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By EMORY DANIELS

Industrialists, city planners,
‘and developers from Wayneand
Dakland Countles were treated
1o a sales job ona program of
‘creative taxation at an Econo-
18 Development Semlnar last
week.
* About 110 community leaders
‘nterested In economic expans-
Hon heard Southfleld Mayor
Jnmes Clarkston's story of how
taxes can be used to encourage
rather than Inhibit growth,

PR

"SINCE 1961 Southfield has
taked property by implement-
ing an-economic theory known
25 “land value taxation.”

Basically, land is taxed gc-
cording to its worth on the open
market, Valuations are deter-
mined by the market value of
the land, -

A residential lot located In
{fo middle of an Industrial area
would be taxed more heavily
since its market value would
A6t be equal to a residential
lot in a residential nefghbor-

s

“DEVELOPERS in South-
flgd know that the city will
mz;’\(a!ume the land within
‘boundaries ot being pul
to'fhe”highest ajd best use,
says Clarkston.

Lan

_.—& lnuoducunn onand value
in Soutnfield was not
ucomgﬂsmd eastly, and
nfst resulted in removal of

ty afficlals,

<] Although Southfield has en-
Jyyeq expansion, Mayor Clark-
rovoked a bitter political
lua’ and .met hard opposition
M began to implement
& new program during his first

ayoral term,
Prior- to election as mayor
13 1861, Clukaton rved in the
ate Legislature had peen
pdr!"n{ a committee which li-

Started A

‘Land Valuei Theo

fine of ug to $10,000 a
up ¢ “years. Rpgistra
Név. 2 to Dec. |

able fro‘w IRS of

‘Taxation: Creative

Productlvﬁ\slness is not

discouraged by hdving to
shouldbr the costs of benefits
provided: o the non-productive
vacant land, he said,

“This s good news to the
residentia) homeowner, devel-
oper and businessman, but bad
|5ﬁws to the speculator,”!

A

UNDER. CLARKSTON'S sys-
tem, land 1s assessed o abas-
1s of Its full market value --
whether (1t Is bping used prop-
erly, used Imgroperly or not
used at ail, zoned 3r not zoned
properly.

A buyer of an ummprovzd
sitp knows he will pay taxes
vased of the site's market value
whether be bullds r not.

Although Sopthtield has en-
joyed prospdrous expansion
since 1060, thg, city has done
so withi the lowdst major eity
Jproperty tax In the state, one-
third the amownt of Detroit’s
property-tax rate,

Clarkiston- stated that under
Michigan law, 1t is diffieult
to put into practife a program
of assessing land values only,
Instead, Southf1éld's approach
{s to have separate assess-

ments for bulldings and the
fand, :°
The .elty provides partfal

ax System
ong F1glht-

vestigated land value taxation,
The ‘state failed to act, but
Clarkston, an indgpendent Dem-
ocrat, decided to take action
in his own community and. set,
an example,
e
. WHEN HE FIRST asked the
nssessor to reassess land on
‘Its market value, the assessor |
yefused; Clarkston promptly
fided him, which ignited a con-
troversy between the cmcu,
‘mayor

hired a/fixm to reappralseland,

Palsals

nd. or imprisonment for
tion must be done from

Registration forms are avail-

Tool

orate by falling to paint, fe-

xemptions for !mprowments}\"ho let thelr property deteri-

d takes annual reapp
ff 1and values,

A land dlvision has been es-
tablished In the assesspr’s of-
fice with a reappraisdl of all
land each year, In 146l, the
reappratsal resylted i an in-
crease to valuationof indpar-,
cels amownting to $45{millton
with buildings betng degreciat-
ed by $22.5 million,

P

DURING THE first fyear of
1and value taxation, hofneown-
ers generally experiendedare-
duction in assessed values and
a reduction in the,dity tax
rate, sald Clarkston] while
specylators received g whop-
ping increase to absessed
values,

Under Clarkston's podling,
assessments are not inpreasi
when an individual fisgs up or
tmproves his home, Yhe as-
sessor’s policy exempts most
home improvements ifcluding’
yard improvements, lahdscap-
ing sprinkler systems] drive-
way paving, fences, stofm win-
dows, gutters; repairf, paint
and minor modernizatidn,

“A man’s home hasibecome
bis castle fn which ifnprove.
ments he makes arenotfassess-
ed,"” says Clarkston, “Jut those

and valuation of property went

up $45 ‘million, The
had a change of heart o
the counell to back the

Clarkston sald he
0 prove that higher|
ments can reduce tax
coupled with exemptH
thome impravements,

{ssessor
pd urged
mayor,
as able
assess-
ks when
pns for

The bitter politic]
has ended for Clark
now he must: face th
day hassle with develd
feel” their vacant pr{
belng overtaxed,

7 :

L

3l hassle
ston,~ but
day-to-
Ipors.who
bporty 18

pair, maintain and fmprove find
that-they receive no reducti
in tax assessment, This polif
works favorably to encourage
people to {mprove and maintain
their homes "

. ..
UNDER

D VALUE taxa-
tion, land (Whict rises most
rapidly In Yaluation is given

priority in the reappraisal pro-
cess, |

One apprn.lserworks full time
collecting * commerctal land
sales and reappraising com-
mercial land values, Residen-
tial land values are reviewed
annually, subdlvision by sub-
diviston,
staff,

Appraisals of properties are
based upon sales information
which has been confirmed and
adjusted for special conditions.
By use of computer, the dn-
nual reappraisal is done in 2
period of three hours at a cgst
of about six cents per "

« “Land value taxation ¢
take all the credit for our
city's growth,' Clarkston ad-
mitted, *We do not even have
100 per cent land value taxa-
tlon, -but we do have perhaps
a greater amount—in Southffeld
than In any other city in the
natlon,

. s

“AT PRESENT, we have a

lefinita competitive advantage
over -naighboring cities which
have failed to keepland assess-
ments current and find thelr
land sitting idle year after year,

We do. not find our 50-year-

old homes becoming slums.
f'Heavy taxes on improve-

ments are bound to discourage,
delay. or even deter owners from
making improvements, Theblg-
ger the improvement tax, !
smaller is the owner’s incen-
tive td spend good money to
lmprwe nhis property,

“In Southfleld, heavy taxes
o 1an values tend to,encour~
age growthand somet{mes com-
pel  development,’ Clarkston
concluded,

“The bigger the land tax,
the bigger the leverage onown-
ers of imused property to prop-
“erly ‘lmprove- it or sell & to

. someone who wiil,”

By EMORY DANIELS

The success of an Industrial
park depends upon the willing-
ness of the community to bend
and offer needed flexibility for
such a high-scale development.

Often, however, zoning laws
and near - sighted politicians
stand n the way of Industrial
developmept and the tax base
is lost through lack of cooper-
atfon,

A case study of cooperation
between industry and govern-
ment was offered last week at
an Economic Development Sem-
inar sponsored by the, Wayne
County Economic Development
Commission. ..+

Y

WILLIAM H, BOWMAN, exe-
cutive vice - president of
Thompson - Brown Co,, Farm-
ington showed color slidesp!
senting the story of the Farm|
ington Freeway Industrial Parl
located near 1-696 in Farm-
ington Towpship,

BowmaX\ served as chdirman
of the townshi| dustrial de-
velopmenty committee, offering
hig expert knowledge to the
community.

The first stone wall Bowman
faced was the absence of water
and sewer service, The town-
ship put a one mill proposal
on the ballot to bring the ser-
vices into the area,

The millage passed and the

he Indust
A LQcal Ca

Thompson - Brown was Lle
to sell the site to Hollday Inn
only through the cooparation
of the township, Bowman said,

Zoning allowed acommereial

rial’
ase Study

valued from 540,000 to $60,000
are being buflt across trom the  cility,
park, R Bowfman said in the future

Bowman then told of plansfor  the pad will be tied in with an
a service certer within the park ambulanbe service to rush ac-

copters use the park’s fa-

type business in af {ndustrial benem Bmmyes of mem- cident victims to nearby hos-
area, he said, but limit, bey firem: pitals,
the maximum height to thfee mong “me facilitted being . s d

storfes. Holiday Inn wanted 2
five - story motel and the
Zoning Board of Appeals coop-
erated and granted the variance,
Now Holiday Inn is consider-
ing the possibility of bullding
a dinner - theater across from
its motel site,
N B H
BOWMAN SAID his company
is developing the park to make
it as attractive as possible,
Their success is borne out by
the fact that residential homes

ALSO BEING- counsidered is
an office center which Bowman
feels woud offer a sensible
relationship between the com-
mercial and industrial sites,
This would bring In profes-
slonal people to serve the in-
dustrial clients,

* This fsallowed undef thd
township's  zon sajd Bow.
man, In fact, Alekander Hamil-

ton Insurance hds already lo~
cated in the 40-acre parcel al-
located for offices.

discussed for the center are:
a beauty shop, cleaners, shoe
repair shop, travel agency, mi~
croflilm and: data processing
headquarters, drug store, anda
24 - hour fndustrial medical
cllnic, The clinic would offer
immunizatioh programs and
would go out to the factories
to give shots,

The park-also has a hell-
copter pad,'a popular ltem in
the township, Four or fivelocal
residents have yuxchnsed heli-

. -/
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Luring New Industry
A Citywide Effort

The need for organized plan- fett tell of the need to explore
ning to attract industry was Ways to generate more money
the recurrent theme of theEco- and to insure that the mooey
nomic’ Development Seminar Is put to creative uses to lure
last week in Southfield under industry.
the sponsorship of the Wayné of the Industrial development

Moffett 1s manager’

preseated by Roblee M
prestdent of the Dundee Cerhent
Co, Communlties must ‘decide-
if they really want industry,
caut.\oned Martin,

“¥ou must recognize
A

first year services weGe In
stalled with the aid of a §

000 matching funds Jfederal
grant,

Commission,

Although some communities
prosper because of a geograph:
. ical accident, because they”
During the fir:

County Economic Development department of the Greater De-
trof

fact |that industrial plants

not the same as parks or @art

museums, You must really de-

sire industry or give up your
+ attempts.”

it Board of Commerce.
George H. Hillman of Cj
umers Power, told city
cials his company will help

mmunities  wil industiies
that “would logically it in their

by the residential
<

he
. citle:

He wam}d that the, prores-

year only located near an expressway or
0.6 of the mill leyled, FAllroad and have large unde-
In 1964, the industrig} andcom- Veloped tracts of land, even area.
mercial concerns fn the town- ‘he fortunate cities must or-
ston

ship carried 13 per cent of-the
tax load but now carry a little
over 18 per cent of the taxload,
Bowman noted that in the past
30 months, he has been able to
sell’ 63 industrial sites in the
park. .
P
THE 250-ACRE project was
started in August 1966, financed
entirely by private capital. R
now has established a site for
“a\gew' Houday Inn.

Indian Summe;
pushing ahead on the
plant on the Schoolcraft
built at a ontract cost

abave is the steel superstructure for the main
asium. Scheduled for completion in Janu-
1970, the 97,000 square foot plant will also

gy’
AT,

“inclyde an auxiliary gym, 3 swimming
g-rehabilitative exercise room,
classrooms and faculty offices.

wres
courts,
S

natiot

ately
Northland shopping center.

for six years and has
objective study by economists,

STEEL GOING UP — Taking advant;
eather, construction work;

National Attention

Tax reformers and economists throug
-are keeplng a close eye on Southfiel
ClarKston’s “land value® tax system.

Southfield, an Oakland County suburb, is locate immedi-
east of Farmington ‘Township

ts policy of assesslng has differed from most other

looks beyénd

ganize for orderly
i Do sucface af finding a place
Industrial
stes are plentiful -y -y oy by 15 equally interested

at present, and the community

which gets the big fish must 1 2 Place to live for his em-
offer very attractive ‘bait for
the catch.

-

. s COMMUNITIES can control

their services such as police,

ABOUT 110attended the sem= H

inar ncluding represtntaives/ 1% SO0 AT BT
from Livonia, - 'y ) Wi

, Redford, Farm= Lo "fhese are the selling

ington, West! el
ston, Westiand, Plymouth and - o\ " ity must offer indus-

Gnrgen City. Try,5aid Hiliman,
.ty N
They feard George D, Mot To initiate a program désign-
ed to lure industry, HALWMER
explained, a city must first
start a crisis by defining the
real needs to crack apathy,

“ldentify the real power
people in your town and confide
with them in advance,” he con-
tinued,

“And don’t wait until full
agreement is reached because
4t never will be, Get the ball
rolling.””

.« s .

FURTHER- GUIDANCE  was

For the past four years, the
office of Economic Expansion
of the mmm Departmient of
. Commerce has taken bus tours
of 60 communities throughout
the smcem te prime areas
for indus! -expansion,
Recently, the agency took
its first chartered bus tour of
a metropolitan Detroit com=
munity and hopes to schedule
more in the fyture, says John
P, Kavamgh “director of the

G
of §

UPON BEQUES‘T, the bus
visits a community for a tour
and analysis of lts economic
potential, Riding oo the bus
are state officials, economic
| adviser's, and Industrialistsand
i utility offjclals,

i The mayor of the visited
city, of lancther city otﬂclal,
maé;; out the trip in ad

and takes the leaders on u
hour tour of the community
describing points of leteresl.

After the tour, the panel of~
fers criticisms and suggese
tons, pointing out the city’s
strong and weak points. Next,

pool
ha‘ndball

v

state and
or James

‘the
d Ma;

and is the home of the

they s t steps which could
be impleifented to foster eco=
nomic grf

now been used enaugh to alloW  yovanaon readily adraits his

asag

ambassador for-land value taxation.

a recent months, the city's assessors office) has been AT ,W ;:m}: ok h:::y
- contacted by over a dozen citles throughaut the U.S. and tn mnyl rer;mﬂuu m;de by m;
forelgn  countries for infol mation_gbout 4ts. tax| program. ity ates L)(elr“r’a‘qn oss
Sdn,  Paul Douglas' Commisslon on Urban Prodlems — tom et dnd sell Endustﬂllpm—-
has daevoted” ral , di spects. PR

to Clarkston, has told President Johnson that ‘brban re- ’ w0
development m\lsl go hand {n hand with laid valge taxation ALTHOUGH the bus tours
to be|succes: . may fave ‘shorfcomings, Kava=
The mayor uso Has traveled to mbjor cities In the U.S, nagh ways they bave been hﬂp—

fulin many areas.

1

Otfice o('Economlc Expansion, .
.

panel carinotanalyze completely N

Martin urged communities to

" organize leadership that will

work and then surprised his
audfence by saylng: .

“*The best workers are those

to move into a clty,
with the cab drivers

WMXW
U us, citizen must

get involved because'etvic pride
and enthustasm about the com=
munity are what we look for.?

Martin also warned citles
to deal squarely with industry
instead of trying to slip some=
thing ov% them,

“‘We are not interested In
getting concesstons,” he said, ™
“We just want a fair deal,

and industry Is not so dumb

that ft can be taken ezslly" 4

How Staté Aids
Towns Spotting
Indus rlal Land

One town credits the tours
with the starting of & program
to ‘clean up the backs of busl=
ness stores downtown. Anpther
community was given the im=-
petus to start an industrial
park.

¢some of our guggestions
are followed,” -he’ sald, “but
more importantly, the. panel
members learn about the com-
munities and discover common *
problems shared by nelghboring
municipalities.”

KAVANAGH SAID the panel
has recogonized the definite
need for positiveaction by those
responsible for ecogomic actt='
vitles by neighboring commu~
nitles jolning forces to solve ,
community problems,

Wayne and Oakland countles
are amoag the fastest growing
areas in the nation, Kavansgh
noted, But the growth potential
must be harnessed with muni~
cipalities organized to meet

4 needs.

IV MANY A.REAS, be contine |

ued, prime lddusStrial sites are

cit in pleces by & in
political mm&lu. N\
In- some citleS, Incompé|
ﬁ uses are eashrined inzonw
ordinances with gbattempts ,
to update zoning to meel clre
rent demands,”
-‘Kavanagh sald that “many
com:
politis
would elimtinite unn'nmrycum.
petit i

- He strsssed. however, that-
when ‘mergers: are not the an= -

swer, commupitiés should
lnstitute a working cooperative
sgreement, . N

/




