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1 Introduction

This assignment is an investigation into &
proposal to implement a communitarian
development along the Gold Coast Rapic
Transit System (GCRTS) route.

The Gold Coast like any major metropolitan
area comains many social issues and
problems. Among these are a lack of housing
affordability, lack of community interaction,
high vehicle dependence, drugs, and crime
among others. Many of these problems can
be related to urban and social forms that exist
within the city. The report will not only
concentrate on the problems but to use the
principles of appreciative enquiry to extract
the strengths within the Gold Coast
community to guide our dream of a better life
for residents.

At the core of our proposal is desire build
social capital in our new communitarian
developments. We plan to create an urban
and community form which works against
these problems and discourages their
formation and exacerbation. We plan to
provide a model which will see the formation
of strong community bonds. The intention is
for these new Communitarian members to
have access to quality affordable housing anc
will be freed from excessive mortgages. The
general building design and layout of the
proposal will follow some of the original
Pl NRSY /AG28Q LINRYOALJ
and current Transit Orientated Development
theories.

The Gold Coast is currently on the verge of
commencing significant investment in a Rapid
Transit project linking Helensvale to
Coolangatta. Much of the funds rothis

development will come from the greater
community of tax payers. Many property

holders, land speculators and developers
stand to significantly profit from this
substantial investment, although some

properties may be devalued. The bulk of the
potential increases in property value related
to the GCRTS will fall on a number of
fortuitous property owners. This form of
lottery could not be considered as just,
therefore we question why individuals should
profit from a community investment. The
report will then critically examine and discuss
options to collect these increases in land
gLt dzS 2N WoSUGUSNYSyiuQ
funds could be redistributed to the
communities and perhaps partially fund
communitarian developmentThe funds could
alsobe used toresolve the community issues
such as housing affordability, social programs
etc...

Community input is vital in such a significant
proposal, therefore consultation was carried
out to sample community thoughts and
feelings, with both support and objection
encountered.
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D ———————

Project Analysis
and Community
Issues

Stage 1 Stage 2

Literature
Review

2 Methodology

The Community Planning proposal was
prepared over 6 principle stages. These
stages were ordered sequentially and
coherently for the clear and logical flow of
ideas and information throughout the paper.
Various qualitative and quantitative research
methods were utibed in the preparation of
this poposal. The methods that were
adopted will be further discussed in the
following key stages.

Stage 1 Gold CoastaRid Transit System
Project Analysis and Community Issues

A review of the Gold Coast Rapid Transit
System project was undertaken utilising the
D2t R /2 ai
Transit Concept Design and Impact
Management Plan March 2008nd deskop

analysis The proposal impacts as well as the
community issues and stakeholders were
analysed. The projects strengths and
weakness for the community were identified

Stage 3

Proposal

Stage5 Stage6

Consultation Community

Policies &
Implementation

to formulate objectives for the community.
These objectives along with the collated
objectives derived from the literature review
and consultation were used for the formation
of policies.

Stage 2 Literature review

A Literature Review was conducted focusing
on the central concepts of the proposal.
Qualitative research methods were utiliséd
this section of the report, consisting of
secondary data sources such as internet
research, academic articles and text books.

Stage 3 Proposal

Gold (iChastRagidizy O Afc@ranunity planning proposal was decided

on, in reference to Gold Coast community
issues and the literate review. The proposal

was targeted to creatively and feasibly link
the community with the Rapid Transit Route
through communitarian developments

around stations/transit nodes.

Community Planning Proposal,deg 2
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Stage 5 Consultation & Data Analysis

Community consultation was conducted in

relation to the key concepts of the proposal.

Two consultation methods were used for this

proposal including face to face discussions
and an online focus group. A survey asked 6
guestions and for any other comments. The

survey was used in both methods of

consultation.

Face to Face Consultation

The team conducted a site visit to areas
around the Gold Coast Rapid Transit stations
of interest and the Harbour Town shopping
district. Local residents were approached to
complete the survey either on the street in
their houses. Such consultation opened up
the forum for further in depth discussions
NB3F NRAY3
the subject matter.

Online Focus Group Consultation

An online focus group page was created on
Facebook, which is aimteractive web based
social networking site where individuals can
connect with friends and join social groups.
¢ KS C0S6221 CoihnimiSty
feedback on "Community Clusters" along Gold
/2Fad we¢ [AYySQ 4l &
weeks. In this time 28nembers joined the
group and 9 online surveys were completed. A
link to the online virtual survey was provided
on the webpage where people were able to
O2YLX SGS AG Ay Fdz f
responses to the questions could also be
viewed through the site, which ignited
discussion and debate between members.

Additionally, on the webpage members were
able to post pictures and comments which
sparked further healthy discussions regarding

community issues and associated

opportunities.

Stage 6 Policie& Strategic Land Use Maps

The team created 4 policy areas. Each policy
area contained objectives from which
practical actions and strategies were
recommended to resolve community issues
and implement communitarian
developments.

iKS NBaARSylGQa

aAdt

dzLJ

O2y FARSYGAlI tt &

Iy R T2NJ n

NXzy y A y 3

t S2L) SQa

Community Planning Proposal,deg 3



3 Gold Coast Rapid
Transit System
(GCRTS)

The GCRTS is project designed to provide
light rail route whch will service the Gold
Coast ommunity. The current proposal
includes lines ruming from Helensvale south
to Coolangattaalong the coast The project
will be developed in stages with the northern
sections towards Helensvale being the first
stagesSee Figurd.

The project is aimed at improving public
transport use and access anddteing vehicle
dependency. It is expected to provide a rangdg
of social and economic benefits to the
community. Thechosenroute was a balance
between reducing the impacts on existing
property and servicing the key existing and
future nodes.

Extensive commmity consultation was
undertaken. It has not been sort in this work
to replicate the consultation on the project

3.1 Community Issues

Gold Coast City is a principal regionetivaty
centre within the greater South East
Queensland region. Increases in population
growth and extension of the Gold Coast City
catchment (reaching Logan City) will
subsequently demand further upgrade of
existing urban and community infrastructure
senices. This growth has the potential to
impact on the local economy, natural and
built environment, land, and housing
affordability.

The Gold Coast is widely known as a tourist
destination that attracts around 5 million day
visitors and 3 million overnightisitors per
year to its combination of theme parks,
beaches, natural hinterland and other
features (Gold Coast City Council.2008).
Thriving as a modern city behind Sydney,
Melbourne, Brisbane, Perth and Adelaide,
these features have contributed to attrc
population growth in the past decades. As
result, the Gold Coast inhési a unigue
community Figure 1 (GCCC, 2008
profile to include

both international and interstate migration of
all age brackets.

m—— Proposed rapid ransit corrdor

mmmm Opfon H1
= Hdensvale v Harbour Town

EEEEI Opfon H2
-~ Hdeonsvale va Pariowood

e Existng haavy railina

O Propased heawy ral ine extension)
. (Queensiand Rl popch)
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As a background to our communitarian
development proposal plan, an instigation
of the current profile of the Gold Coast and
apparent community issues were undertaken
to enhance social capital and aim to improve
liveability.

The unique socidemographic that exists on
the Gold Coast may cause potential issues for
communites if no prevention plan takes
place. Some examples of attributes that may
cause these issues include, low income, low
educational attainment, high unemployment
rates, and racial discrimination. The
demographic consists of the 2B year old
age bracket miing up for majority of people
residing on the Gold Coast (ABS.2006).
Additionally, 27.1 % of the population is born
overseas in which 8.6% where born in
Oceania and Antarctica and 9.5% were born in
North-West Europe. These figures show that
the Gold Coasfts popular with nationalities
such as New Zealanders, British, and the
Pacific Islands.

According to the Australian Bureau of
Statistics (2005 census), the highest
percentage of 24.3% of wage and salary
earners were in the 284 year old age

bracket, whist the 55 year old and over rated
12% of the population. These figure show that
Gold Coast economy is mainly driven by
workers in the younger age brackets and the
older age brackets are generally retiring and
not working.

These findings contribute to & unique
characteristics that are inherent to the Gold
Coast. However, these may also add to the
complexity of arising potential community
issues due to factors such as mixed aged
groups and varying income levels. The
community cluster proposal will aim eate
provisions to the younger age brackets have
access to affordable housing.

The Gold Coast City Council has identified the
F2ft26Ay3 a GKS OdzZNNByi
that exist in the city:

Homelessness;

Affordable housing;

Domestic Violence;

Crime and

Cost of living including such items as
motor vehicles.

T v v T

Although all of these issues are important, the
most concerning community issues that were
found are housing affordability and domestic
violence.

3.1.1 Housing Affordability

The issue of high reat prices on properties
has contributed to the financial strain that
residents currently faceThis is reflected by
high rents, vith median rental prices on the
Gold Coast being highest in Queensland there
is a need for a solution to rectify the matter.
This may be seen byhe State of Queensland
Residential Tenancies Authority (RTA) March
2009 update on median rental prices in
selected areas of Brisbane and major regional
centres (see Table 1 in Appendix). As it can be
seen in the table below, Gold Coasntal
prices are generally higher than the southern
suburbs of Brisbane. The prices of 1 bedroom
flats or units in the Gold Coast West region is
double that of southern outer suburbs of
Brisbane costing a median weekly rent of
$300. Additionally, the avege 3 bedroom
house will cost Gold Coast residents a median
$365pnnn F 6SS1T sKAT Al
from southern suburbs pay a median $330 a
week See Figure 2.

NA
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Gold Coast | Gold Coast Gold Coast Gold Coast Brisbane
Central South (e.g. West (e.g. North

(e.g. Arundel, West Gaven and (Ormeau,

Southport, Burleigh, Nerang) Pimpama and

Broadbeach, | Palm Beach, Biggera

Burleigh and | and Tugun) Waters)

Varsity Laks)
Rent ($)
1 Bed 295 225 300 260 South Outer -
Flats/Units 150
2 Bed 350 310 280 340 North West- 300
Flats/Units
3 Bed 400 380 340 370 Inner Cityg 500
Flats/Units South West 345
2 Bedroom 310 300 280 290 Bayside, North
Townhouse West and Souttk

Outer- 310
3 Bedroom 380 360 345 350 North Outer
Townhouse &South West -
350

2 Bedroom 330 350 320 320 South West 280
House
3 Bedroom 400 400 380 365 South West 330
House
4  Bedroom 485 495 430 400 South Outer -
House 400

Figure 2:- Median Weekly Rents for regions in the Gold Coast (based on new bonds lodged with
the RTA in Marclyuarter 09

The Housing Industry Association (HIA) states
that international housing affordability survey
highlights a shortage of land for development
in southreast Queensland with Sunshine Coast
being the least affordable, whilst the Gold

Governmat, low-income earners are able to
receive payments that will assist them for
private tenancy. Affordable housing is a
complex issue that impacts on economic
performance, social cohesion and
Coast rankd as third (ABC. 2009Jhe term, environmental sustainability. These figures
affordable housings a measure of access aK2¢g (KI G s badellds/ eidt ani Q
GKAOK A& WISYSNIffeQ R hoyl&Rof hading cabeasy B affdidébleS 0 S R
AT | WK2dzaSK2f R OFy  Ihd$indzAwiiS the dasieBage 2ehtal pricd af
housing unit (owned or rented) for an amount approximately $370 per week being
dzLJ G2 om: 2F Ada&a K2 dza Sppokirately 30D e Qverage houisBhol
al. 2000, p.293). Rental assistance to tenants  weekly income of $1,016 (ABS.2008). It can be
in the private rental market is provided concluded that the Gold Cdas sensitive to
through two programs: Commonwealth Rent any factors affecting housing affordability,
Assistance (CRA) and Commonwealth State including increase in unemployment, interest
Housing Agreement (CSHA) private rent rates, and property and rental prices.
assistance (AIHW. 2007, p.28). Funded by the

Community Planning Proposal,dgeg 1



The findings provided by the Department of
Housing showed that there were clusters of
affordable housing on the Gold Coast.
Department of Housing data showed that
Biggera Waters had the most 1 bedroom
apartment style dwellings. Furthermore, the
suburbs of Molendinar and Labrador had the
majority of 2 bedroom style attached
dwellings. The suburbs of Varsitykea and
Nerang generally had 3 bedroom attached/
cluster detached dwellings, whilst detached
dwelling such as houses of 4+ bedrooms were
located in the southern suburbs of Currumbin
Waters and Palm Beach. Whilst this shows
there is affordable housing avalile the
majority the stock is located in the outer
fringe of the Gold Coast. The subject proposal
plan will add to the diversity of the existing
affordable housing stock. It will have superior
access to public transport, community
services, and employmenentres.

3.1.2 Domestic Violence

Domestic violence is another major issue that
exists on the Gold Coast. This possibly reflects
the aspects of low social capital. In the last 10
years over 23 people have been murdered as
a result of domestic violence ihé Gold Coast
NBEIA2Y 6hQ[ SFNE SO |If
region has experienced rapid population
growth and economic development which is
one of the many characteristics that add to
the complexity of this issue. Other factors
which also affect this probm include
diversity of mixed age groups, income levels,
educational levels, opportunities and cultural
groups. Currently the Gold Coast incorporates
I WCH@& Q &aeadsSy GKI
assist police referral of domestic violence
victims to the Dorestic Violence Prevention
Centre, Gold Coast, Inc (DVPC). Whilst these
curative measures may work the community
cluster proposal takes a more preventative

approach. Community clusters are expected
to encourage greater community interaction
which should redce the incidents of victims

being or feeling isolated and without help.

The various graphs below Figure 3identify
0KS ydzYoSNJ 2F G201t WFOGA
incidents in the selected suburbs. It can be
seen that the overall trend in the number of
incidents where action has occurred in
located all of the suburbs below. However,
there is an apparent anomaly in the suburb of
Coomera where the number of no action
incidents occurred during 2062005. This
then rapidly changed in the 2088906 period
which may be due to the implementation of
the S.A.F.E.R project where there is a greater
availability of assistance for domestic violence
victims. The community cluster proposal aims
to help reduce domestic violence incidents
through a passive surveillance thin these
community clusters, community and social
services, and support networks.

SOUTHPORT

O TOTAL ACTIONT:
W TOTAL MO ACTIONY

Percentage of Total

2003-2004 2004-2005 2005-2006

Time Period

BROADBEACH (similar to Southport)

O TOTAL ACTIONY
W TOTAL NO ACTION

Percentage of Total

2003-2004 2004-2005 2005-2006
Time Period
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Figure 3: Domestic Violence Graph$§ource:

hQ[ SFNE Sid o

HAOANT

Through the investigation of the current
community issues that exist ohé¢ Gold Coast
the communitarian development proposal
plan will help improve social capital within
community members and stakeholders. This
proposal will aim to create provisions for the
younger age brackets to have access to
affordable housing anddd to te diversity of
the existing affordable housing stock. It will
act as a Transit Oriented Development which
will have superior access to public transport,
community  services, and employment
centres. To address these negative issues the
community clusters a@& expected to
encourage greater community interaction and
help reduce domestic violence incidents
through a passive surveillance and social
networking, community and social services,
and support groups.

Although these negative community issues
are apparent there are also positive
characteristics of a cohesive community.
These include multicultural festivals, local
music and live entertainment showcases, and
community action groups. The community
clusters will serve to enhance these positive
features he community. Whilst not
investigated in this proposal, the other types
of community issues such as crime,
homelessness, social isolation, and the high
dependency of motor vehicle usage will be
reduced by the positive features of the design
and services ailable within these
community cluster area.

Community Planning Proposal,deg 3



4 Literature Review
Applications to
GCRT

4.1 Social CapitaBackground

Social Capital is a social science conteat
emerged from the United States of America in
the early 1§ century. The term was not
widely known by many outside of the
FOFRSYAO @¢2NIR dzy At
w20 SN
' YSNR O Qa
mainstream attention.

580t A grabised

The principles that underline social capital are
not new  yR WAYRSSR (@(KS
relations in shaping economic outcomesais
key element in the writing of early theorists
such as Adam Smith, John Stuart Mill, Karl
al NE YR aWdsdhdu$oAS 2006)
However, Putnam brought the concept to the
forefront of discussion with his suggestion
that social capital can make other forms of
capital (such as financial, physical, cultural
and human capital) more efficient, thus
facilitating SO2y2YAO
(Woodhouse. A, 2006)Putnam defines social
OF LA G f (-} Gaz2OAlf

networks, norms, and social trust that

t dz(i y Bowlhg Alane 2 |

{

facilitate coordination and cooperation for

Y dzii dzI f 0SYSTFAGE Mde dzily I YZ
specifically, the concepdtresses the need for
cooperation through mutual commitment.

That society and individuals alike would be

better off if they would cooperate for the
achievement of common goals and purposes.

Reluctamce can often be experienced by
individuals when entering inush agreements
particularly when there are high stakes
involved as there is no reassurance that
someone will not go back on their word,
Fhegin fhe ojhers. Rulngy siates et

can be no guarantee against reneging, in the

,Latai)s(;\npef o/f I L\j/e\riﬁa]bl?, enfoeable
O2YYAGYSyiaod ¢KAa Aa G2
absence of credible sanctions (real and serve
consequences e.g. jail, liquidation) against
REFSORARR Yy R20@AIdii Yy YE wmMddno

be confident that even them themselves
would not shirk in the face of tenation.
Therefore, to enter into collaboration there
WAG Aa ySOSaal N
to trust others before acting corporately, but
Ffaz G2 o0StAS@®S GKI G
(Putnam, 1994). The only trust that can be
achieved is the trst that is gained through
social norm$ W{ 2O0Alf y2N¥xa |

must besocial trusk

2y S

RS JS &xpdalYi®ny Gtifers because that action has

SEGSNYyLFtAGASEAQ ot dziylt

2 IN& | atthodsl bake? Positivé dod Knegativé

consequences. The choice is to comply with

Community Planning Proposal,dgeg 4
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the norm (exgcted behaviour) or risk flourish as each member earns their
externalities (Putnam, 1994). reputation for honesty, reliability as well as
gains trusting relationships and future

YIA1S O2yBSyGazyrt OF R, IF N QR BNV 2 ddk s

borrowers, social capital serves as a kind of
I L b labl h ho h conventional capital, those who have social
collateral, but it is available to those who have S1 LIk G (SyR G2 1 OGN

no access to ordinary credit markets (Putnam, MDD O® W{20AFE OFLIAGHE A&

1994). Ladkg physical assets to offer as NESZ2dNDS50 KA A Ay NBA2dz

surety, the participants in effect pledge their increases rather than decreases through use

social connections. This somal. capl.tfal! Is | VR 6KAOK 0802YS8a RSLI S
leveraged to expand the credit facilities

) -~ i L (Putnam, 1994). ) i
F g AftlofS AY uKSas OZYdey)\u SaoQ otdzuiyl YZ

1994). As such, trust in gained in the  Social norms on which trust can be achieved
community because you know what is at risk can be categorised in two classesciprocity
for everyone and therefore, you expect that norms and networks of civic engagement
all members will follow the social norms of (Refer toFigured).

the community for the sake ahutual benefit

WeKS INBEFGSNI GKS t &@she MabyreciRiog, forms gap g R”jher I
community, the greater the likelihood of C|aSSIer.d in two categorles beitglancedor

. . : generalised norm®alanced norms are based
cooperdion and cooperation itself breeds

trust. The trust that is required to sustain on the expectation that others wil

022 LISNI GA2yQ ot ddiyt vz WP BYLNHN 498 ik s

. . . similar reverence. For example, to respond
social capital of the group continues to

Social Norms

Reciprocity Norms Networks of Civic
Engagement
| |
Balanced Generalised Vertical Horizontal
Norms Norms Networks Networks

Figure4 - Social Norms Flow Chart
Community Planning Proposal,deg5



postive action with another positive action or
when there is an exchange of items of equal
@1 f daBreraliséd reciprocity refers to a
continuing relationship of exchange that is at
any given time unrequited or imbalanced, but
that involves mutual expectatian that a
benefit granted now should be repaid in the
Fdzi dzNB = adzOK Fa FTNASY
¢tKSaS y2N¥xa INB Y2NB
efficiently restrain opportunism and resolve
LINEOf SYa 2F O2ff SOGADS
With these kind of norm&mbedded into a
community people can be more confident to
trust that their ongoing social relations will in
the future, not necessary straight away, repay
what is owed.

a

Networks of civic engagement can also be
classified in two categories: Vertical and

Horizontaly S 62 N) a® =SNIAOI tpo

unequal agents in asymmetric relations of

4.1.1 Social Capital and the
Communitarian Development

Social capital will be at the heart of the
proposed communitarian development. It will
be the glue that binds the community
together into colaboration for the sake of

rﬁu?ué )l\aelﬁjé%it? ‘Podggh%é\}.e \t(h%:s so'\élizg) ﬁ)o?mbs fD

tﬁaft Erfeeg ?ruast rr|1ugt Fi)e Ltl)Ju(l?tl.V\>i/thinth%el\l‘B

community in_order for members _to feel )
tcr)nten(tjzu YIYZ Mmdbddbdno P

se.cureuln}\thzei}/irg\z/es
Accordingly, trust can only be built through
norms reciprocity and
engagement. Civic engagement in the form of
a mixed horizontal and vertical network will
be implemented. The organisation network
will be horizontal because each investor will
an equal agent, with equal status and
We}{ StL(]) e rznz& adeciLgiE)né y(lver ¢h

social civic

be

A . N .~ . _. . development. From the veéy beginning of the
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o . a e . ro‘ré %Ahe devglopment angl Aeggn of the
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In real life social institutions argenerally a
blend of the two networks. However,
horizontal networks where participants are
equal agents with equal invested interest,
they are more likely to operate
collaboratively, facilitate effective
communication between members and foster
robust norms of reciprocity because they are
working for mutual benefit. Where as in

in

vertical networks, which are of a hierarchal in
YyIGdz2NBE>X GKSNB Aa Y2NB
the network. Very well knowing this, people
are less likely to trust others whe there is
more opportunity exploitation
opportunism.

for and

54907 0L R Y LY 0 URPIR Py o
engaged in workshops that will encourage the
formation of social bonds and nsorks. As

every member haan equal invested interest,

therefore more easily
achieved. Furthermore, as the development

the
interaction and the trust between members.
The organisation network will also ogde
vertically in that there will be guidance from

co-operation is

progresses, so will level of social

inQusSJr Tprof)(\essionglsv gtgeﬁlery}\ ste_pSaI{I]cL “6a A
g)e%ismn. The I%(?aut%ourity will be)ééjverne at

by a sector of the Queensland Government,
similar to that of the Urban Land
Development Authority (ULDA)r other
entity. However, the decision making process
is much more civic at citizen control whereby
citizens can negotiate tradeffs with power
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holders and have full managerial power to
veto decisions (Arnstein 1969)

The proposed communitarian development
faciitates access to equitable affordable
housing. This can only be achieved by poolin
together the resources and money of
members to fund the development of the
proposed community cluster. As previously
discussed, members will be willing to input
their own resources because trust has been
gained between the participants and because
it is in their personal interest to do so for
themselves and the group. In this instance,
the mutual gain for each participant being: an
affordable house that is free from excessiv
mortgages.

In addition to social capital, other measures
are to be put in place against people
defaulting or taking advantage of the financial
opportunity. Such measures include means
testingor firsthome buyersand a limit of one
living unitor residential property per family.
This will assist in building honesty and
common goals and interest between
members. Furthermore, the social capital
built within the community is expected to
transcend into other forms of capital including
human, financial and dwral capital. As the
proposed development cluster will include a
variety of supportive land uses surrounding
the transit node, new business and services
will be established. These new businesses ar

4

expected to flourish not only because of the
demand for services but also because the
community will be willing to support local
businesses that are owned and run by
members of the community.
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4.2 The Gold Coast Rapid Transit
System (GCRTS) and the
Betterment Issue

4.2.1 Background

The GCRTS has a net presertiug of
approximately $535 million. Quantifieq
benefits to the community are expected tf
exceed $1.3 billion. (GCRT Draft Conc{
Design and Impact Management Plan, 200
A significant portion of these benefits will b
absorbed by the fortuitous land haodds
located in close proximity to

infrastructure. This phenomenon is known 3

WoSHGGSNXYSyGQo . S

historically driven land speculation an
contribute significantly to the inflation of landié

values. (Day, 1995) This has contributed

the housing or land affordability crisis whicll
currently exists in the Gold Coast area aff
throughout most major cities in Australia an
the world. It is acknowledged that the freq

market has many self correcting mechanis
which may come into play over éhcoming

years and have certainly corrected houfl

prices in many other major western countri

over the last year or more. The issue is that [

the interim we are still seeing significa
speculative activity in land and the housi

product which fulfils he basic human need

for shelter. When housing is not affordable

has a significant impact on the quality of lifg
individuals and families. The following sectidiié
explores these issues and how betterme
windfalls might be redistributed to assist th

community and to suppress the speculati

activity which is contributing to some of thes

problems.

hf :“'ﬁ‘ ™Y

4.2.2 \What is Betterment?

a . S a0 SivdKisgybetter, is a general term
used particularly in connection with the!
increased value given to real property by
causesfor which a tenant or the public, but :
not the owner, is responsible; it is thus of the:
nature of unearned increment. When, for:
instance, some public improvement results i
raising the value of a piece of private Iand,i
and the owner is thereby bettered thrgh no
merit of his own, he gains by the betterment,é
and many economists and politicians have
sought to arrange, by taxation or otherwise,é
that the increased value shall come into the
pocket of the public rather than into the§
owner's. A betterment tax wodl be so

assessed as to divert from the owner of thé
property the profit thus accruing unearned to:
him. The whole problem is one of the
incidence of taxation and the question of land
values, and various applications of the§
principle of betterment have bedried in the
United States and in England, raising

O2yaARSNI 6fS 02y (iNROSNES

(Wikipedia Encyclopedia, 2009)
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Betterment is the
compensation paid to land owners for the
Wg2NERSYSYyiQ 27
some development. An

Wg2NESYSYiQ Yl @
freeway adjoining a house. The noise and
pollution normally reduces the residential
value of the property. It would normally be
expected that it would bejust for that

reverse

of the WoSUUSNYSYGQ akKz2dZR 06S
rs 10 redistributed into the community for
UKSAN LINBAIRifHfposks? U KS NbBadz U 27
example  of
0S K She foRWiNg §UEZRM MRYe FRWEr in Phil
D& Qad W[IYyRQ adzYYINR&Sa (K¢
P a2 KAES RSOSE2LIVSYyd  E LILX AC

property owner to becompensated for this
Yg2NESYSYyiGQo

Conversely, if we take the example of a new :
railway line and station being constructed
near a large vacant land parcel we can see§
that the value of this land could dramatically
increase (As is expected to be the cagith
the GCRTS). This would be particularly the§
case if then the Council decided to rezone this :
land for higher density residential and some
commercial uses to complement the railway
station. However, this land owner did not
have to make any significantviestment in
the construction of the railway line or station.
Let us assume that the railway infrastructure
was paid for mainly by the State out of State :
revenue, the land owner has been extremely
lucky and will enjoy high profits as a result.
The fact isthat the portion of increase land
value related to the new railway station and
the rezoning is actually an amount the
community owns. In theory this amount of

and planning scheme rezonings are the sourcie
! of most dramatic windfall increases in Iand§
¢ value, there are other ways in which fortuis '
i private

profits are conferred upon§

i landowners. Thus, when a public authority:
constructs public works (such as a railway or a
: major road or an irrigation dam), the value of§
: the land in the vicinity is likely to be increased§
: As Judge Foster observedthe Arbitration ;
P/ 2 dzZNTi
i credit, not saddled with enormous capital }

i debts, if they had been credited with the'

i increase in land values which they and not thé

Lf L yR26YSNE LandRagdNB | ( §R®#

AY mMdnTE ! dzAGNEE AL Q2

It was this same phemoenon that drove
much of the profiteering in railways in the
MYy 1 im €& United StatesProfits by railway
companies were not in the main generated by
the fares of passengers or charges on freight

Figure 5 (Source:

John W BaerigNational 11l Railroad Library, 2009)

)
‘e



but the speculation in the land along the
proposed railvay route. The company could
have access to the information about the
route prior to it being public knowledg&ee
figures 5 & 6.

Figure 6 (Source: John W Barriger National Il
Railroad Library, 2009)

The speculatorscould buy along the route or
near gations at a low cost and watch the land
value rise as the project was announced, the
line and stations were built and ultimately the
land was rezoned and developdehving the
speculator with large profits on the sale or
development of the land

The landspeculator, as Paul Wallace Gates
puts it, was as characteristic of the pioneer
2Sa0 ala ¢l a
or the surveyor, and he transcended them all
NaKFLAYy3 Ada I yR
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land speculation is mentioned 52 times
throughout all chronological.

A similar story is true fothe McDonalds
Company which attributed a significant
portion of its early profits to the increasing
land values on its prominent main road and
intersection sites.

Godd YNRO o6wlé& YNRO LIzZNDOKI
the McDonald brothers) decided to purchase
the land on which McDonald's would open
and ultimately serve as a landlord. He set up
the Franchise Realty Corporation in 1956 and
was able to purchaseacts of land in order to
help him produce a profit for his company. By
1960 there were over 200 McDonald's around
GKS ' YAGSR {GFdSaoné
n.d.). See Figure 7.

0222L

Figure7 - McDonalds

4.2.3 What is the Impact of Betterment
Windfalls?

The hope of a betterment wirddll is a

primary driver of land speculation. Other

factors affecting land can relate to general

population increases and general inflation.

Land speculation causes the inflation of price

0§ KS OA NDdzafia gNdgn ROpeEy ini &atkipakdn rof largelJt A (0 G ¢

returns. Inflation of ptential development

FY R @ Rthds fensdrds thilt SAMALR idtiding L Y

%emains the elusive pot of gold at the end of

the rainbow which gets further away the
faster we chase it. The implications of this for
the average citizen are the growing
indebtedness to Leridg Institutions. This can
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