or $500. In either
case the same percentage of assessment is levied. The least desirable
ciassification of tax is a regressive tax. In this case a tax would
decrease as a percentage of income as income increased. An income

of $1000 would experience a charge of $50 dollars while an income of

1. Census Tract Bulletin, 1971 Census of Canada, Winnipeg Series B,
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$100,000 could recéive the same $50 levy. The research conducted in
this chapter will attempt to determine which category each of the two
tax systems will fall into and which is therefore a better form of

equitable taxation.

B. METHODOLOGY

Eighteen census tracts were selected, out of the City of Winnipeg's
total of 101, for 1971. They were selected on the basis of two criteria,
one that they display the full range of average total household incomes
exhibited in the 1971 census for Winnipeg and two that they were located
in all sections of the City. The fact that the eighteen sites do meet
these criteria can be judged by viewing Map V-A which gives the location
of each census tract and the average total household income for each
tract.

The average total household income for the eighteen census tracts
under examination range from $5393 to $30,523. The eighteen census
tracts reflect th; average total household incomes of all 101 census
tracts located in the City.

Within each census tract a visual survey was performed to deter-
mine an average street for specific stddy within each iract. An attempt
was made to ensure that the street selected reflected the characteristics
of the total census tract. Also it was attempted to select streets
which were compietely residential in nature. Streets were avoided if
they were located on major arterial roads or if other land uses were

present in large numbers. This was done to ensure uniformity of com=
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parison of all sites selected in the eighteen census tracts.

It can be argued that a fairer picture would develop if all single
family homes in each census tract had been examined. This is doubtful
however as it can be substantiated that the streets selected doc more
than adequately reflect the average of each Census tract indicating
that an examination of more housing would be redundant.

The specific sites and their tax rates under both systems are listed
in Appendix Il. Within the total eighteen census tracts 525 sites were
specifically studied. In this chapter the results of this examination
are compiled in Table V-B, Within this table the average current real
property tax (col 1) is presentgd for each census tract. Column two
lists. the average total household income derived from the 197} Winnipeg
census. These two figures are then divided for each census tract and
an equity rate for the current real property tax in each of the eighteen
census tracts is determined. Columnsfour to six contain the same cal-
culations for the proposed site value tax system.

: The'average total household income for all eighteen census tracts
was determined by weighting the average income figure for each census
tract. This was done by multiplying the number of sites in each census
tract by the average total income for that tract then totalling the
resultant eighteen figures and dividing by the total number of houses
examined. The average income for all eighteen sites was $10,898. This
is compared to the average figure. for all of Winnipeg listed in the 1971
census of $9382. The figure developed for this study is higher because

certain census tracts were not included due to their lack of single



Page 118

family detached housing. These tracts also possessed }ow average house-

hold Inccmes, thus their non=inclusion explains the study's higher figure.

C. ANALYSIS OF EQUITY FOR SITE VALUE AND CURRENT REAL PROPERTY TAX SYSTEMS
The average equity lével, for the current real property tax as
exhibited by the eighteen census tracts was 4.15% (i.e. property tax
would take L4.15% of a family's total household income). The range
extended from 6.98% to 2.67,. The equity levels for the site value
tax examples were very closely grouped (5.52% to 2.6L4%) except for two
cases, census tracts 12 and 22, which exhibited extremely high equity
levels, 12.53% and 11.62% respectively. It is evident that for site
value equity levels, census tracts 12 and 22 are completely out of pro-
portion with the other sixteen tracts. Examining these two tracts
further it is realized that both occur in Central Winnipeg. Examining
the specifics of each tract as they are given in Appendix 1l the asses= d
land value for all sites in both tracts is completely out of proportion
if all sites had been appraised as homesites. This is particularly
apparent in census tract twelve where the assessed land value is second
only to the assessed value of lots examined in Tuxedo . (For census tract
12, 3300 dollars assessed land value for a 33 foot frontage works out
to 100 dollars the front foot which is incredibly high assessment). In
the other case similar comparisons can be made. It would be impossible
to place a home on these sites with such high taxes, however an apartment
could easily be placed on two such sites and still afford the tax. What

therefore is presumed to have happened in these cases is that the City's
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Assessment Department has used potential usage evaluation (assessing
property not by what currently occupies ths site but by wnat possibly
could in the future) in appraising the value of thesse sites, thus
balancing these land assessments against low building assessment to
even out the total value of each site. A practice which is not present
in the other sites under study. This is the reason for the marked
digression of these census tracts from the rest. Because of thejr
bias they will be removed from this comparisgn of the equity of the
two tax systems.

The revised data is as follows:

Site Value Tax Equity Level (adjusted - by elimination of CT 12 and 22)

RANGE 2.88%
AVERAGE L.27
HIGHEST VALUE 5.52% (CT 134)
LOWEST VALUE 2.64% (€T 553)
Current Real Property Tax Equity Level (adjusted = by elimination of
- CT 12 and 22)
RANGE L,23%
AVERAGE L.15%
HIGHEST VALUE 6.90% (CT 134)
LOWEST VALUE 2.67% (CT 531)

A presentation of all census tracts and their equity levels is

presented in Table V-C by equity level and in Table V-D by income level.

D. CONCLUSION

It is apparent from these figures that the site value tax is a
much more proportional (i.e. each case studied regardiess of the amount
of income earned would still pay the same percentage of income in pro-

perty tax) and therefore a more equitable tax than the current real
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property tax. However consideration must be taken of the actions of
the Assessment Department in this examination. The range of equity

levels shows that the site value tax over the entire Sixteen tracts

under consideration diverges the least from the group average.

The impact of site value taxation on the equity of tax payments
would therefore be such that the tax would be more proportional and
therefore more equitable than would be the current tax systems. It
would therefore be a fairer tax with regard to the income levels of
houseowners. It is unlikely that a greater improvement could be de-

veloped in the equity of a property tax system than is shown by trends

exhibited here by site value taxation. It would be extremely difficult

to develop a property tax system which would be progressive in nature
(i.e. increase the percentage amount of property taxes as assessed

value of property rose). It is within the realm of possibility that

the site value system of taxation could eliminate the regressive nature

of the current system.



CHAPTER SIX

IMPLEMENTATION: PROBLEMS AND PROSPECTS

A. INTRODUCTION

The result of chapters four and five indicates that a site value
tax would have certain advantages and show certain improvements over
the current real property tax, though in no way would it be the com-
plete panacea that Henry George envisioned. The tax would lead to
increased property development and improved building maintenance for
certain types of property and in conjunction with updated and more
real{stic assessment could have a marked effect on land speculation.

This chapter will examine the problems and major elements facing
a City such as Winnipeg if it felt the implementation of a site value
tax system were warranted.

In the second chapter, five major points were brought out against
the site value tax.each presenting problems to the implementation of
a site value tax. In this chapter each of these five problems; adequate
provision of city expenses; assessment procedure; land value reduction;
premature property development; and discriminatory tax effects felt by

certain land owners in the case of a shift,; will be examined along with
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the necessary public information programs needed.

B. ADEQUATE PROVISION OF CITY REVENUES

As was determined in chapter four the mill rate for a complete site
value system covering all City expenses would be 259 mills as compared
to 65 mills currently recorded under the current real property tax system,
This rate (259 millﬁ) is not beyond the realm of acceptance. It is not
greater than the full assessed value of land for the City (i.e. the mill
rate does not reach or surpass 1000) and therefore the taxpayer would
not be paying a dollar in taxes for each dollar of assessed value given
his property. However it is obvious that the numerical increase to 259
mills from the current 65 mills even if it means little or no dollar
increase in tax payments will be perceiv;d as a threat by the taxpayers
of Winnipeg. Add to this increase the fact that school taxes for the
varying districts in‘Winnipeg also come from the assessment rolls and are
combined with the individual tax rates and the threat to the property
owners in Winnipeg would be such as to definitely limit the acceptance
of site value taxation. The numerical increase in mills, even if for
the majority of cases no comparable dollar increase were felt, would
be enough to put site value taxation at a decided disadvantage in a
comparison of the two systems before the citizens of Winnipeg.

Two major points could however mitigate the increase in mill rate,
felt under a conversion to a site value system of property taxation.

One is in regard to assessment which will be discussed in greater

detail in the next section of this chapter., It is sufficient here to
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point out that an increase in parity rate for assessments from the
current 13.27% of true market value will decrease the need for such a
high numerical mill rate increase. Under any system of taxation an in-
crease in the dollar value of a City's total assessment will have a
marked effect on decreasing the mill rate while ensuring the needed
funds for City operation. Another aspect of an increase in assessment,
particularly if a site value system were recommended would be the
examination of the land component of assessment. It is quite probable
that such an examination would lead to the discovery that land is
underassessed in comparison to buildings and that a confirmation of
this would decrease the mill rate under a site value system.

The second major point which could mitigate the steep increase in
mill rate would be the elimination of school expenses from Winnipeg's
property tax. Many reasons have been given for its elimination from
City expenses, the conversion to a site value system of taxation would
just be one more on the list,

It would still appear that the numerical mill rate increase would
be a very difficult hurdle to overcome‘if the City considered a conver=

sion to site value taxation.

C. ASSESSMENT

No matter what the outcome of the concept of site value taxation
with regards to implementation in the City of Winnipeg, it is obvious
from this study that the City assessment rolls are lagging well behind
the current market value of property and that this is not beneficial to

the City. Regardless of site value taxation the City's level of assess-
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ments with regard to market value must be increased. The parity rate
must be increased from the current 13.274 of true market value, as
determined in this study in chapter three, to a percentage much closer
to total market value. The logic of keeping assessed value below market
value has been a fear, that if market value and assessed value were the
same and market value fell drastically below assessed value, as was the
case during the depression, the assessed value could not be brought
into line quick enough and therefore many:properties with drastically
reduced values and reduced rental incomes would have to be sold for
taxes. Added to this, in Winnipeg's case, is the fact that the City of
Winnipeg Act stipulates that mandatory reassessment of all City properties
must occur every three years. The last such total reassessment was done
in 1961 based on the 1957 value of the Canadian dollar. |f the letter
of the law had been followed total reassessments should have occurred
1960, 1963, 1966, 1969, 1972 and 1975. In fact the City Assessment
Department is just now attempting to bring all properties in Winnipeg
up to a 1973 real dollar value from its 1957 base. This process will
not be completed until 1979, therefore an elapsed time of twen ty =two
years has accurred between actual total reassessments.

The assessment process for the City of Winnipeg must be streamlined
and improved in ways which will increase the accuracy of assessments
and shorten the length of time required to perform total reassessment of
property in the City.

In the case of a conversion to site vdue taxation the methods of

assessment used currently by the Assessment Department will serve under
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a site value system.l
However during the conversion from the current real property tax to
a site value system certain elements would arise which would cause diffi-
culty for the assessor. The conversion period would be a time of change
in relationship between the elements of property and in the methods used
to handle the various aspects of property (eg. sales, rentals etc.).
The length of a conversion period would depend on the municipality but
it is felt that a rapid conversion (i.e. under two years) would be
highly disadvantageous. A realistic conversion period would be five
years. This was the length of time utilized by Pittsburgh in its conver=
sion to a graded site value system.
During the period suggested for conversion, properties would have
to be reassessed solely on the value of their land. Though conversion
would conceivably take on the aspects of a reduced percentage of the
taxation on buildings (from the current 66 2/3% down to zero in equal
increments) and therefore would still requiré assessment of their worth,
the major role of the assessor would be to determine the accurate value
of land. This could conceivably lead to the realization that assessed
land value in the City has been at a lower level than that of buildings
and that therefore an accurate examination solely on land would reveal
a greater tax base for the City than is the case under the current system.
1. A conversion to site value taxation could possibly simplify an ass-
essor's function, assessment would only have to be on one element of
real property rather than two. However this point is debatable,

opponents to site value taxation feel it may complicate the system
of assessment.
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The possibility of thisoccurrence comes from examinations done in
other North American Cities which revealed that land was given lower
assessed value in comparison to market value of buildings.2 This
finding has ramifications for the ability of site value taxation to meet ‘
the required level of expenses of the City at a publicly acceptable mill
rate.

The assessor would be faced, during the conversion period, with
the possibility that market values could be shifted about by individuals
in anendeavour to shift value away from land and into buildings when
properties were sold and the assessor would have to be on the alert for
the true market value of a site.

The changeover from the current real property system would in it=
self alter value relations thus introducing disturbances which would
complicate matters for a time. The number of times needed for reassess=~
ment would of necessity be increased. Possibly during the conversion
period complete reéssessment would need to be performed more than once
in order to ensure the required accuracy of assessed land values and to
work out all the problems inherent in such a shift.

A novel possibility, which could take the pressure off the Assessment
Department during the period of conversion, would be to put the onus on
the property owner as to the accuracy of his assessment. This would
be in the form of a buy back clause. If the assessment of property
value did not approximate the true value of the property, taking into
consideration the parity rate sought by the City, the City would have

2, The Assessment of Land Value, ed. D.M. Holland, The University of
Wisconsin Press, 1970, p. 167.
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the option to purchase the property at the assessed value plus a certain
percentage of value for compensation. It can be assumed that rather than
risk purchase by the government, property owners would ensure that their
property value resembled closely the sought after ratio desired by the
City Assessment Department. This sugges tion suppbrts the contention

that the responsibility for assessment accuracy should not rest squarely
and completely on the shoulders of the Assessment Department of the City
of Winnipeg.

A major issue in the conversion to a site value system of taxation
would be the revamping of City assessment. Under the proposed conversion, ‘
total reassessment would be required at least on;e in a three year period.
Since the Assessment Department has not yet completed a reassessment under

the present system in twenty=two years, it is obvious that this would

be a major objection to a complete conversion to a site value system.

D. LAND VALUE REDUCTION

A site value tax would capitalize itself in the cost of lahd by
reducing its cost, as opposed to the current real property tax where
increases are shifted onto the occupants of rental housing in the form
of higher rents. The land value tax cannot be shifted in this manner.
This is due to a proposition of the law of economic rent. The site value
tax will not fall heavily upon marginal land, because limited economic
rent is paid on such land., |If then, an owner of superior land, endeawvours
to increase rents shifting the burden of increased land taxes onto the

occupier he will be checked by the competition of marginal land where
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limited taxes are payable. To simplify, economic rent is a pure surplus
and to remove part or all of it by site value taxation does not effect
the factors which determine that surplus or enable it to be increased.3

This could definitely be a beneficial aspect of site value taxation
if a conversion were to take place. A reduction of land costs would
benefit all developers and purchasers by reducing the total cost of
developed property.

It has been found however, in those cities which practise site
value taxation, that though initial decreases in land value are felt
upon the immediate imposition of a site value tax the benefits accruing
to new building with the removal of Property taxes encourages a higher
utilization of land and this causes land values to rise after the
‘immediate impact of conversion is over. Therefore the value of land
would fluctuate downward during a conversion period and then when a
site value system was established and its effects felt, land values
would rise. The more intense development that would emerge from a
shift to a site value tax raises the next issue which would have to be

handled during the implementation of this system.

E. PREMATURE DEVELOPMENT

Would the removal of taxes from buildings cause developers to develop
intensive structures on sites of limited size in an endeavour to maximize
their gains under the new system? Would developers put land into use

well before the actual need arises in an attempt to make profit from

3. Bails, D., An Alternative: The Land Value Tax, The American Journal

of Economics and Sociology, Vol. 32, no. 3, 1973, p. 287.
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land and get out from under the burden of taxes imposed on undeveloped
land? These are two of the questions which would arise under the con-
version to site value taxation. The fear hare is that such a system
would encourage the elimination of old structures in favour of new struc-
tures better able to generate income. Though this process goes on under
the present system the fear under a site value concept would be that

the process would be expedi ted destroying too rapidly the character of
the City. This would not happen so long as the implementation of the
System went hand in hand with enlightened zoning and planning policies
for the City. However, if the system were allowed to free wheel on its
own alloﬁing development anywhere and if developers were allowed to
accrue excessive profits the fear of 'plastic city' caused by premature
development could become a reality.

A desirable result of site value taxation would be an increase in
the density of the City not to an extreme level but to one which would
impede the sprawl which Winnipeg is experiencing and thereby save agri-
cultural land on the City's extremities. During the conversion there
would possibly be an increase in lots and houses on the market as the
development firms would attempt to develop land they had been holding
out of use, in an endevour to stave off increased taxes on their land
banks. In this case the housing market would move closer to a true
supply and demand market; discouraging companies from phasing grecwth
for the sole purpose of obtaining future higher profits. The tax would
definitely cause a drop in land speculation for two reasons. The major
one being the high holding costs (again only if assessment of vacant

land were brought more closely in.line with true market value) the tax
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would place on undeveloped land and secondly the fact that the tax would
in its initial stages at least cut into the cost of land, reducing the
level of realized profits.

The problem of premature development would be a problem of imple=
mentation which could be handled by zoning and planning policies which
are of a calibre which directed the type of growth for the City and
ensured the preservation of older structures worth saving. The site
value tax, because of its nature, would facilitate the replacement of
undesirable and underdeveloped Structures thus reducing the amount of

underutilized land.

F. NEGATIVE EFFECTS ON CERTAIN TYPES OF LAND OWNERS

Possibly the second greatest impediment to the implementation of
a site value system, the horrendously high mill rate being the first,
would be the deleterious effects the tax would have on certain types of
property owners. Obviously this is to be expected under any change.
However.in Winnipeg's case it is not only the underutilized land uses
which would be subject to higher taxes, as well a large proportion of
land zoned for single family housing would be subject to tax hikes
under the proposed system,

The initial area of concern for negative effects is for those home
owners living in the central core of the City. Taxes based on site value
would have enormous economic effect on these people as land values in the
central core are higher then elsewhere and people in this areé usually

have limited economic support. They would therefore be hard pressed to
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meet the increased taxes and could be forced out by higher density uses.
Certain policies would have to be initiated to ensure that people in such
a situation are compensated fairly for their properties.

The second group in Winnipeg which would feel the increase in taxes
is the single family home owners. As was determined in Chapter Four
fully b5% of Winnipeg's single family home owners would feel increases
in taxes under a site value system. The average increase being in the
range of three perkéent of current levels of taxation. This would create
a lobby opposed to such a conversion, which probably could not be con-
vinced of the benefits, to the City in general, which site value taxation
would bring. In the other studies along similar lines to this thesis,
particularly M. Rawson's study of Burnaby, British Columbia, single
family homes were found to benefit from decreased property taxes under
a site value system. Such is not the case in Winnipeg and therefore this
could prevent the tax from being accepted no matter how much public
education and information programs attempted to convince the populace of

~ the advantages of site value taxation.

G. PuUBLIC INFORMATION AND EDUCATION

If a City wishes to attempt an implementation of a site value system
it must develop a program of public information and education. Such
a program would be in two stages. The initial gtage would be that part
which led to a change in the laws providing enabling legislation for the
implementation of site value taxation. The second stage would be the

implementation of the operation. The task would be extremely difficult
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as it would require educating the people in the nuances of property
taxation, éhowing them the benefits which would accrue to the City from
such a change and why they should support the change. The program would
also be running at a disadvantage when it was realized that a large
number of single family home owners would receive increased tax bills
under the new system.

Such a program would entail a great deal of expense and manpower
and the full advantage which the City could expect would not be known
until after the shift had been completed. This would make the defense

of the shift that much more difficult,

H. CONCLUSIONS

The findings of this chapter point explicitly to the fact that a
complete conversion to a site value system of taxation for the City of
Winnipeg would be highly untenable at this fime. Though Chapters Four _
and Five showed that a site value tax system was better then the current
system with regard to concentréted urban development, property main-
tenance, discouragement of land speculation and tax equity. This chapter
shows that major elements exist which would prevent the easy implementation
of the site value system of Property taxation. These elements, the very
large mill rate required, the major problems with City assessment levels,
and the negative effects of the tax on a large percentage of property
owners in the City would probably rule out the implementation of a tax
system based solely and completely on land values.

However the possibility exists for the partial implementation of
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a site value system in the form of a graded tax system, in which an even

greater percentage of the total tax requirement falls on the land compo-

nent of real property.



CHAPTER SEVEN

CONCLUSION AND RECOMMENDAT IONS

PROBLEM:

Canadian Cities' major source of revenue, the real property tax
(based on land and buildings) continues to rise, yet the increasing levels
of real property taxation do not bring with them a commensurate level
of services or equity. In actuality many areas of Cities are declining,

particularly the central cores and City growth is haphazard and inefficient.

HYPOTHES IS :
That the concept of site value taxation would provide revenues at
levels high enough to maintain the City and provide a more equitable,

constructive tax base than the current real property tax now in effect,

CONCLUSION:

The examination of the five sub problems carried out in the body
of this thesis prove that technically the hypothesis is correct. A
site value system of property taxation could technically provide the
needed finances for the City of Winnipeg and would provide the City with

a tax base that was more equitable and constructive than the current real
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property tax. A site value tax could place in the hands of City adminis=
trators a fiscal tool which could improve property maintenance, convert
underutilized sites to more desirable and denser iand uses and have a
modifying effect on land speculation.

However from a practical perspective the implementation of a full
site value tax system for the City would be difficult to apply. The
mill rate for such a system though technically feasible could prove, due
to its unwieldy size, unacceptable to the majority of citizens in Winnipeg.
Also the difficulties foreseen for the Assessment Department (Chapters
Three and Six) if a site value system were recommended might militate
against the tax. Because the findings of this thesis (Chapter Four)
show that a ve}y large number of single family detached home owners
would experience tax increases under a site value tax system a move to
a tax based totally on a levy on land would therefore not be well received
politically.

However the positive findings on site value taxation do speak well
for the tax and point to the fact that the tax should not be completely
eliminéted from Winnipeg's fiscal arena. The site value tax has proven
.that it would put economic pressure on those land uses which underutilize
their sites. This economic pressure would cause an increase in density
for the City, curtailing the urban spraw! which is now taking place around
the City. The tax would also, by removing the negative economic impact
of the levy on buildings, cause the improvement of many sites in the City.
No longer would Winnipeg citizens by penalized for enhancing the struc=

tures on their property, therefore they could be expected to develop their
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properties further. The site value tax would also be more equitable
than the current real property tax (Chapter Five). A site value tax
could also have an effect on land speculation and the forcing of vacant
land onto the market if the assessment values for the City were increased
to a level which was in closer Proximity to true market value.

The Assessment Department and the assessment process as practisz.ed
in the City has major bearing on the effects of a sjite value tax and its
role for the City. If the Assessment Department increases the parity
rate this will cause decreases in the mill rate for both tax systems.,
More importantly, for site value taxation, such a move could bring the
;nll rate for the proposed tax down to a politically acceptable level
Also the Assessment Department could examine the parity rate for vacant
land and the parity rate for other land uses to ensure that the ratios
are the same for both. |If the data in this thesis bears out it will
be found that land is underassessed with regard to buildings and changing
this would mean an increase in the assessed value of land. This in turn
would mean that a site value tax would have a greater economic impact
on vacant land and therefore cause a pushing of such land info use
eliminating or at least diminishing land speculation in the City.

Although a total site value system would probably.achieve these
results, a move to a full site value tax system may not be feasible for
the City at this time because of the previously mentioned reasons. How~
ever benefits exhibited by a site value tax system could stil] be felt in
the City if a partial implementation of a site value system of taxation was

to occur. Currently the City works under a partial or graded site value



Page 139

system with its weighting of land at 100% of market value and buildings at
66 2/3% of true value. It is recommended that there be a continuation of
this trend reducing the weight of building assessment still further. Also

that certain improvements be made to the assessment process.

RECOMMENDAT I ONS
1. That the City alter its current assessment weighting from 100 % on
land value and 66 2/3% building value to a system of 100% land value;
50% building value.

During this conversion period the City should monitor the impact
of this shift to accurately judge the effects such a shift would have
On property development, property maintenance, land speculation and other
City functions. If the City finds, as this thesis has, that a shift
of this nature benefits the City in the above mentioned fields wi thout
unduly raising the mill rate or causing other problems, then there should
be further emphasis placed on land in the assessment procegs reducing
the role of building assessment down to a level which shows the most

benefit for the City.

2. That the parity rate for all Properties in the City be brought up
from the current 13.27% (as determined in this thesis) to at least a

75% level with regard to true market value,

3. That the City attempt to eliminate the disparities in assessment levels
in relation to market value that exist between districts in the City,

bringing the level of assessment to an average for all City districts



Page 140

whether located centrally or in the suburbs of Winnipeg.

L, That the City Assessimen ¢ Cepartment examine the parity rate between

vacant and built up land to ensure that they are both at the same level.

If land assessment is found tower, as is suggested by data found here,

it should be increased to a similar level to that of built up land.

5. That the City Assessment Department, through either the hiring of
more permanent staff or the use of computer programming or both, meet
the requirements of the City of Winnipeg Act with regard to the mandatory

re-assessment of all City property on a three year basis,

FINIS



APPENDIX




%L €L 00€ ‘L1 0Z£°61 I9VYIAY

o4

pul BL €N 005°L€ onl‘s 008°‘¢ oHE“ L uola|dey g

o %0° €1 006 ‘6% 0£5°9 058°4 089°1 *PY Ajaoqoy ¢4

o WL T\ 00665 059°/ 0SL°S 006°1 *id edsofey g

o NYNOGTIN G710
 YARAL 00€° Nt ol1°gl 39VHIAY
%651 006°05 o9 068°% 095°1 Aeg Aqay g5z
AL A 00S‘ehH one's 001y oty Aeg 134g G9
%86° 11 006°¢€S 094‘9g 096°y 015°1 *9AY UOSIPI 659

NYNOQGTIX HLYON

%L €1 005°€61 016°9z 39VYIAY
%99° 21 006°9¢ 0.9y 0599°¢ YA R *9AY d1BA ££S
%€ €N 006°9¢ 026y 000°‘y 0z6 *PY J9ysley o/z
%0641 006 ‘HE 00Z°S 00€ ‘Y 006 SueadIW £5/
%9011 006 ‘8¢ oLy*s 00§‘Yy 0.6 *PY J8ydley /€
%C9° €1 006°SY 0s¢'9 098°y oo ‘| ‘M °3S paemp3 Gty

YNOISNYYL

INIVA
ILvY aNIVA Q3553ssy
ALYV 13Ny VLol SONIa1ing anv1
LL6] ‘y ounp

* BUNqd) 3 SS3UY 9944 WOJY udle) BN|ep IMJEY PuUR SBSSIIPPY
- uojieso| jo esse Aq pabuesse sssnoy -

31VY ALIYYd 40 NOJLVNIWY3L3Q




Page 143

Vi Al 006°6¢ 08¢ 001°2 059°1 ‘PY s,Atey *31g zoo|
%81°8 006°y9 otg‘s 055‘¢ 09, ‘1 *8AY | {spusaug gg
%h6°01 006°1S 089°S 00¢°'Y 08E°1 L 1aPApoop 4R
gzl 006 ‘64 ozh‘9 001°S 02¢°1 *8Ay poomusauy /g
%20° €| 006°4S 0S1°L 005°S 059°1 *4Q jesjuany g/
%L €| 005°99 06L ‘L 00Z°9 06591 ‘OAY BISIA €7
%38° 21 00Z°‘LL 026°6 0§5°g 0LE‘ L *9AY 19| |02 |N 26
WLIA °LS
%I Tl 004 °‘SEe osy‘Th J9VHIAY
WL €L 006°12 020°¢ 058°1 011 ‘PAlg pae||oQ 412
%81°6 006°2¢ 020°‘¢ 002°¢ 0Zg Ioyd3l iy 01§
%10° 21 006°LE 055y ooh‘¢ 0s1°1 *PY yloqez) |3 5g6
%91 €1 006°6¢ 052°‘S osh'y 008 luounieg zz
AS Al 006 ‘LY 000°‘9 00£ 'y 0041 Aeg puou|y /2
VAT 005°¢Ey 005°9 00¢£°S 00zZ°1 *PY >oouaqgmopeay gy
%L 11 006°8S 026°9 00Z°S 0zl Aeg yoayg g
AT 005‘2S 0zz‘L 0S2°‘S 0/6°1 Yoodqmopesy gf¢
3IV4INOE °LS
%S el 001912 0£0°Lz 39VY3AY
%09° 11 006°92 ozl‘E 058°1 0lz*) Ma AR GEh
%9€° (1 006°€¢ 058°‘¢ 065°2 00£°1 uo3suoy 10/
VATANA! 005°g¢ 016y 009°¢ o011 Asuphg zey
%89° €1 006°1S 001/ 005°S 009°1 Aeg 11s]y 861
%Wzl 00649 050°g 098°S 002°¢ ulesy 9o¢
NYNOGTIY LSV3
NVA
ERRTY INIVA 03sS3ssy
ALl1Yvd LINywW SONIQINg anNv

viol



Page 144

%98° {1 ooq‘zle 082 ‘z€ I9VYIAY
ATREAl 006 ‘{5 0/9°‘9 056 ‘h 0zL | *PAlg weybuygjoy i/
%T0°Z1 00699 0Hg8‘9 051°S 069°1 *sa49 wosd3 zy
Wil 006°S. o8h‘g 059°‘9 0€8°1 ‘PALg J49Jdeg 0Z§
AR A 00/ ‘%8 06Z°01 00£°g 066°1 *PALg Jodaeg 0f)
GOOMS3 THVH)
%66° 21 10/°618 Oht ‘901 I9YY¥IAY
%Y 006°gl 0595°1 05911 004 "M “®Ay Jaybe| ey gz
VAL WA 000°Z1 oniL'z 0sh°‘ 1 069 utb|z /961
yRAR T 006°61 ohg‘e 000°2 o48 *PAlg Ja9eg [£§
%C6" L 006°g¢ 080°‘¢ 00Z‘t 088 dapuexaly /46|
%3 €1 00542 004 ‘€ 006°2 006 ‘35 9)40f1ey goz
%59°01 000°/S 0/0°9 004y 0L9°]| *35 Pl9l3ing z92
yAYAR S| 006°6Y 065°9 .000°9 065°1 Py @bpraave z/z
ULy 006°SS 00Z°‘g 009°9 009°1 Aeg pugauay g/
ThE €L 10/ ‘9L 0¢z‘ol 0585°g 089°1 *4Q uosaydy g
b YARA 00S5‘zg 055°01 009°g 056°1 *9AY dujoqlulssy GGIE
pAM Al 00, ‘66 ozn‘el 00€‘ol 0zt‘e *1d us3u4bpoopm |G
%92° 21 009°101 094 °zI 0st‘0l 01£°2 *aq usbey zy
%60 1 006°€6 0£Z°¢€| 050° 11 0812 MOIA BRIy 97
%eh° S1 00/ ‘g8 089°¢1 009°01 080°¢ *dq Asfep suly S9
VI08INISSY = 'SIWYr 1S
%8111 00/ ‘€9y o48“1S I9VHINY
%55° S 000°‘LYy 019°t 0595°1 090°1 *8AY |etaadwy gg
%$61°01 005°1€ 01z'¢ 001 015°1 49 aue) 0/
(3,u03) WYLIA °1LS
INIYA
ENRL 3N A 03$S3SSY
ALl ¥vd NI Tviol SINIa1Ing aNVY1



Page 145

%0 41 006 ‘48 oHE'S 000°‘¢ ohe‘e 931 1qnr ghg
0.6%9 00L°¢€ 0lg8‘t 291 19N yRHY
%51°S1 00664 095°L 098 ‘4 01£°¢ *1Is w|3 689
%h6° 51 006°gS 06£°6 0S4 ‘g o046 19914 H{9
%6 g1 006°16S 0£8°6 000°‘L 0£8‘2 joosqpetis /g9
%6€ ° 91 006°16 090°S1 00g8‘11 09z°‘¢ 15 yd049 g/g
(1 e94y) 934INNIM WYLNID
VA Al 00L*HEL 0SL°91 JIVHINY
%L €L 006 ‘K¢ 08L ‘Y 001°‘h 089 *4Q @pnoy ¢}
%20 11 006 ‘1 056 ‘Y 009°¢ 09€°1 *3g @44914 35 97
%L 21 006°4S 020°L ooh‘s 0Z9°1 9s1163,7 =20 any {o6
1Y3940N ° LS
VAYAR A 005 11Y 08€ ‘29 3 IYIAY
e 11 006 ‘64 016°S 001°‘y 018°t "OAY POOMIBALY ZE9
%Th 2zl 006°6Y 00Z‘9 05L‘y osh‘l1 Aeg aus|sbpey /9
%56°£1 006 ‘64 096°9 0on ‘S 095°1 Aeg sueinj g
%05° €1 005°29 060°L 006°S 065°1 *9Ay euspesey 00/
i TR 006°6S 0Lzl 00%°s 0.8l 19%MOQ SE6
%96° 1 1 006°69 09£°‘g 0599 0iL 1 *®Ay J331SaYsoy 9¢7
%WTEE L 005°6L 06501 00l °‘g 068°1 Aeg Aunoasy gy
AMYYD Lyod
%€1°91 000°¢01 019°9]| 099°21 096°¢€ ‘PALg Me|plIET 80§
043xnl
INIVA
ERR INIVA 03553SSY
ALYV LINYwW viol SINIQINg ~  QNY1



Page 146

%€8°91 005°202 060 ‘K¢ I9VH3IAY
WL 11 000°¢ey 0ze'9 002 'y ozi‘e s BuOdy3IeJIS 0LY)
%8261 006 ‘02 0€0 ‘Y 0Sh ‘1 085°'? 4 93001q19Ys 9G4
%5 41 006°L2 0L0‘Yy 006°2 AN S souby NN%
WL gl 006°L1 09¢€ ‘¢ 052z 001°1 48 "3s 9390y 6EL
% T SE 000°€t 085‘y 08L°2 0€8°1 4s uebon €¢¢
%85 €1 006°L2 06L ‘€ 05k 'z one ‘L £ JOIIA €S
%041 000°42 008°¢ 00.°2 001°t EH Pla1j4e9 541
%€9°91 00642 ol 'y 068°t 062°1 48 ojuoJ0) §g7
AN esd 5 3@
%62° Sl 008°91L 085°601 R ETY
%68°6 006 ¢ osh‘¢ 0S€°T 001°1 4s uapwe) of ¢
%S Tl 005°82 0L5°¢ 05€°2 02’y 43 *3g uoidi 4gf
%6S° 11 005°9y 06£°S 008°¢ 065°1 4s Pla!jley 9z|
%6° 61 006 ‘41z 096°‘y 00€£°‘¢ 099t xoidyag *9Ay uaddeuy gy
%85° 21 006°62 09.°¢ 058°2 016 4s ’91qnr GG
BS €L 006 ‘62 040 °y 00L°¢ onE‘ L 4 me|pien (/€
%56° 21 006°4€ 02S‘y 0SL‘2 0Ll 4s leluualusy gx§
%00° L1 000°L2 065°Y ooh‘e 061°2 4s sJowlijeg /||
%55°61 006°gZ 059°S 0SE‘c 00£°‘¢ 4S acAug 60}
Wh 0T 006°¢€Z 018y 00£°2 016°2 4s - 9| epasoy 9¢hy
%92 11 006°€2 z/08¢€°S 008°€ 085‘t  *dng nesseN 959
A YARA 005°9y 01L‘S 001y 019°1 *31§ MaLjusy QQE
(3,u0)) (1 ealy) 93I4INNIM TVYLNID
anvA
31wy INTVA 03$33SSY
AL1Yvd LINYWW vL0L SONIGTINg anvy



Page 147

%E1° €1 052 ‘#6Y 088 ‘%9 39 VY3AY
%86° Sl 006°g1 020°‘¢ 0sz‘e olL 4s *aAy eqol juey Gif
%6L*9 008°91 009 juesaud *6pig 009 uosiqley 6z¢
o:m :mr__s memmmm< o#m “—:mum> :Ommn..mI NNM
%6 L1 005°61 ohe'e 006°1 o4l ELS l0qie) g€9
902°01 00§°S¢ 009°¢ 006°1 00Z 4s Paeysl iy ghzl
%2l Tl 006°02 099°2 0SL°1 016 4s *BAy wepydy g/
%00°01 000 ‘ge 0082 0§1°z 059 4s uolteAly €5
%9E° 11 008°S92 0¢6°¢ 00zt (1] 92 4s loqieyl /6§
%ho° 11 006°LZ 080 ‘¢ 00£°2 08/ 4s dilue|ly §19
VAT T 00622 0£Z‘¢ 00€°‘2 0€6 4s Suyor *31s £69
%£6° 21 006°S¢ 05€ ‘¢ oot ‘e 056 4s Polyly 646
%9 €L 006°9¢ 099°¢ 00L°‘2 096 45 213ue|ly 601
%0041 058°Le 006°¢ 050°‘¢ 058 4s *SAY pieYdlidg 726
%8G 41 006°62 0S¢y 00Z°‘¢ 05t°1 3s uos|ogd |g
XA 006 ‘€€ 084’y 008°¢ 089 4s uosiqtey /6E
%S51° 91 006°62 0£8°Y 008°¢€ 0£0°1 4S poompay 06€
yrAREA 006°¢h 02E‘S 006°¢ 028t 4s uosayley S05
%62°81 006°62 oly‘s 056°¢ 025°1 4s Aeayoey 4oy
965 41 006 ‘6¢ 028°S 050°S 0LL *dng 19211ng 61
(€ eady) *m°9
N IvA
31wy INIVA 03SS3SSY
AL1YYd LINYWW VL0l SONIG1INg NV



Page 148

‘50| °*ou-ajdwes |ejoj

00°0 XA 1S1°899'y 00£°g19
2 B S £1°¢l 052 ‘H6h 088 ‘49 £ eauy
95'€  + £8°91 005°z02 060 ‘HE T eaay
0°T o+ 62° Sl 008°91L 085°601 | eaay
badjuup letluayg
£g° - LA 00L ‘%€ 05SL°91 1J9quoN 3¢
7g° - €L 21 00511y 08¢ ‘2§ A1ieg 3a04
poleujwy s x€£1°91 000°¢01 019°91 opaxny
W - S8° 11 00% ‘2l 08Z°‘z¢ poomsa | Jeyg
ge” - 66° 21 10618 o901 eloqluyssy - sawer °3g
60°z - 8Lt 004 ‘€9n oHg°1Ls (8317 *3g
09° - L9zl 00k ‘SEE ogh ey 3ej juog ‘3¢
9L - 15°21 001912 0€0°L2 ueuop| |y 3sey
st° - ZIEL 00€ ‘L1 0zE ‘61 ueuop| iy pig,
g6* - 62°21 00¢ ‘L#1 oLtL‘gl ueuop| 1y yitoy
N + 0L°€l 005°€61 01592 euodsued |
sbesany $3J14d
€303 wouy 1INy INIWSS3SSY
NOILYIY¥YA IN3) ¥3d viol V101 SIVL0L



Page 149

086°¢€S

Entl18'l - LzU169°1 0/°805G‘¢€ oS ‘LY 0£5‘9 ‘pYy ssuuy °3g oHE
86°961°tL -~ 2Z'lZ6 0z HzZl'e 00/ ‘€1 00z‘21 005°1 ‘pPY s,Adey *1g 086
086 ‘g1 00691 080°¢ ‘PY s,Auey 15 031 g/p
75°g61°16~-  gzeolgte 08°80G°¢€¢ '025°S19 009°90§ 026°g *oAYy UdpJy a1
WEIA 1S
16°625 - #g°'qil TR TAN 051°61 05. ‘91 09/ ‘2 *3g 9431A1Yy e Loy
Zehest L -~ €Et 192 85°S1z'¢ ol 6y 009 ‘4t 0/8'Y *1Q @|epui t
HO'€0E - 1€41RS G 4hQ 066°21 00601 060°t *1g neau|ny 614
Sh €0 - 0£°RS6 QL 19¢%1 05602 0S5z 00.°‘€ *BAY J9YDUBAOI Y 111
72°982 -  19°186 98°99Z°1 06461 00/ ‘81 06L°¢ *1§ suo.anay saq \L€
Eq*€0og -~  Z9°6hg $6°759°1 (114, DT4 0§12z 082°¢ °1g neau|ny 819
39v4iNO8 °LS
09°164°6 ~ 00°1£€°2 05°2Z1 21 005981 005°LLL 000°6 ‘@AY UOSIp3 6he
80°[L6°1 - ZI1°€96 02°0£6°2 080 ‘S 00k ‘1% 089°¢ *9AYy UOS|p3 164
50°00€°E - Gy'gllL‘l 05°8Ln‘Yy 006°g9 0S¢ ‘49 0558y 15 yooy 1£9
o4°L€Z -  09°088 00°811°1 002l 008 ‘€1 ook ‘¢ *aAy loqie) - 6ZE
[z €z - QT €£5°1 65°966°¢ 0/8°09 056°%S 026‘S *aAy weybu 3oy £09
S8 HHL°E - 99°G8E°| 05'0£S'y 00/ ‘69 05€°49 0S£°S *1g 31eM GE9
£6°090°€1~- 75" 126°C SH°ZL6°S1 0¢L ‘Sye 05 ‘qET 08z 11l 1§ @31319A8.y 08
NYNOGTIY LSv3
S1°9/ - 09°79¢ SL°Qty 0SL%9 0S£°S oo‘l *OAY BlJOID A £1(-601
o' €SL - S£°g9l SL*12€ 056 ‘Y 00¢ ‘Y 099 *9AY 9504 |oY 612
YNOISNWYL
jusaang »9L61 %961 XVl

wo. 4 XYL 3NTVA ALY¥3d0oYd Tvio0l 9NIGINE  GNY *ON

NOTLYIYVA ERRES v3y INTIYA LNIWSSISSY 13341 133uls

= SINIWLYWIY -

NOILYXVL Al¥3d0o¥d v3¥ 0L NOILVXVL 3nIWA 3LIS 40 NOSIYYdWO0I



Page 150

60°912 =~ 9/l°€lz'¢ S8 68 069°¢S 050 ° 14 oMo ‘zl1 *BAY JOA LY 0S4
26°660°6 - gL°L56°T 0€°250°21 0Zh ‘S8l 0004/ 1 ozy‘ll *8Ay jueuy 1€zt
H0°982 -~ 95°0£0°C 09°91€°2 0H9°5¢ 008°Le o4 ‘L 1S plojyers G9i-(9|
09°1856 = OH'60L°} 00°169°2 008 ‘14 008 ‘K€ 009°9 *15 uoyone) 001
98°901°12-  %5°911°01 LA ANEY 09¢ ‘ogy 00€ ‘ 14y 090 ‘6¢ *aAy jueun 182!
£2°993°t - £0°0L9°¢ 0£°925°S 020°98 058°0L VAR T *9AY >oouqpedig 1€
02616 - 08°4470°L 00°%2ZZ 91 009642 004 ‘222 002°L¢ *9AY 300.qpealg 00§
£8°€19°L -  Z1'686°1 96°209°¢ (1]37 881 08L LYy 089°/ *1§ {ejuudlud) T4
(Puo eady) 9IJINNIM TVYLNID
78 Ens'1 - 9/°10Z°1 09°Shl‘e onz'ey 009°L€ 049y *pPA|g 493s9YydURYy £€9
L6985 + T Tni'y 0l°zlg‘¢ 085°6S 002'ey 08¢ ‘91 *Amy eujquey HEZI-0£Z1
61°Sly - 16°861°C 01°4l9‘T oHt‘ 1y 059°2¢ 064 ‘g *Amy eujquay Ligl
AL TR ECIE-T AR T AL 0£°S6E° L1 029492 005 €HT WYARE T4 *aAy Asute( |1y 0€£13011
Qz°GLZ2'9n=-  L1°EHE‘S Sh°819°1§ 0€1‘w6L 005°€LL 0£9°02 *Amy eujquay 0802
AYYYD 1Y04
n6°209°471-  99°805°9l 09°111°1¢E 0h9°gly 006°f114 ohL ‘€9 *8Ay uopAlio) 0902
0a3xnL

17°042 =  66°5L9 0%° 946 0L9°S 099 020°1
068°Q 00€ ‘. 0651 *1g uosjpey 1Lz
VIOGINISSY = SIWYr *1S
79°€0Z - 90°2Ee'y 09°SEh'Yy 04289 006°19 onE‘9l *3AY Yliay 402
2€°9/8°G1l-  E£L°SHy°6 q0°22£°Se 0/6°68¢ 001 ‘€sE 0/%°9¢ *1g 491)eg 0001
12°L62°C -  4$6°902°} S1°705°¢ 016°¢S 05z ‘64 099'y *9AY Yluaay 60€
NYNOGTIY 1S3M
88°€0Z°HS~ LS LlnE'‘g Sh°165°29 0£€°Z96 001°0¢£6 ogz‘ze *dAy NedA | |ag o€l
, (3,u09) IYLIA °LS

1ua4ung %9/ 61 %9061 XVL
woay XVL 3n7VA ALY3d0¥d VLol INI QNG anvy? : *ON

NO 1 LVIY¥YA alLls Iv3Y INTYA LN3WSSISSY 13341S  133yls



Page 151

16262 - £8°1£1°Y 08 'fzh ‘| 026°12 069°L1 0LE‘Y *9Ay sweq 930N 6451
£€9°78L°1 - [1°€8L°2 0L°SEG‘Y 081°69 051°65 0€£9°01 ‘OAy sweq sJ430N 0901
12°L00°¢ -~ 47°665'1( §9°209°y o18°ol 05949 0919 *9AY 1lowasqgoy 8l
' 8LlE'9 - €1°6HE‘T §§°lzl'g 0LZ°hE 00Z°Sz1 0/0°6 *1g ||dudng 00§
19°€8 + 12°L99 09°€£84 oL 052°S 0612 *3g [|au4ng Y4
98469 - 6L°T20°C S9°L1L2 018°1tHy 000 ‘K€ 0ig‘L *oAy jusbaeg 984
H6'ZLEL -~ 99°60L 09°280°2 0Ho‘2¢ 00£°62 L T *1g puejhAiey 689
L5w0Z° - gy ho! S0°606° 1 0L£°62 05992 0ztL*¢ *31g Bunoy 84
66°g11 - 19°6£5‘¢ 09°4%59°2 ong ok 050‘1¢€ 06/.°6 °*1g Apauuay niy
0L°¢E€°2 + G6°951°H TAR YA M| 060 ‘gz 000°21 050°91 *1g Apauuay 99¢
(oML esly) Badjuupm {ealuay

06°€Z£°G + SI1°€L5‘L1 YA TAR A 0S4 g8l 009021 0598°L9 *9Ay Aempeoug  gl-y|€
S0°€95°1 - S6°951°‘4 00°02L‘S 000 ‘g8 096°1L 050°91 *31§ yijug (g
L6°92 - £8°7Z94°¢ 08° 64 ‘¢ 0ZL €S 0S¢ ‘0on 0LEEL 15 aneubaey Sy
0£°096°LZ - 96°099°gl §2°129°9y 0szLIL 00Z°549 050 ‘2L *1g uoj|Jeq S1
©9°6h8°C - 96°0L0°9 09°026°‘g ohZLEN 008°€11 onh‘€e *OAY Bujoqiuissy 08¢
99°19€‘C - 66°Lhl‘? 99°601'S 019‘gL 000 ‘89 019°01 *1g Auo|og 061
LZ2°820°¢ -~ 8L°799°| 90° 169y oLtz 08/ °99 0Zh‘9 *3g @duadg 9¢1
62°T6L - 61°185°9 06°88L°S 090°6Q 059°€9 oly'sz *@Ay Aempeoug 229
0L°29¢£°€ - S9°881°C Sz 1hs's 05298 008°9. 0S4y *1s Agany ly
g€ oLl - [g°9lz‘l 0Z°€Zh‘e 08Z°L¢ 05¢ ‘z¢ 0£6°Yy °3¢ @p1sbuen 79
80°Z6¢ - 1rzet 02°H09°1 089 ‘4e 000°02 089y °3g Inulssyj) ohe
MO - 69°Z10°| S1°€98°1 015°gz 00942 016°¢ °aAYy 1oF5Ujwlsay 098
80° g6/ AN I SH°Gh6* | 0£6°62 006§°S¢ 0th'y *9Ay uolsaly 098
lg-g¢l + 1§°806°¢ 0L°691°¢ 08e‘€e 0s1‘ze ITART] *3§ 2uu10qsg 08/
8L G111 - 26°TTsti 0/°'8£9°¢ 086°9S 001°‘0S 088°S *1g nessey 559
62'4912 - 90°HZ1°| e gee ‘L 065°‘0¢ 05z2°91 ohe'y *3§ ausogsg S99/
l2°196'c - gL°126°} 90°€l8'Yy 0/64L 055°L9 oTh‘L *OAY UB[ | IWOW 8ES
S0 58t - 02°9L9°¢€1 92°091 ‘41 058‘L1T 050991 008°zS *OAY JBA Y 182
g6 izl - [6°99L°1 S6°€EH0‘E 0£8 ‘94 000 ‘0 0£8‘9 *BAY ue| | IWONW 809

1uaang 329061 #9L61 XvL
0.t § XVL 3InIVA ALY¥3d0yd IvioL aNIa1INg ANy *ON
NOI LYI YVA aLs Y3y INTIVA LNIWSSISSY 133¥Ls 133Ul



Page 152

0£°085°1 - §5°TSt°1 TARS VAN 4 050°Zh 009°L¢ oSh‘y *dAY d(jue|ly L2
09°28E°L - 0§°991°1l 00°gHs‘e 002 ‘6¢ 00/ ‘x¢ 005y *9AY Ydunyj 10¢
zErzeR's - g6°16€°1 o€ wl1‘y 02z 49 000°6S 02Z‘s *any 9bs| (o9 9921
197421 + 1L°9S6 01°gzg onl‘zi 050°6 069°¢ “8Ay uewiduUEg £01
(®24yl eaay) 9IJINNIM IVYINDD

juaiuany %9/61 ¥9L61 XVl

wo.uy XVL 3nIVA ALY3doyd VL0l 9NIaINg aNY1 *ON

NO 1LY ¥YA s - v3Y INIVA LN3WSSISSY L33¥1s  133uis



Page 153

£€9'gnl - L0'ghy 0L° 965 0816 054/ 0€L°1 €9
£E6IL - 21"ty EL L] 0£5°8 058°9 089°1 6S
§5°HS1L - 02°994 SL°029 09€°6 055°L 008°1 59
$9°501 - S€t Lty 00°€ES 00Z°s 055°9 059°1 1S
wi'lor - 19" €94 SE°I1LS 06L ‘g 000°/ 06L°1 ih
69°951 - 1%°§1S 01°2L9 oHE ‘ol 0S¢ ‘g 066°1 i
hl°Sz€ - 9£°gT§ 01°458 ol ‘el 00111 0%0°Z b
lezz - 4Seggs 59§/ 01911 055°6 090°2 113
S6°g€T - 0" o4y S2°6L9 0Sh ‘01 0SL°g 00L°1 L€
I7°9€1 - 4184 S1°819 015°6 099°/ 098°1 {2
90°691 - 65°02§ $9°689 019°01 009°g 010z b
£1°9z1 - 28°71S S6°8£9 0£8°6 058°/ 086°1 1
0L €61 - 50° 505 SL°869 0SL ‘01 008 ‘g 056°1 i
gl'9eL - [L°SeS 56° 159 0£0°01 000°g 0€0°2 {
H8 HSE - 15" 684 S€*4hg 066°21 00111 068°1 w
9z €zl - 68°Thy 51°995 01L‘g 000°L (JVAS Fol
£L°96 - L6°¢ly 0L°0LS 08L°‘g 056°9 0€8°1 ?m
05°61Z -  52°¢ShH SL°2l9 0s€ ot 009°g 05L°1 ("6
RO'LEL - 95°9ly 09°€19 ohh ‘6 009°L oHg° | 6
75°gZl - 07" 9% Wl 465 051°6 05€°L 008°1 8
S0°L1E - 02°99%4 TAR1:TA 050°z1 0sz°01 008°1 78
0£°'98 - 02° 994 05°255 005°g 00L°9 008°1 wm
50°002 -~  0Z°994 52°999 0sz°01 0Sh ‘g 008°( MN
50°tElz - 0799 52°6L9 oSt ‘ol 059°‘g 008°1 PE
s9°gIl - kA 00° 94§ oo‘g 0SL‘9 059°1 z
5641 - S0° 505 00059 00001 050°g . 096°1 A4
557201 - 02°994 SL°89$ 0SL°‘g 0569 008°1 1
0191 - 02° 994 TAYRA 0959°6 058°L 008°1 |
08" 6L - 02° 994 00° 945 004 ‘g 009°9g 008°1 ol
8h°08 - L6°ELly Sh* 4SS 0£5°g 00/‘9g 08”1 9
62°He - 19° €94 06°L6y T 056°S 06L°1 4
§ 109 9/61 Xvi 9/61 XVl
°1 4 * 103 INIVA ALY3doyd INIVA INIWSSISSY *ON
NOILYIYVA aLls WIY LNIYNND V101 9NIa11Ing aNv1 133y1s

Aiieg 1uo4 - Aeg usisajesey 00§ 1°7 39941s Aq uosiiedwos |etjusp)say



Page 154

06°L1z + 99 459 ° | SL9ZH ‘| 056°12 009°S1 05€°9

grcloy - 2€°106 SH°80¢ ‘| 0€1‘02 059°91 0gh‘¢c

56°Q€7 - S0°282° 1 00°125°1 ooq‘€z 0sh ‘gl 056y

0g8°z2z - S6°L0E° SL°0E9°1 055°¢e 005°g1 050°S

98 91z - 62°911°1 S1Ugee 015‘0¢ 00Z°91 - 01E'Yy

01°Sl  +  09°6£1°l 05°H2Z1°1 00€°L1 006°Z1 00%‘H

G8°L91 + 09°6£1°1 TARVAS 05641 0S5°01 00k 'y

o4°Szz - 09°6€1°1 00°'59¢°1 000°12 009°9} oo’y

8° 1L - 86°260°1 08°%91 1 026°L1 00L° €1 0ZZ‘Yy

64t + H9°520°1 S1°120°1 011°G1 051°11 096°¢

9/°0§ - 79°920°| 04°9L0°1 095°91 009°z1 096°¢€

9/°'0S - 49°520°1 0%°9L0°1 09591 009°21 096°¢

£6°LS - 259°L9¢° SheSTh‘l 0€6°12 05991 082°S

15°12 - 79°520°1 S1*Lho°“L 019°91 09971 096°¢€

[6°2Z2 - 80°490°1 S0°060°1 0LL°9) 099°z1 0Zl'y

8L 91l + 80°/90°1 0£° 066 029°'%1 005°01 0Zl‘y

2L gt - 80°£90°1 08°02¢°1 0zE‘o0z 00Z°91 (TARE

H9°6EE  + 6L €9y TRE 74 M| 016°12 001 St 0189

003XN1 - US33Ieqiuoy pue juetg usamiaq *pajg Me|piey 01§ 1°9

9£°868°‘S -  gh'hEg‘gl $8°S0L ‘42 0/6°6LE 0zl ‘zL

lo°L¢2 - 68° Thhy 06°6.9 09% ‘01 05.°g o1L1 66
9/ °06 - 68°Zhh 99°€€S olz‘g 005°9 o011 56
601l = 99° 05 09°199 oh9‘g 006°9 onl ‘1 16
59°/¢ - q€*ley 00° 9S4 - 000/ 0s8¢‘s 059°1 L8
86°09 - L6°Ely G6°HES 0£2°'Q 0049 0€g ‘1t £8
69°0Z1 - 99°05h SE°1LS 06L°‘g 050°L onl ‘1 6L
68° 1L - VAYAL 09°605 oHg ‘L 0519 069°1 st
60*101 = 9l *qZh §8°625 060°g oSt ‘g 0h9°| V4
4 T 06°¢4S 9¢°999 05Z°01 051°g 001°2 L9

§ ‘103 9/61 XvL 9/61 XVl

0} 4 *10) NIVA ALY¥3d0oYd Iviol 9NIaIng aNvy1 *ON
NOI LVI¥YA ETRES IvaY LN3Y¥NI INIYA LNIWSSISSY o 133418



Page 155

£/€L°4S - :
£1/68L°889 + A JA N 0Z°Svs°‘L 080911 085°1¢€
18- (€ + 14516 09°€£8Y otk ‘L 0SH‘s 066°1 of1
£C 4t + £€1°9¢9 08° 105 0zl ‘L 059°S olo‘z 9zl
6L°901 + 61°H29 on°l1S 096°/ 086°S oiq‘e r44
Mg o+ L£°629 $6° (45 0¢h ‘g 0009 0En‘e 8l
ZL'16 + € 9 02° 15§ ogh‘sg 000°9 ogh‘e 711
£°801 4+ 8L°929 S0°81$ 0/6°L 065°S ozh‘e o1l
£6°g - 20° 19y S6° 694 o€zl osh°s 08L°1 901
£9°/4 + £ gSh 08°01Y 0Zt‘9 095y 0LL*} 201
[8°€e - £4°Q5h 0€°2gh on'L 0959°S 0LL°Y 86
[0y + 20° 194 S6°95 0£0°L 05z°s 08L°1 46
[0'0¢ + 20° 194 96°0¢h 0£9°9 058 °y 08L°1 06
Z£°02 + 20° 194 0l ° oty 08L°9 000°S 08L°1 98
Z£°6S + 20° 19 0L " to4 081°9 00% ‘Y 08L°1 28
78°2S + 20° 19 0Z°g0Y 08Z°‘9 005y 08L°1 8l
zZ€°0Z + 20° 194 0L oty 08L‘9 000°S 08L°1 LA
£6°12 - 20° 19y S6° 28 0gy L 099°S " 0gL‘|: O]A
G0OMSITYVHI - °sou4) Aoaes |z§ 1°9
9/9L°198 +
51/91°269°¢ - 01°6LS°4z  0S°604°92 002 ‘904 006°46
S0°HEL - S6°8H0° | 00°€81°1 00Z°‘gl 051 ‘1 050y
SL°90f - 05°991°1 LTAN L M| 099°22 0S1°gl 005y
sLoly - 05°591°1 $2°9/5°1 0S2*'he 05 ‘61 00§‘y
§ °10) 9/61 9/61 XVl
1 # 100  XVL.3NTVA ALY¥3d0Yd IvL0L 9NIQ1INg GNVYl *ON
NOI LYIY¥YA alLls v3Y INIYUND ANTYA LNIWSSISSY L133¥48




S1°98 - S€lzy 05°€1S 006°L 052°9 059°1 (1]4
2 TXATA: T £59° 2ty 08°6LS 026°‘g 052/ 091 8¢
- St 9L - 0t oHh SL°91S . 056°L 052°9 00L°1 92
& yleont - 1L Lty Sg°LLS 068°‘s 00Z°/L 069°1 ¥
o 99°461 - 66°914 S9°119 ‘ UM 008°L 019°t YA/
ih*o01 - 66°91% ohcL1S 096°/ 05€°9 019°1 02
06°09 - $8°99S SL°L09 05¢‘6 00z°L 051°¢ LS
8L - 99°0%h 01°62S ont'g 00k ‘9 ohl‘1 14
90°62 - 78° G5 06°48h 094 ‘L 00L°S 09L°1 £S
95°S¢ - 78° 554 oh° 164 095°/ 008°S 09L°1 1S
1g°gtt - H8°S5h $9°ZLS 018°‘g 050 09L°1 6h
90°/01 -~ H8° 95, 06°299 099°g 006‘9 09L°‘1 Y
AN VA - 78" 95H S1°lzs . oti‘g 0S£°9 09L°1 Sh
18° 52 - H8°9GH 99° 184 oiq‘L 059°S 09L°1 th
12°6 + 95°9/4 S Loy . 061°%L 08£°S ong ‘1 27
¢ + #G° €S 04°0€9 \ 091°‘g 001°9 090°¢ LE
£1°g¢ - LO°gHl 02°98h ogh ‘L 0S8L°S 0€L‘1 19
0L°€9 - 0€° oy 00° 464 . 009°L 006°S 00L°1 £e
(g’ + Lo gy, 0z LYy - 088°9 0s1°s 0£L‘1 1€
0l°0h - 0€ * Oty 00° 184 oon ‘L 00.°S 00L°1 62
€90/ - Lo°ghy 0L°81S 086°L 05Z°9 0¢L ‘1 [z
G405 - 0€ *OhY GL*06Y 065°L 058°S 00L°1 62
S1°66 - SE LTy 0§°925 oot‘g 0Sh‘9 059°1 £z
izl - 85°614 50° Z6Y4 0L, 096°S 029°1 1z
1Ll - Lo°ghy 0Z° 929 080°g 0S€°9 0eL‘1 61
02°98 - 0€ ° Oy 06°9Z§ 00l°‘g ook'‘sg 00/ ‘1 L1
g€ 7S - L0’ 84k Sh° 205 0¢L L 000°9 0¢L1 S1
0L°€gl =~ . 0f£°OHy 00°429 009°6 006°L 00L°1 £l
HS'Hil - 1€° 145 68 959 060°01 000°‘g 060°2 b
S *10) 9/61 XVL 9/61 XVl
01  * |09 INVA ALY¥340Yd vioL 9NIaIIng aNv *ON
NOI LVI ¥YA s TY3Y LN3YUND INTYA LNINSSISSY 133y1s

VIOBINISSY SIWVF °LS - oAy swosueg @f§ °1°)




6L°19 - 90°LHE S8° 804 062°9 0664 ohE ‘| 852
=~ £€2°91 +  €9°¢/1 0€°LS1 0zh‘z 09L°1 09 092
- 20" €1 - €5°¢€L1 §5°981 olg‘t 00z‘z 0.9 292
-] ge€o0z  +  g1°€2Zs 08°61€ 026‘y 006°? 020°2 992
S 62°¢ - 90°/yg SE°05¢ 06€°S 050 ‘Y onE‘| 0Lz
S12EEl + 90*LHE 98°€12 062°¢ 056°1 ohe ‘| 92
86°S¢ + £€5°¢L1 1A ole'e 009°1 0/9 8l2
€1°s¢ + £5°€L1 08°/€1 ozt‘z 0sh ‘1 09 082
Z0° - £G° €L 9SS €L 092 000°2 0/9 82
€.°6 + £6°¢€l1 08° €91 025°t 058°1 0.9 hge
gh°ze + £G°€L1 S0° 141 ol1‘t 005°1 0.9 98¢
YL T4 - £5°¢€L1 o€ gyt 0z8°‘¢ 0S1°€ 0.9 882
6€° 21 - 1L°gly 01°161 0h6°2 052°z 069 062
VIOGINISSY ~ S3IWYr °Ls - ssaN pue abejsoy usamiaq a1eibo||oy |€G *1°3
H/01°592 +
9€/9L°128°C - 01°H01 ‘g1 S.°006°0Z 056°1¢z¢ 006°69
80°/L - 413 0z°21S 088°/ 00Z°9 089°1 4]
gzl - 0E° oY SL°99S 0S.°g 050°L 00L°1 0§
0Z°98 - o€ *oty 0§°92S 001‘g 0ot ‘9 00L°1 gh
0Z°HE - 0f°Ohy 05" %iY o0o€ *L 009°S 00, °1 9
29°L - Eh°gsy 50 ° 994 ol1°L ooh‘s 0Ll i
rAREAS - £ Q9 §9° 059 oly‘g 00l°‘9 0LL*y rAT
LE'BOL -  Ey°gSh 08°995 0zl ‘g 056°9 0LL % o
88° 11 + £h°gSH SG° ohy 0(8°9 001°S 0LL° L 8¢
LEy - £ Q%hH 08° 29 YA A 05€°S 0Ll 9¢
L8°9¢ - £H°Q%h 0€° 564 029°L 058°S 0Ll 14
92" 94 - 68" ¢y S1°88h 01§°L 008°S otL‘t r43
S °10) 9.61 XVl 9/61 XVl
0} 4 *10) aNIvA ALY340¥d TvioL 9NI1aIINg ANy DN

NOILYIYVA aLis Tv3ay¥ LN3IYYNI ANTVYA LNIWSS3SSY 133yls




Page 158

o1/zl*g8z -

0£/20°281°2 + S5°9/4°01 §2°€89°g 050°zE 1 oSt oy
$5°T01  + GS°SLE 00°€/2 00Z ‘Y 06.°‘2 osh‘1 D14
96°081 + QG°SLE 00° 561 000°¢ 055°1 osh‘1 he
0£°8E1L  + GS°SLE Y AVAY A 059°¢ 0022 0sh ‘1 642
05°C + Sz 461 SL* 161 056°2 00z‘e 0S. 162
S L9 4+ 6G°6L¢E 00°80¢ 0oz‘¢ 061 osh ‘1 1%
£6°LL + 8h° 981 65°801 0L9°1 056 0zl 192
89°84 + 84°981 08°LE1L ozl'e 0o 0zl 652
89°8%  +  gy°9gl 08° /€1 0zl'e ooyl ozl 192
£n°61 + 84°981 §0°/91 0L5°T 058°1 ozl £92
89°22 + gh°9g1 08° €91 025°t 008°1 ozl 592
89° 6¢ + 8°9g1 08°051 0T 009°1 ozl L9z
28722 - 8h°981 0£°602 (YAARY 005°2 ozl 692
S Il + 65°SL¢E 00°HEZ 009°¢ 051°2 osn‘l €12
S0°191  + 69°6LE 05° 412 00€°‘¢ 058°1 osh 1 IR A
89°22 + 8h°981 08° €91 025°t 008°1 0zl 6.2
£n°61 + gh° 981 50°L91 006t 058°1 0zl 182
£h° Gy + 8h°9g1 S0° 1471 0l1°2 05h°1 ozl €82
89°6 + gh°9gl 08°9L 1 0zL‘e 000°2 0zl S8T
89° G€ + 84°981 08°051 (174 S N 009°1 ozl g2
89°601 + €/°0g¢ S0°1L2 0l1'y 00L°z 0ly‘L 162
62°8S - 1£°28¢ 09°0%¢ ohz's 051y 060°1 rA%A
th 9y + 65°192 S1°S12 01£°¢ 00€°‘e 010°1 9¢£¢
1L°681  + 90°LHE q¢°loe 061°¢ 058°1 oHeE‘l el %A
6l'tc -  90°LyE 98°69¢ 069°'S 05E‘y oHE“L e
96°g¢ +  90°LHE 01°80¢ o4l ‘y ook ‘€ oHe‘ | ghe
75°61 - 90°/[HE 09° 99¢ 049°s 00f‘y ohe‘ L [1]74
9n'0ll  + 90°LHE 09°'9€2 oH9°e 00£°2 ohe‘l 7s2
§ *10) 9/61 XvL 9/61 XVl

01 4 *10) INIVA ALY3d0Y¥d VLol 9NIaIINg aNy *ON

NOILVIYVA “3LIS v3Y IN3WNND ANTVA LINIWSSISSY 13341s



o 16°¢€2 - £€ 48y 0£°80§ 0z8°L 056°S 0/8°1 £qe
n 6Z°2h  +  69°h6h 0h°2ZSh 096°9 050°S 016°1 Ln€
o 82°601 + £€ 48y S0°SLE 0LL"S 006°¢ 0L8°1 16€
o 8Z°601 + €€°48y - S0°SLE 0LL°S 006°€ 0/8°l 19
a SL°6S +  00°81S ST 8SY 050°L 090°S 1000°7 65€
gz 0L + €€ qgy S0 H14 0L£°9 005y 0L8°1 £9¢

AR T RS Ly yhe 0Z2°6£2 089°¢ 05€°2 0£€°1 69¢€

10°S9  + L1 HEE 01°69¢ o4l ‘Y 098°‘t 06Z°1 €LE

S0°€0Z + 0f* Oy TANA Y A 099°¢ 056°1 00L°1 LLE

0Z°4¢ - 0£°0oHY 05 qiy 00£ ‘L 009°S 00L°1 11219

S6°g0lL - 0% oth §2 649 o0Sh°‘g 0S.°9 00L°1 19

88°He + £h° gy G5 EEh 0/9°‘9 006 ‘% 0Ll 1 16€

65°61 + Hl* 184 S1°294 oL 062'S 098°1 HliE

Shqe - 0f°OtH ol {9 0S1°L osh‘s 00L°1 0LE

He 4l + UTAREL 06° 904 09Z‘9 0ok ‘Y 098°1 . 99¢

L6°46 - £8°HG¢E 08° 64y 0269 055°S 0LE‘L H9¢

S0'Shl  + 08°01¢ 6L * 591 065°2 06€° 1 002t 29¢

28° 6 + LL°997 §6°0L1 0£9°‘t 009°1 0£0°1 09¢

nHE*oZL  + Hl° gy 0% 19¢€ 096°‘S 00L°‘€ 098°1 95¢

90°69f + 99° 60/ 09°0hE ohz‘s 00§°2 onL‘z Z5¢

0£°LE + 0€° 0ty 00° €0k 00Z°9 005y 00L ‘1 84t

s0°zZil 4+ 0€° 0y Gz gt 050°S 0S9E°‘¢ 00L°1 Hhe

1£°9 - H8° 554 S1°294 ot 0S€°S 091 ohe

64" € + 68° Thy 0% 6EY 09.‘9 050°S IV 9¢¢

10°91 - 68°Tith 06°QSH 090°L 0s£‘S oL 1439

€€ 1L+ £9°904 0£°G€T 029°¢ 050°z 0LS°1 8z¢

nee + 68° Ty S9° Thy 018°9 001°S o1l nee

10°¢ - 68° Ty 06° Sl 098°9 0S51°S oLLL 0z¢

Y AR YA - 16°984 02°21S 088°‘L 000°‘9 088°1 91¢€

VIOSINISSY - S3WVr °LS - @2n.g pue abpo ussmiag sA)|Q §£G *1°9
S 103 9/61 Xvi 9/61 XVl
03 § °109 N IvA ALY¥3d0Yd TvloL INIQUNE  ONVI °ON

NOI LViIYvA 3iis Tv3Y IN3YHNI ANYA LNIWSSISSY 133418




Page 160

89°Lyl + €L°6£9 50°* 264 0L§°L 001°Sg olh‘e SRl
a1°60z  + 06° €4S TAL 131 051°S 050°¢ 0012 051
S1°€91 + oh°€L9 S2°01S 088°L 082°‘s 009°¢ 641
79" H6T  + 75°26L 06°L64 099°/ 009°y 090°¢ I
9°'[0€ + HG° z6L 06°48Y 09 ‘L 00k ‘Y 090°¢ Sh1
6E°L1E  + 75°26L S1°Gly 01£°L 052y 090°‘¢ i1
#9°91Z + HG°Z6L 06°6LS 098°‘g 008°S 090°‘¢ LE}
H1°€22  + HG°26L oh° 699 09/ ‘g 00L°S 090°‘¢ 19|
68°61z + ©S° 26l 1 §9°2LS olg‘s 06L°S 090°¢ 1€l
6£°25¢ +  yS'z6l S1°0HS 0l1£°g 06Z°S 090°¢ LTl
68081 + #G°26L §9°119 0146 0§€°‘9 090°¢ £zl
68°612 + HG°26L G9°2LS o18‘g 0sl's 090°¢ 611
79°91z  + }75°26L 06°SLS 098°‘g 008°S 090°¢ St
6£°922 + 7G°26L 91°999 olL‘g 059°‘S 090°‘¢ 601
HIGHL  + #7526l oY L49 096°6 006°‘9 090°¢ 501
n1°l61 + 45°26L 0%° 665 091°‘6 0019 090°¢€ 10t
nitolz  + H5° 26l 0%°Z85 096°g 006°‘S 090°‘¢ L6
68° 142 + 4G Z6L $9°02S oi0°‘g 056y 090°¢ W
79°G8¢  + #5°26L 06°90% 092°‘9 00z‘¢ 090°¢ 69
9[*lLE + 19°186 8g8° €09 062°6 005°S 06L°‘¢ 99
mw._< zko._.zzoo - :O..«mc_:®3 pue >Eo_umu< COQSuOQ xuo.‘.m w .._..u
72/18°L92°C +
01/H0°HSE - - [n°[01°S] 0L°£61°¢1L 086°202 0£€°gS

88 €61 + Eh°gSh 85°792 0L0°% 00€°C 0LL°1 Lz€
88°HS + 81°49¢ 0£°602 0zz'e 002°2 020°1 62¢
€9y 4+ 20° 194 oL *H1y 08¢°9 009 08L°1 €€
68°91 - 94° 209 SE°61S 066°L 050°9 on6°1 119
£5°4¢ + £€°4gY 08°'64Y 026‘9 050°S 0L8°t 6€€
S *10) 9L61 XVl 9/61 XvL

01 4 °|0) INIVA ALY340Y¥d TvLoL 9NIa1INng aNY *ON

NO! LVIYVA aLls V3 INIWUND ANTIYA LNIWSSISSY 133¥18



G6°¢6h  + 0/ °%58 SL°09¢ 055°S 052t 00£°¢
OL*%9% +  0L°%Sg 00°06¢ 000°9 00L°2 00€°€
© $6°2€5  +  0L°%S8 AN b4 S 056°y 059°1 00€°¢E
o 0L°06% + 0/°458 00°49¢ 009°S 00£°2 00€£°¢
0 G4°00S  + 0L 458 TAL 11 osh‘s 0S1°2 00£°¢
a 56°90G +  0/°HSQ Sl LyE 0S€*S 050°z 00£°€
| mw._< ZZO._.ZBOQ - :O_um:_E‘_wu pue ._0>_¢ :mmz—uon cocu:mu rAl .._..u
0h/85°189°L + 88°€1£°ge 0£°2£9°02 KiTA WAL 0zZE'601
en°oll  +  €L°6£9 0€°69Y 0z’ 0SL ‘Y oln‘e 0l
gl z€T + €L°6£9 §5°Loy 0lz‘9 008°‘¢ oly‘e 08
gL°90z + €L°6£9 SG°EEy 0(9°9 002y oln‘e 8
89°9S  + €°6£9 S0° €89 0/6'g 005°9 A B4 8
£6°HTl  + £L°6£9 08°H15 0¢6°L osh‘s oly‘e 06
£6°hTL + €.°6£9 08° 415 026°L osH‘s. oly‘e #6
£6°9L1  + €L°6£9 08'Z94 YA 059°‘y olh‘e 001
89°¢8 + £L°6£9 §0°LSS 0/5°g oot‘g 0i%°e 401
81°9L + £L°6£9 $6°£99 0l9°‘g 00Z‘9 olh‘e 801
€6 nzl  + £L°6£9 08°#19 026°L o0s4°s oly'e 44|
89 [Hl + £L°6£9 S0° Z64 0LS8°L 001°S o'z 9t 1
g6l + £/°6£9 08°L2S 0z1°‘g 059§ 0lh°‘e g1
gL°l91 + £L°6£9 §6 Ty 0lz'L 008y olh‘z rA4|
en'glL + €L°6£89  0£'12§ 020°g 055°‘S olh't 921
£6°¢91 + €L°6£9 08" 94 0ze‘L 098 ‘Y oly‘e 0€1
Eheuhl o+ €0°6£9 0£° 564 029°L 051°S 0lw‘z 7e |
89°¢8 + £L°6£9 50°LSS 0L5°g 001°9 olh‘e 9€1
g9 1zl + £L°6£9 50°815 0L6°L 006°S 0l4°2 g€l
g1'gse  + €L°6£9 S5° 18¢€ 0(8°S ooy ‘¢ oly‘e of1
g1°90z + £L°6£9 GG €EYy 0/9°9 00Z°‘y oly‘e ht
S 103 9L61 XVl 9L61 Xyl
0} § *10) INIVA ALY¥3d0Y¥d viol 9Nl a1Ing aNv? *ON

NOTLVIYVA LS V3Y INIHYND INTVA LNIWSSISSY 13341s




Page 162

£/88°012

S1/06°602°1L + 61°216°g 01°€16°L oLzt 01 4e
LL*9n - gz léy S0 HhS 0LE’g 0S4 ‘9 026°1 182
£z €8 + YA S0°H1h 0/£°'9 oS 'Yy 0Z6°1 8¢
§5°99 + 0€°0hy TR YAY 0SL°S 050°Y 00L°1 £82
wl'ql + 49°£0S 06°ZeY 099°‘9 00,y 096°1 7182
8 12 + e YATA] 08°SGlH 0zE‘L ook‘s 026°1 982
Sh gy + 56°0€9 0§°/gh 006°L 0Sh°‘s 050°2 98¢
65" 1L + wl* 184 IR0 01€‘9 0Sh‘y 098°1 (82
ERT! + H9°££S o%° 794 0969 0064 0902 882
86°0% + e TANAS 0£°95y 020°L 001°‘S 0261 682
€9+ T0°194 WAL 08€ ‘9 0094 081 61€
ol - 20° 194 S4°909 0¢£°6 0692 08l ‘1 g1¢
2€°86 + 20° 199 0L°29¢ 085°‘S 008°‘¢ 08L°1 L€
89°81 - 20" 194 0L*6lY 08E ‘L 009°‘S 08l ‘1 91¢
SL°REL  + 0L° G565 §6° 954 000°L WA 00£°‘z S1E
€L gzl + e TATAY $5°89¢ 0£9°S 08L ‘¢ 0Z6°1 #1¢€
€L°l91  + gz L6y §5°62¢€ 0L0°S 051°¢ 026°1 €1€
£2°601 + 8Z°L6Y S0° Q¢ 0(6°S 050 ‘4 026°1 A3
YAVAS + 82°L6Y 55° 654 0l0°‘L 0st°s 0Z6°1 1€
AYYVD 1404 - | *99S pooMp|IM €0§G ‘1°9
£1/58°049°9 +  OL*1ttf1l ST°0H5 Y 098°69 comuua

0.°625 + 0L 4S8 00° 5Z¢ 000°S 00, ‘1 00£°¢€
02°€Z5 + 0/ '458 05°1£¢€ 001°S 008°1L 00£ ‘¢
0/°65S + 0L %58 00°662 009°y 00€°1 00£°¢E
0Z°H8h  + 0/ "8 0S5°0L€ 00L°S ooh‘e 00€°‘¢

96 L9+ 0L 4S8 Sl 98¢ 056°S 0592 00£°¢

SH°00S  + 0/ °%Sg ST HSE osh‘s 0S1‘e 00£°¢
S6°61S  +  0L°%Sg SL hEs 051°S 098°1 00£°€

S 193 9L61 XVl 9L61 XvL .

01 y *|0) anvA ALY3d0¥d vlol 9Nl @1ing ANy - *ON

NOILVIYVA s Tv3Y¥ LN3IYYN) INTVA LNIWSSISSY 133Y1s




Page 163

¢/iqonl -
L1/€G°068° 1 + 99°02Z°g 09°0/6°9 otz lol onlLtie
TALT| + 05°8g¢ TAXYAY 06L°S 052y 0051
1S°¢tt + 98°86¢ G£° 682 06€ 'y 058t oHS“1t
Hl° Sy - 98°86¢ 09° Hhy o48‘9 00£°S ons‘t
9z° 1L + 98°86¢ 09°L2¢ 0470°s 006°¢ ohs°1
l*sh - 98°86¢ 09 iy 048°9 00€°S o4s ‘1
16°9Z1 + 98°86¢ S€- 2Lz 061 ‘Y 059°t o4s°t
10'¢h  +  98°86¢€ $8°95¢ o6h°s 056°¢ ons‘L
19°¢€tL + 98° g6¢ GE° 682 06€ ‘Y 058°¢ o0hs‘1
10°2Zy + 98°86¢ §8°9G¢ 064°S 0696°€ ons°1
[y°vZl  + IARKAA ] 0L°L6T 085y 0562 0€9°1
LL*HviL + 22604 G4 462 0£5°y 056°T 085°1
66°8 - 98°g6¢ A 068°‘9 0§£°S ohs ‘1
9l°LL + 98°Q96€ ol1°12¢¢ oH6'Yy oo ‘¢ o851
10°H6  + 98°86€ S8°H70¢ 069°4 061°¢ ons‘i
9/° 2} + 98°86¢ 01°98¢ o46°S 004y 0HS ‘1
9l° 1S + 9R°Q6E 01°Lhe oHe‘sS 008°¢ 045°1
9/°06 + 98°86¢ 01°80¢ ol 'y 00Z°‘¢ 0h5°1
65°9¢€1  + Hl' 184 S1°SHE 01£°S 0Sh ‘¢ 098°1
€0°/9 + €€ gy 0 L1y ozn'‘9 0554 0(8°1
90°/6 + 99° 094 09°€5¢ onn‘s 00L ‘¢ 7|
| B91y NMOLNMOG - A[2S|OM pue uolssowjeyq usemiaq *1g Aqny /| *1°)
S 199 9/61 XVl 9L61 XV1
01 § 103 aNvA ALY3d0oYd vLOL 9NIa1Ing ONV *ON
NOI LYI ¥YA aLls IV3IY LNIWUND INTIYA LNIWSSISSY 133418



Page 164

01/8€°699 -

C1/64°969 + 1L°99%°g 09°0£5°‘g WL YARES| 069°¢E
L2 nl + £0°€0¢ 08°82¢ 0es'€ 05¢‘e YA R
YA T4 + LL°992 S The 0€L'¢ 00L°2 0€0°1
LS| + LL°99¢ 02° 992 . 080 ‘Y 050°¢ 0£0°1
£6°28 - LL°992 0L 64¢ 08€‘S 0SE ‘y 0€0°1
nl'gh - 11 4HEE 68" Z8¢ 068°S 009°y 06Z°1
9/ * §¢ + L1 HEE GE° Q862 0659y 00£°€ 062°1
9z'SS + L1 HeE 98°8LT 06Z°4 000°‘€ 062°1
5671 + 0£°0hh SL gty 0S.°9 050°S 00L°1
£L°G¢ - 72°899 S6° €0/ 0¢g‘ol 052°‘g 085°t
66941 = 9¢£°829 GE°SL9 06€ ‘01 05¢°8 oH0‘2
981 - 6E°E1E G1°zEe orL’s 066°€ 0121
10°19 - 6£°€1€ oh'qlE 09L°S 0559°Y o1zl
64°88 + 6 €1€ 06°42Z2 094 ‘¢E 052°t o1zl
9°HEL - 09°29¢ AL 059°L 05Z‘9 ooh ‘|
79" 5SS + LS°LLS §6° 129 0f0‘sg 008°S 0€z‘e
66°62 + 6E°E1E oh°£8e 09€‘y 0S1°¢ 01zt
ra M % + 29° S0¢€ 02°252 088°‘¢€ 00l‘z 08L°1
£6°96 + 86°S1¢€ S0°61¢ 0Lg‘E 0S1°¢ 0zz‘1
TAK 1 - TR X 4% 06°LS¢ 006°‘S 092y 052°1
91°2Z¢ - 66°91% SL 64y 0169 00£°S 0191
50°9¢ + 66°91y 06°08¢ 098°S 052y 019°1
99°49 - 66°914 S9° 184 oyl 008°S 0191t
9z°Z4 + L1°HEE 68° 162 064 ‘Y 00z‘€ 06Z°1

11 B9ly NMOLNMOQ - S2|Jey) pue suddjjy udsMmleq °*OAY S,Uyor °1g gh *1°)
S *10) 9l61 XVl 9/61 XVL
01 § "10) INIVA ALY¥340Yd vioL 9NIa1Ing aNv? *ON

NOTLVYIYVA s Tv3Y LN3YYN) INTIYA INIWSSIASSY 13341




69°g¢ - th°952 01°562 045y 056°¢ 066 £z
69°g€ - 14°95¢ 01°962 ohs‘y 065°¢ 066 69
IXANAS - 82°'g€e $5°062 0L’y 055°¢ 0Z6 ¥
£8°95 - g o4t 0l°l6t 085'H 059°¢ 0£6 LL
Lz2°25 - 82°8€¢ 65°06¢ WA 085°¢ 026 74
£2°¢S - YA 1% A 99°062 AN 065°¢ 0Z6 18
IRARAS - 7°8LC §5°062 0lh‘y 055°¢ 026 £8
1228 - Q2°9¢e G5°062 0l4 'y 059G6°¢€ 0z6 L8
t9ron - 28°€ST St 462 0£S°Y 055°¢ 086 68
NYNOQTIM LS3IM - °*4Q uoIseag £5G *1°9
H1/€5°660°C + g€tell'g 08°2/2°S 0zZ1°18 0lg eg
£5'08C + €€ eyl 08° 294 YA 092’y 0l8°‘t A4
£0°ghe + ge ens 0€° 964 029°L 05L ‘Y 0{8°C 92§
l£°6lz  + 91089 §8°H0€ 069°Yy oS ‘e o4Z‘e 9¢§
02°L89 + S6°L0€ 1 §.°029 056°6 00§‘H 050°S T4
20°€LE  + (4°298 Gt ° 634 0£6°L © 002y 0EE‘E €29
70° 5L + 46°6Zh 065§ o9‘s 008°¢€ 099°1 516
HO'Z61  + 66Ty 06° /€2 099°¢ 000°2 099°1 €19
H0°S0Z +  H6°6lh 06°422 094°‘¢ 008"l 099°1 s
1L°1S + 18" 114 01°09¢ o4s‘s 066°¢ 065°1 605
1£°gh + 99° 054 SE° oY 061°9 oSh 'y onl ‘1 [0S
YA A A 0L° 569 05° €8¢ 006°S 009°‘¢ 00€£°2 00§
S6°C1E + 0/° 569 TN A YA 09¢ 'y 050°‘2 00£°2 019
Sh°08Z + 0. °S65 YAREY 058‘% 085°¢ 00£°2 91§
0L°LST + 0/° 569 00°REE 00zZ‘S 006°¢ 00€°Z 819
Il B3y NMOLNMOQ - 1usbueg pue 90||3 usamiaq bunop zz *1°9
S 109 9/61 Xvi 9/61 Xyl
01 y *109 aNIvA AL¥3doyd VLol 9NIQ1INng aNv °*ON

NOILYIYVA aLis TV3Y LNIWUND ANTVA LN3WSS3SSY . 133y1s



Page 166

oh/S0°1gh°T - 0Z°1£5°6 §z°510°21 098 ‘481 008 ‘9¢
60° 1L - 16°0€2 09°10¢ on9‘Yy 0SL°¢ 068 02
82°9L - 6Lzt 0Z°40¢ 089°4 008°¢ 088 44
$8° 99 - g1°0ze 00°982 oo’y 0596°¢ 068 92
(g2t - 81°H9Z S0°L6T 0lS'y . 0S9°¢ 020°1 8¢
£€9°0Y4 - 78° €42 Sh*h62 0£5°Yy 056°¢ 086 rA%
S1°9s - ol°€g€e S2° 687 0Sh'Yy 0595°¢ 006 e
8h° 26 - L6°q1e Sh°Lo¢g 0¢L 'y 006°¢ 0£8 1214
HG° 06 - 95°L 1z 01°'80¢€ onl‘y 006°¢ 048 oh
75°06 - 95°L12 01°g0¢ ol ‘y 006°‘¢ o418 1
79°06 - 95°[12 01°80¢ onl‘y 006°¢ o4g 94
JYARYA - 82°8ET S0°0L€ 0lL*y 058°¢ 0Z6 0S
oh ezl - 01°€€2 06° S0¢ 00L ‘Y 008°¢ 006 143
6£°19 - g eqe S8 H0¢€ 069°y 05L‘¢ o046 95
09°€¢ - 06°482 05°81¢ 006 ‘4 008°¢ 001°1 89
15°¢8 - 79°ghe S1UeZge o11°s 051y 096 29
€0° €L - 6°L22 56°00¢€ 0£9°y 0SL°‘¢ 088 %9
65° 06 - 15°0€2 oL 1z¢ on6‘Yy 050°y 068 89
Hne'lg - 15°0¢2 a8 L€ 0684 000°‘Y 068 oL
04° S8 - ol1°€€2 05°8lE 006°Y 0004 006 LA
Hehl - 15°0€2 68°Ho€ 069y 008°€ 068 9l
06°8L - 01°€€2 00°21¢ 008 ‘Y 006°¢ 006 08
G1°95 - o1°€€2 §2°68¢ 0Sh ‘Y 056°¢ 006 8
€0°8S - 16°0¢2 09°882 o'y 055°¢ 068 98
£9° 04 - 28° €62 Sh 462 0£S‘Y 059°¢ 086 88
£9°04 - 28°€62 SH 461 0£59°y 055°¢ 086 £
IEARAS - 82°8€T 699°062 0lh 'Yy 0585°¢ 026 S
£2°25 - 82°8¢2 4956°062 olh'y 056°¢ 026 6
IR ARAS - 82°8£T §5° 062 olq'y 055°¢ 0Z6 1
IRAKAS - gz gtfe G5°062 oLy’ 065°¢ 0Z6 1)
L 1L - 82°8¢e S0°01¢€ 0LL‘Y 068°€ 026 L1
IR ARAS - 82°8¢T §5° 062 oLy 046°¢ 0Z6 4
S *10) 9/61 xviL 9/61 XVl
01 § *(0) INIvA AL1¥340¥d TvloL 9Nl G1INg aNv *ON
NO 1 LVI VA aLls v3Y LN3YYND INIVA LNIWSSISSY 133418



Page 167

88°901 - LS°LLS Sh°489 0£s‘0lL 00£°g 0£ze 99

geeIl - LG°LLS S6°069 0€9°01 ooh‘g 0£Z°2 8S
6L 1€ - 90°909 6g°L£Q 068t 0§5°01 ohe‘e |

96° ¢l - Hh* 659 oh°€L9 09¢°01 00Z°‘g 091°¢ 9

1L°9gt - #t° 659 G1°969 0t ‘0l 0558 091°2 8

62°61 + 695 §1°0%S 01£‘g 0519 091°¢ 01
62° 94 + th° 699 q1° 419 016, 06L°S 091°2 4!
tz'9e - #4°6S§ $9°585 010°6 058°9 091°‘2 1
1L 48 - ' 655 S1'H49 016°6 0SL ‘L 091°2 91
62°€0E - 90°909 S€° 606 066°¢1 059°11 one‘e 8l
96°6£1 - 4° 655 0h° 669 09/ ‘01 009°g 091°¢ 0z
A AT A 8L°929 0£°658 022 ¢l 00801 oh'‘e 44
65°9L1 = 10°619 09° 56/ onzel 05986 06£°2 52
G1°HOE - 01°z6h SZ° 96/ 05t ‘2| 059°01 006°1 lz
ahegl - 91°089 09°69. ong ‘11 009°6 one'‘e 62
o 6gl - 91°08$ 09° 69/ ong il 009°6 one'e 1€
29°¢Ll - 81°€2S 08°969 0z 01 00.°g 020°2 114
gh oY + 8/°929 0£°985 020°6 009°9 oth‘e 14
[0°191 - €L°6£9 08°008 0z€'zl 098°6 olh‘e L€
IARAS - €1°9€9 0£°€LS 0z8‘g 0S/‘9g 0l0‘t 6¢
gzeole - Sl °Z8s 00°£6/ 00Z°21 056°6 052t Iy
l1°¢61 - €1°9¢9 0€°62. 0zZ 11 0§1°6 0L0°C £h
26°¢¢ - €1°9¢9 S0°0LS 0LL'g 00L°‘9 0L0°2 Sh
A N3 - €1°9¢S §5° 685 0L0°6 000°L 0l0°T Ly
thlge - £1°9¢5 §5° €28 0£9°Z1 0090t 0L0°T 64
e - £1°9€9 90°8LL 0L6°11 0066 . 0L0°‘% 19
60z - £1°9¢9 §G° anl oly‘1t 004 °‘6 0l0‘Z €9
52°8¢ - Sl *28s 00°119 0046 051/ 052°¢ 1
TR A r A SL°289 05° 528 00L ‘21 osh‘ol 092°z LS

NYNOQ1IN LSV - Aeg lueseajy 4g °1°9

5 103 9(61 XxvL 9L61 XVi
01 1 103 ANIVA ALlY340¥d VLol INIaTINg aNv1 ‘ON
NOILVYIYVA s IVaY LN3¥UN) 3NIVA LN3WSSISSY 133418



Page 168

£2° Y + gz gte S0° €61 0/6°t 050°¢ 0Z6
£2° 94 + 82°8¢¢ S0° €61 0l6‘¢ 050°¢ 0z6
8h*6 + 82°Q€T . 08°8ZC 025°‘¢ 009°? 026
S1°S11 + S1°6lY . 00°49¢ 009°‘S 0GL°‘€ 058°1
£L°g¢ + 82°gfz 55°661 0/0°‘¢€ 0S1°2 0Z6
08°961  + S1°6LYy GL*282 0SE‘Yy 0052 058°1
£€2°9 + 82°8Ee S0°z€e 0L5‘¢ 059°¢ 026
gh*o00l + 82°8¢¢ 08°LE1 0212 002°1 026
£6°¢¢ - 20°202 86° S£2 0£9°¢ 058°t 08L
9¢° 61l - 7S wlT 06°£6¢€ 090°9 000°S 090°1
ay° Iz + 82°8¢¢ 08°512 0zE‘e 00%‘e 026
726°91 - 82°8¢2 08°%9¢ 0e6°¢ 000°¢ 0¢6
Lol - 61°901 06°9.2 0924 058°¢ oLy
JIV4INOG "LS - UOIIBUIWID} O suen] wody *3g Aojquauay E|| *1°)
L£/69°02L°S - .
£€/90°501 + [o°s9y‘ze 0/°glo‘ge 0glizey 0¢L‘9g
91z - 1S €€S 06 Hhl 094" 11 0046 090°2 L1
g1°€zr - LS°LLS 0/ ° 00/ 08L ‘01 065°g o€z‘e 61
9z'z8l - 6£°2LS S9° 45/ 019°11 0046 ote'e 1z
9Z°'Hol = 6£°2LS $9°9/9 ool 00Z°‘g olz‘e o’
A TN 79 €€9 S9°08L olo‘zt 056°6 090°2 ™
9c 0zt - H9°€€5 06°£59 090°01 000°‘g 090°2 h
9¢°18 - HG £€s 06°419 09h‘6 ooy ‘L 090°2 94
918 - HG°£€S 06°419 0% ‘6 004 ‘L 090°¢ 8h
11°691 - 75 €€S 59°z0L ol18°01 0S.°g 090°2 0$
9¢°2h - LEN LS 06°GLS 098°‘8 008°9 090°2 43
19°9¢t - 76 £€9 S1°0L9 0lE£‘01 05Z°‘g 090°‘z H9
S *10) 9/61 XVL 9/61 xvL
01 § *109 ANVA ALY3d0OYd IvioL 9NIa1INg anNv1 ‘ON
NO1LVYI ¥YA aLls VIY LNIYUND INIYA LNIWSSISSY 133y1s




Page 169

HT OHl 4+ H1°8LE 06°L€2 099°¢ 00Z°‘2 0941 XA
29°L¢ + L0°681 G 161 0££°e 009°1 1194 T4}
6 Ent + H1°QLE S9°HET 019°¢ 0512 0941 124
TR YA S H1°glg ot°LST 096°¢ 0062 09 °1 614
29 11 + L0°681 ShelLi 0€L‘2 000°z o€l Loy
€9°y - L0o° 681 0l°£61 086°2 092°T o€l soY
£9°/1 - L0° 681 0/°902 081°¢ 0Sh‘e 0¢l £oy
€1°L¢€ - L0°681 02°922 o8 ‘€ 0512 o€/ 1o%
He'ell  + 71°8LE 06°861 090°¢ 009°1 o091 L6E
FARE + L0°681 S6°£81 0£8°‘¢ 001°¢ 0¢L S6¢
[§°Q + L0°681 0L°081 08l‘t 050°‘¢ 1194 €6¢
we'lel o+ H1°8LE 06°052 - 098°¢ ooy ‘e oo ‘it 68¢
lE£°g + L0°681 0081 08/‘t 050°z o€/ ag¢
rARE RS + 10° 681 G6°LS1 0£n‘e 004 1 o€/ €8¢
nZ LTl o+ H1°8LE 06°05¢ 098°¢ 00%°‘e 0941 6LE
he'gle  + h1°gle 06°6SI 094°2 000°1 094° | LLE
29° 9/ + L0°681 STl 0EL°Y 000°1 o€l tLE
Z1°¢€8 + 1L0°681 S6°501 0£9°1 006 0¢. L9¢
111 ©3JY NMOLNMOQ -33BM PUE ua| |y U9BMIDq *BAY UOIJBALY QE °1°)
S/q0t2th -
11/99°160°1 + 1£°gSE‘S 01°689°y onl‘el 069°02
86° 14 + 8C°QET 0£°961 020°€ 001°2 026
o egl  + S1°6LYy SL° 56T 055y 00L°C 0581
2518 - 87°gfe 08°61¢ 0264y 000°‘y 026
£T°Hg + 82°g¢e S0°4S1 0LE‘T osh‘l 026
YAFA + 8¢ 8ET §6° Szt olh‘e 059°C 0Z6
06°681 + S1°6lY S2°682 0SH ‘Y 009°‘z 058°1
S 107 9/61 XVl 9L61 XVL
01 y *10) NIVA A1Y¥340Yd ~viol 9NIQIINg aNv1 *ON
NOTLYI YA s v3y IN3Y¥ND ANIVA LNIWSSISSY 133y1s




Page 170

gls/elonoh -

CE/0°181°C + €8°95 ‘01 §6°6.9°g olnEetl 0LE oY
18°L6 + 17° 952 09°851 ohh‘e os‘t 066 Heh
90°01 + 1%° 992 SE*one 06L°¢ 008°2 066 0t
90° 5L + 14°952 S€° 18l 06L°t 008°1 066 9Zh
95° 5§ + 14°952 §8°002 060°¢€ 00l‘e 066 wey
96°89 + 14°952 sg°L81 068°t 006°1 066 oY
90'29 + 1°95¢ SEH61 066°T 000°C 066 914
18°L6 + 17°95¢ 09°851 onh‘z 0sh ‘1 066 4L
6148 - 141°952 09°04¢ one‘s 0524y 066 904
UUMA - 11°952 S8° EHE 062°S 00€°‘y 066 H04
90° 64 + 14°942 GErL0T 061°¢ 00z‘z 066 004
16°08 - 14°952 Ge°L€€ 061°S 00Z‘Yy 066 86¢
99° 6§ + i°9592 68002 060°¢ ool‘z 066 96¢
90°29 + 14°952 SE°H61 066°¢ 0002 066 Z6¢
1€ + 14°952 01°952 oh6“€ 056°t 066 88¢
hh°6 - 1%°952 58° 592 060 'y 001°¢ 066 98¢
95°62 + 14°952 68°922 064 ‘¢ 006°2 066 8¢
1£°25 + ih°952 01°702 ofL‘e 051°2 066 8LE
69°1§ - 1%°952 01°80€ o4l ‘y 05L°€ 066 g
1£°16 + 14°95¢ 01°591 o0h5°e 055°1 066 1443
95° 45 + 14°952 $8°00¢ 060°‘¢ 001°2 066 0L¢€
£0'gl - L9° 262 0.*01¢€ 08 'y 099°¢ 0€1°1 Lty
79°6 - 12°80¢ sg L€ 0684 00L°¢ 061°1 £Eh
S *19) 9L61 Xxvi 9/61 XVl
01 # *0) anvA ALY3d0Yd VLol 9NI a1ing ANy *ON

NOI LYI YVA LS Iv3aY LN3¥HND ANTIYA LIN3WSSIASSY L13341S



Page 171

€6° 11 - L2°96¢ 0Z°804 0829 0SL‘y 0£5°1 16
£9°¢ + 89°£6¢ 50°8Q¢ 0L6°S 0Sh ‘Y 0251 06
LE°0T - 89°£6¢ 501y 0L€‘9 098y 0251 98
{8°€1 - 89°£6¢ §S Loy 0/LZ°9 0S8y 025°1 78
AR - 89°£6¢ 08°L6¢ 0Zi‘9 009°Y 025°1 8L
£9°¢ + 89° €6€ S0°'88¢ 0/6°S 0Sh ‘Y 025°1 uTA
(8° €1 - 89°£6¢€ G5 Loy 0lz‘9 0S8l 'y 025°1 ol
8E°2 + 89° £6¢€ 0€° 16¢ 020°9 005y 02s°1 9z
(8 €1 - 89°£6¢ S5°Loy 0lz‘9 0SL 'y YA T
£9° 1€ + 89° £6¢ S0° Z9¢ 0/5'S 050 ‘y 025°1 g1
gtz + 89°£6¢ 0€° 16¢ 020°9 009'y 029°1 1
rARES - 89" £6¢ 08°9¢y 0zL°9 002°S 025°1 ol
79°9¢ - 89°£6¢€ 0£°0EY 0Z9°9 001°S 0251 9
L£°¢€ - 89°<6¢ S0°LTh 0L5‘9 050°G 025°1 A
8€° 51 + 89" €6¢ 0£°QLE 028°S 00€ ‘Y 025°1 1
LE°L - 89° £6¢€ G0° 10% oll‘g 099y 02s°1 S1
(g €1 - 89°£6¢ G5°Loh 0lZ‘9 0SL ‘Y 02s°1 61
Z1°0¢ - 89°£6€ 08° €Ty 025'9 000°S 025°1 154
AR - 89°£6¢ 08°0 1% 0ty 008 ‘Y 0251 {2
(g €1 - 89°£6¢€ S5 Loy 0lz‘9 0§ 'y 025°1 L€
62°48 + 4° 655 S1°Gly 01E£‘L 0s1°s 091°2 €
25°9¢ + L6°Cly Gh*LEh 0¢l‘9 006 ‘Y 0€8°1 6€
69° G4 - 16° 98¢ 09°1£Y 049°9 061°S 064 ‘1 £y
62 - 16°58¢ SE°Siy 06£°9 006°y o6h ‘1 Ly
L£°9 + 16° 98¢ 09°6L¢ o048°S 0S€ ‘Y 0641 1S
9G° G¢ + 16°58¢ S€°06¢ 06€°’S 006°¢ o64°1 13
10°61 + 19°£94 09° iy o489 050°S 06L°1 69
66°99 + S0°S09 05° 844 006°‘9 056y 096°1 £9
98°82 + YATAL" S8° 804 06Z°9 009 069°1 L9
TYLIA °LS - Aeg euzaun zo| °1°9

S *10) 9l61 XvL 9.6l XVl

03} f "109 anvAa ALY¥3d0Yd VLol 9Nl a1Ing aNvy1 *ON

NOI LVI¥YA aLis INIYA LNIWSSISSY 133418

TV3Y LNIYHND



o4 - €Ly SL* 1S 0569 00£°S 059°1 9¢

6£°9¢ R VAR S| 01°H9 ot ‘L osh‘s 069°1 6
N 98" 51 + VAFAL 68° 1 ZH . 06%°9 008 ‘4 069°1 1
- ni'ee - 1Ly 98° 094 060°/ 00k°S 069°1 S1
oA 1€ - VAFAL" 58094 060°L ook‘s 069°1 Ll
D 8€* G +  £4°8Sy S0* €5y 0L6°9 002°S 0LL°) €2
1Ll - L0 gy 02°92S 080°‘g 0G€°9 0EL°t ¥4
9€°¢9 - o' iy SL Ll 05€°L 0SS 009°| lz
Hg 1L - 9'hey 09° 964 o49°L 000°9 oh9 ‘L 62
68°6 + 6L 894 06°854 090 ‘L 052°‘S 018°1 L€
£9°2 - 8° 1S SH°S1S 0€6°/ 056°S 086°1 £€
rARVA - 89°£6¢ 08°01% 02€°9 008y 025°1 19
51°8 - Selen 05° 5¢y 00/ ‘9 060°S 059°1 L€
70° 6L - 18" iy 58°9gh 064 ‘L 006°S 065°1 6¢
62°2S - 18114 0l 49y onl'L 056°S 065°1 4
6L°€T1 - 18" 114 09°5¢9 04Z‘s 099°9 065°1 €
15°91 - 18 L1y € gy 065°‘9 000°S 065°1 Sh
G€° 11 + SE° LTy 00°914 0049 0SL ‘Y 059°1 Ly

SAlJ1Q opedeq gl L")

0T/l gy - .

91/20°09¢ + 96°£19°y1 S€°9/9°N| 06L°See ot 99
L8 €1 - 89°£6¢ §S° Loy 0l2°9 0SL 'y 025°1 1A
£9°§ + 89° €6€ 50° 8]t 0/6°S osh‘y . 025°1 St

' L£°02 - 89° £6¢€ S0 41y 0l£‘9 058 ‘Y 02s°1 6L
£€9°gl + 89°£6¢ G0°SL¢E 0LL*S 092y 025°1 £g
£€9°9 + 89°€6¢ S0°88E 0L6°S osh'y 0zZ6°1 L8
(8 €1 - 89°€6€ §5° Loy 0{2‘9 06y 02s°1 16
89°12 - L2°96¢ S6° Ly 0€4°‘9 0064 0€5°1 S6
S 109 9L61 XVL 9/61 XVl
0} § *10) ANIVA ALY¥3d0¥d IVLOL INIaIIng aNvY1 *ON

NOI1Lvi YA 1S Tv3aY LN3IYYN) , INTVA LN3WSSISSY 1334LS




Page 173

9z/h5°002°1 -

GIE8° €S + " 166°Z1 S1°8€1 ‘41 016°L1¢ 091°0S
A ML - 85°614 S0° €S 0L6°9 0G€°S 029°1 91
G2°09 - 05°88¢ Sl gEy 06.°9 052°S 006°1 1
GL*gol - 05°88¢ SZ°L6Y 069/ 051°9 00591 01
S2°0S - 05°98¢ SL gty 08L%9 0sZ°‘S 005°1 8
AL T4 - 05°8]¢ TARAL] 05€‘g 058y 005°1 9
5728 - 05°88¢ YARVA 052°L 06.°S 00§°1 f
rAARY - 89 614 0829 0z1°l 005°S 029°1 z
SE° 11 + Se*lTy 00°91Y oon‘g 0SL 'y 0599°1 o]
€6°€9 - L2°96¢ 02°09% 080°/ 065°S 0€5°1 94
€6° 11 - L2°96¢ 0Z2°g0% 08Z‘9 08l 'y 0£9°1 #h
89°66 - LZ2°96¢ 96° S64 0£9°L 0019 0€5°1 ™
89°8 - L2°96¢ S6°H04 0£Z'9 00/ ‘y 0£5°1 oY
CHe gl - LT 96¢ ol 08€°9 058°Y 0£5°1 o1

§ *19) 9/61 XVl 9/61 Xyl
°1 4§ *10) anVA ALY¥3d0Yd vioL 9NIaling ANy *ON
NOI LV ¥YA ERRES v3y INIYYND INTIVA LNIWSSISSY 133418



B 1BL IOGRAPHY

Adams, T., Municipal and Real Estate Finance in Canada, King's Printer,
1921.

Agapos, A.M., & Dunlap, P.R., "Elimination of Urban Blight Through
Inverse Proportional Ad Valorem Property Taxation,' The American
Journal of Economics and Sociology, Vol. 32, no. 2., April 1973,
p. 143,

-

Andelson, R.V., 'Msgr. John A. Ryan's Critigue of Henry George," The
American Journal of Economics and Sociology, Vol. XXXLLL, no. 3,
July, 1974, p. 273.

Andrews, R.B. & Dasso, J.J., "The Influence of Annexation on Property Tax
Burdens, National Tax Journal, Vol. X1V, no. 1, March 1961, p. 88.

Archer, R.W., Site Value Taxation in Central Business District Redevelop~
- ment QSxdnei: Ausiralia), Washington, D.C., Urban Land Institute,
1972, Monograph 19,

Arscott, H.G., "Site Taxation, "Municipal Finance, Vol. XLII, no. 1.

Artibise, A.F.J., Boosterism and the Development of Prairie Cities:
1871~1913, Paper Delivered at ''Canada's Urban Past' Canadian Urban
History Conference, University of Guelph, May 1977.

The Assessment of Land Value, ed. D.M, Holland, Madison, The Uni-
versity of Wisconsin Press, 1970,

Bails, D., "An Alternative: The Land Value Tax," The American Journal

of Economics and Sociology, Vol. XXXI!, no. 3. July, 1973, p. 283.

Bails, D., '"Two Municipal Revenue Sources Contrasted: The Land Value Tax
and the Property Tax,' The American Journal of Economics and Sociology,
Vol. XXX111, no. 2, April 1974, p. 187,

Bancroft, D.A., '"The Single Tax and Site Valuation,' Appraisal Institute
Magazine, December, 1962, p. 21.




Page 175

Barker, C.A., "A New Hearing For Henry George?,'" TIhe American Journal
of Zconomics and Sociology, Vol. XXV, no. 3, July 1966, p. 225,

Barnes, R.M., '"The Fiscal Approach to Land Use Planning,' JAIP, Vol. XXI
Spring/Summer, 1955, p. 71.

Land And Building Taxes=''Their Effects on Economic Development, ed.
Becker, A.P., Madison, The University of Wisconsin Press, 1969,

Beeman, W.J., The Property Tax and Spatial Pattern of Growth within Urban
Areas, Washington, Urban Land Institute, 1969, Mongraph 16,

Bird, R.M., "A National Tax on the Unimproved Value of Land: The
Australian Experience, 1910-1952," National Tax Journal, Vol. Xiti,
no. 4, December 1960, p. 386.

Bishop, G.W., "The Message of Henry George ~ A Social Philosophers
Indictment of Monopoly and Privilege as Causes of Poverty,'" The
American Journal of Economics and Socioloay. Vol. XXX1V, no. 2,
April 1975, p. 129,

Black, D.E., '""The Incidence of Differential Property Taxes on Urban
Housing: Some Further Evidence,' National Tax Journal, Vol. XXVII,
no. 2, 1974,

Blank, D.M., ' The Role of the Real Property Tax in Municipal Finance,"
National Tax Journal, December, 1954,

Booms, B.H., '"City Governmental Form and Public Expenditure Levels,"
National Tax Journal, Vol. XIX, no. 2, 1966.

Brown, E.R., '"How College Textbooks Treat Land Value Taxation,' American
Journal of Economics and Socioloay, Vol. XX, Jan. 1961, 1947,

Brown, E.R., & Brown, H.G., 'Land Value Taxation's Incidence,' The
American Journal of Economics and Sociolo » Vol, XXV, no. 1,
June, 1966, p. 25.

Brown, H.G. & Brown, E.R., '®Obstacles to Adoption of Land Value Taxation
""The Story of Meadville," The American Journal of Economics and
Sociology, Vol. XXVII, no. 4, Oct. 1968, p. 337.

Brown, H.G., 'Tax Policy and the Modern City,'" American Journal of Economics

and Sociology, Vol. XVII, April 1958, p. 279.

Brown, H.G., "Land Value Taxation and the Rights of Property,' American
Journal of Economics and Sociology, Vol. XVIII, Oct. 1958, p. 35,




Page 176

Brown, J.B., "The !Incidence of Property Taxes Under Three Altarnative
Systems, In Urban Areas in New Zealand,' National Tax Journal, Vol.
XXI, no. 3, Sept. 1968, p. 237,

Browning, C.E., 'Land Value Taxation: Promises and Problems, JAIP, Vol.
VXIX, no. 4, Nov. 1963, p. 301.

Bruchey, S., "The Twice 'Forgotten' Man: Henry George,'' The American

- Journal of Economics and Sociology, Vol. XXXI, no. 2, April, 1972,
p. 113,

Bryant, R.W.G., Land: Private Property, Public Control, Montreal, Harvest
House, 1972.

Cheng, P.L., & Edwards, A.L., Compensatory Property Taxation: An Alterna-
tive," The National Tax Journal, Vol. XIl, no. 3, Sept. 1959, p. 270.

The City of Winnipeg Act - Assessment Part VI

Chapman, W.E., '"Real Estate Tax Incentives,' National Tax Journal, Vol,
XXV1, no. 3, 1973.

Clark, D., 'Urban Renewal and Municipal Taxation,' Canadian Tax Journal,
November - December, 1962,

Coen, R.M., & Powell, B.J., '""Theory and Measurement of the Incidence of
Differential Property Taxes on Rental Housing,' National Tax Journal,
Vol. XXV, no. 2, June, 1972.

Cord, S., "A New Approach to Urban Renewal,' The American Journal of
Economics and Sociology, Vol. XXVII, no. 3, July 1968, p. 285.

Cord, S., "A New Look at Henry George,'" The American Journal of Economics
and Sociology, Vol. XXVII, no. &, Oct, 1968, p. 393.

Cord, S., '"Does Land Value Taxation Cause Overbuilding,' The American

Journal of Economics and Sociology, Vol. XXXIIl, no. |, Jan, 1974,
P. 32.

Cord, S., Henry George: Dreamer or Realist?, Philadelphia, University of
Pennsylvania Press, 1965,

Cord, S., 'How Land Value Taxation Would Affect Homeowners,' The American

Journal of Economics and Sociology, Vol. XXXI!, no. 2, April 1973.
P. 153.

Cord, S., '"How to Transform the Property Tax into a Graded Tax,'" The
American Journal of Economics and Sociology, Vol. XXXIV, no. 2,

April, 1975, p. 127.



Page 177

Cord, S., "Tax Reform and Urban Renewal,' The American Journal of
Economics_and Sociology, Vol. XXX, no. L) Oct. 1971, p. 395,

Cord, S., ''The Prospect for Commerical Real Estate Under Land Value
Taxation,' The American Journal of Economics and Sociclogy, Vol.
XX1X, no. L4, Oct. 1970, p. 388.

Cord, S., '""The Role of the Graded Tax in Urban Redevelopment; A Case
Study of Lancaster, Pa.,'" The American Journal of Economics and
Sociology, Vol. XXIX, no. 4, Oct. 1970, p. 321.

Cornick, P.H., "Evaluation of Alternative Bases for the Property Tax,!
American Journal of Economics and Sociology. Vol. X1, Oct. 1953,

P. 57.

Cornick, P.H., 'Land Value Taxation in the Twentieth Century,' American
Journal of Economi¢cs and Sociology, Vol. XV, April 1956, p. 307.

Cornick, P.H., '"The Property Tax and Housing,' American Journal of

Economics and Sociology, Vol. XiIX, Oct. 1959, p. 17.

Cornick, P.H., "The Real Estate Tax,'" The American Journal of Economics
and Sociology, Vol. XXVi, no. 3, July, 1967.

David, E.L., & Skurski, R.B., "Property Tax Assessment and Absentee
Owners,' National Tax Journal, Vol. XIX, no. L4, 1966.

Desalvo, J.S., "'Effects of the Property Tax on Operating and Investment
Decisions of Rental Property Owners,' National Tax Journal, Vol.
XX1V, no. 1, 1971.

°

Financing Metropolitan Government, ed, Chatters, Princeton, Tax
Institute Inc. 1955,

Finnis, F.H., 'Measuring the Local Tax Base,'' Canadian Tax Journal, Vol.
X1t, no. 1, Jan/Feb, 1964, p. 43,

Finnis, F.H., Property Assessment in Canada, Toronto, Canadian Tax Founda=-

tion, 1970.

Finnis, F.H., "Property Progress and Poverty,' Canadian_Tax Journal,Vol.
VIIl, no. 3, May/June 1960, p. 210.

Finnis, F.H., "Real Property - The Municipal Anchor,' Canadian Tax Jour=
nal, Vol. VIi, no. 3, May/June 1959, p. 225.

Finnis, F.H., '"Slums and Property Taxation,'' Canadian Tax Journal, Vol.
XVI, no. 2, March/April, 1968.



Page 173

Forecast of Urban Growth Problems and Requirements 1956-1980, ed.
Canadian Federation of Mayors and Municipalities, Montreal, CFMM,
1956.

Frye, J.K., "Rhetorical Strategies Employed by Henry George and his Followers,"
The American_Journal of Economics and Socioloay. Vol. XXXi1, no. bk,
Oct. 1973, p. 405, ‘

Gaffney, M., '"A Tax Tool for Meeting the Urban Fiscal Crisis," The Ameri-
can _Journal of Economics and Sociology, Vol. XXVIil, no. 3, July, 1968,

P. 253.

Gaffney, M., 'l'and Planning and the Property Tax,' AIP_Journal, May 1969,
p. 178,

Gaffney, M., 'Land Rent, Taxation and Public Policy: The Sources, Nature
and Functions of Urban Land Rent,'" The American Journal of Economics
and Sociology, Vol. XXXI, no. 3, July 1972,

Gaffney, M., "Land Rent, Taxation and Public Policy: Taxation and the
Functions of ‘Urban Land Rent," The American Journal of Economics and
Sociology, Vel. XXXII, no. 1, January, 1973,

Gaffney, M., 'What is Property Tax Reform?" The American Journal of
Economics and Sociology, Vol. XXX, no. 2, April 1973, p. 139.

Garwood, J.D., 'Taxes and Industrial Location,' National Tax Journal,
Vol. V, no. &4, December 1952,

George, H., Progress and Poverty; Complete Works of Henry George Vol, 1,
New York, Doubleday Page & Co., 1904,

Goldenberg, H.C., ''The Real Estate Tax,' The Canadian Chartered Account~-
ant, Vol. 76, June 1960.

Hansen, B., 'Aspects of Property Taxation A General Report,'' Public

Finance, Vol. XV, July 1960,

Harriss, C.L,, "Equity of Heavier Reliance on Land Taxation (Location Value)

and Less on Improvements, New York, Henry George School of Social
Science, 1970.

Harriss, C.L., "Land Value Increment Taxation: Demise of the British
Betterment Levy, National Tax Journal, Vol. XXV, no. 4, 1972, p. 567.

Harriss, C.L., '"Property Taxation: What's Good and What's Bad About it,"
The American Journal of Economics and Sociology, Vol. XXX111, no. 1,
Jan., 1974,




Page 179

Honey, G.K., "The Land Tax Squeeze,' Appraisal Institute Magazine, Vol.
10, no. L, December 1966, p. 21.

House and Home, August 1960, Vol. XVIIi, no, 2, ''Special lIssue on
Land,!!

Inglis, E.R., "Site Value and Rating Procedures (Under the Victorian
Government Act Amendments, 1968)," Appraisal Institute Magazine
Vol. 12, no. 4, Winter 1968, p. 30.

Kasper, S., 'A Debate on Property Tax Reform," The American Journal of
Economics and Sociology, Vol. XXI, no. 2, April 1972, p. 161,

Krueger, R.R., ''The Rural=Urban Fringe Taxation Problem; A Case Study
of South Township,'" Land Economics, Vol. 33, no. 3, August 1957,
p. 264,

Lindholm, R.W., '"Twenty-one Land Value Taxation Questions and Answers,'!
The American Journal of Economics and Sociolo , Vol. XXXI, no. 2,

April 1972, p. 153,

Lissner, W., '"Speculation in Land Values,'" American Journal of Economics
and Sociology, Vol. XXIV, no. 4, p. 382,

MacDonald, D.l., Commissioner's Report on a Proposed Tax Shift to Land,
City of Winnipeg Executive Policy Commi ttee, May 19, 1977.

Martin, J., 'Real Property Taxation: Stirring of Reform," C(anadian Tax
’ St ———
Journal, Vol. XX, no. 5, Sept/Oct 1972.

Maynes, E.S., & Morgan, J.H., "The Effective Rate of Real Estate Taxation
an Empirical Investigation,! Review of Economics and Statistics,
Vol. XXXIX, Feb. 1957,

McKeever, J.R., '"Taxation Without Consideration,' Urban Land, Vol. 17,
no. 7, July/August 1958,

Mitchell, G.W., '""The Financial and Fiscal Implications of Urban Growth,!
Urban Land, Vol. 18, no. 7, July/August 1959,

Morton, W.A., Housing Taxation, Madison, The University of Wisconsin Press,
1955.

Neilson, F., 'The Land Values Movement in Great Britain,' The American
dournal of Economics and Sociology, Vol. 18, April 1959, p. 225,

Netzer, D., Economics of the Property Tax, Washington D,C., The Brookings
Institute, 1966.




Page 180

Hetzer, D., "The Incidence of the Property Tax Revisited," National Tax
Journal, Vol. XXV!, no, 4, December 1973.
Neufeld, E., '"Is Tax Exempt Property A Municipal Assest?' National Tax

Journal, Vol. XVIIl, no. 4, 1965, p. 4l5.

Newcomer, M., '"The Decline of the General Property Tax,' National Tax
Journal, Vol. VI, no. 1, March, 1953.

Oates, W.E., & Heinberg, J.D., "The Incidence of Differential Property
Taxes on Urban Housing: A Comment and Some Further Evidence,"
National Tax Journal, Vol. XXI1l, no. I, 1970,

Orr, L.k., '"The Incidence of Differential Property Taxes on Urban Housing
National Tax Journal, Vol. XXI, no. 3, Sept. 1968.

Owens, H.T., Land Value Taxation in Canadian Local Government, Westmount,
Henry George Foundation of Canada Inc. 1953,

Paglin, M., & Fogarty, M., “Equity and the Property Tax; A New Conceptual
Focus,'" National Tax Journal, Vol. XXV, no. L, 1972.

Pickard, J.P., Chanqging Urban Land Uses as Affected by Taxation, 1962,
* Washington, Urban Land Institute, 1962,

Pickard, J.P., Taxation and Land Use in Metropolitan and Urban America,
Washington, Urban Land Institute, 1966.

Prentice, P.l., '"The Case for Taxing Location Values," The American
Journal of Economics and Sociology, Vol. XXVIII, no. 2, April 1964,

Prentice, P.l., "Twelve Ways to Sell Property Tax Reform," The American
Journal of Economics and Sociology, Vol. XXXIl1, no. 1, Jan. 1974,

The Property Tax: Problems and Potentials, ed, K.C. Back, Princeton
Tax Institute of America, 1967.

Property Tax Reform, ed. G. Peterson, Washington, Urban Institute
1973.

Property Taxation, Land Use and Public Policy, ed, A.D. Lynn Jr.,

Madison, The University of Wisconsin Press, 1973.

Property Taxation: USA, ed. R.W. Lindhoim, Madison, The University
of Wisconsin Press, 1967,

Quindry, K.E., & Cook, B.D., "Humanization of the Property Tax for Low
Income Households,'" National Tax Journal, Vol. XX!I, no. 3, 1969.



Page 181

Rawson, M., Property Taxation and Urban Development = Effects of the Proper-
ty Tax on City Growth and Change, Washington, Urban Land Institute,
1961, Monograph 4.

Roberts, J.M., "Progress and Poverty's Continuing Challenge,' The American
Journal of Economics and Sociology, Vol. XXX, no. 3, July 1971, p. 301,

Rowat, D.C., Your Local Government, Toronto, MacMillan Co. 1975,

Rybeck, W., ''Can the Property Tax be made to Work for Rather Than Against
Urban Developrent?'!, The American Journal of Economics and
Sociology, Vol. XXXII1, no. 3, July 1974,

Schechter, H.B., & Gale, T., "Property Tax: A National Overview,'' Urban
Land, December, 1971, p. 3.

Silverman, L., Municipal Real Estate Taxation As An Instrument For Commun -
ity Planning, Property Wealth Land 1548.

Simon, H.A., 'The Incidence of a Tax on Urban Real Property,' Quarterly
Journal.of Economics, Vol. LVII, May 1943,

Stalker, A., Taxation of Land Values in Western Canada, Montreal, Univer~
sity of McGill Press, 1914, ‘

Stokes, C.J., '"The Property Tax Reconsidered,'" American Journal of
Economics and Sociology, Vol. XX!1, no. 4, Oct. 1963, p. 473.

Stone, Jr. G.W., "An Empirical Analysis of the Adequacy of Land as a Tax
Base,'" The American Journal of Economics and Sociology, Vol. XXXIV,

no. 2, April 1975, p. 113,

Taylor, Jr. C.K., Relationships Between Land Value and Land Use In a Central
Business District, Washinton, Urban Land Institute, 1957.

Wicks, J.H., Little, R.A., & Beck, R.A., A Note on Capitalization of

Property Tax Changes, National Tax Journal, Vol. XXt, no. 3, Sept. 1968,

Williams, P.R., "Pittsburgh's Pioneering in Scientific Taxation Part 1,"

American Journal of Economics and Sociology, Vol. XXI, Jan 1962, p. 37.

Williams, P.R., Pittsburgh's Pioneering in Scientific Taxation Part 11"
American Journal of Economics and Sociology, Vol., XXI, April 1962,

Woodruff, A.M., '"How Changing Tax Laws Affect Land Development, "' Urban
Ltand, Vol. 20, no. 6, June 1961.



Page 182

Yandle, Jr. B., & Barnett, A.H., 'Henry George, Property Rights and
Environmental Quality: Classical Answers to 'New! Problems,'' The
American Journal of Econcmics and Socigloay, Vol. XXX1i{1, no. &4,
Oct. 1974, p. 393.

Zimmer, B.G., 'Differential Property Taxation in a Metropolitan Area,
National Tax Journal, Vol. Xi, no. 3, Sept. 1958, p. 280.




