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UNIT ONE

Text Changing Land Use Requirements
Land Use Patterns

{1] Our present day basic concern is primarily the conflict between the demands of an
expanding economy and a fixed area of land. Land is unique in that each parcel or plot has
a specific location with its own particular geography. ® Height above sea level, slope, lati-
tude and longitude, soil and subsoil, rainfall, sunshine, temperature, wind exposure,
drainage and distance from other places—all vary from one plot to another. Some of these
variables can be partially controlled by the use of other resources—capital and labour for
instance, but there is no homogeneity or easy interchangeability,each site has its own pecu-
liar characteristics. The changing pattern of urban growth is generally characterised by the
broad pattern of growth, decay, rebuilding, central business and shopping core and outer
residential suburbs.

(2]  On the other hand, it is possible that in a twenty-five to forty-year period, scientific
advances and technological change may profoundly affect patterns of urban development,
and the shifting character of life styles and consumer tastes in large segments of a substan-
tially affluent society may further complicate the problem of prediction. Land development
is the consequence of many decisions and implementing actions of both a public and private
nature. Priming actions often trigger secondary actions which taken together produce the
total pattern of land development. Thus an industrial or commercial location decision may
set in motion a whole chain of other decisions and actions, for example location decision of
households, firms and institutions. Alternatively, a highway location decision, or a decision
on building a new school , or a combined series of decisions of this nature can serve to
prime such secondary decisions and actions. A priming action has two main characteristics-
structuring effect on the distribution of land development and the timing effect in fixing
the sequence of development.

[3]  The changing pattern of urban development in England can be traced from the com-
pact towns of the Industrial Revolution to the more open development of inter-war years
assisted by the increased mobility of the urban population through improved public trans-
port services. ® These developments now require extending to include the more compact,
higher density residential layouts of the 1960s and 1970s and the lower rise but often com-
pact developments of the early nineteen eighties. Changes in competition for land arise
from urbanisation and industrialisation, and at the margin of urban-industrial develop-
ment, agriculture is quickly priced out of the land market. Another important implication
which follows from the increasing competition for land for urban uses is the irreversibility

of the results, so different from merely replacing one agricultural use by another. Thus the
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central problems in the economics of land use are those of location and of competition be-
tween alternative users and uses to command each particular site, although thesé actions

may be constrained by statutory provisions.
Urban Land Use

[4] Housing is easily the greatest urban land use,and in the New Towns of England and
Wales it accounts for just over one-half of the total urban area. This is a higher percentage
than in the older towns where the areas used for residential purposes generally amount to
about forty-three to forty-five per cent.

[5] Furthermore,following the recommendations of the former Ministry of Housing and
- Local Government, the latest generation New Town proposals show a noticeable reduction
in space standards. This is particularly so with housing , where the newly planned residen-

tial areas have an average net residential density of about eight hectares per 1000 popula-

tion.
6] There has been a continuous reduction in the area of land devoted to agricultural
use but at a much reduced rate compared with the pre-war trend. During the war land was
acquired by service departments at a rate exceeding 40 000 hectares per annum , and in the
post-war years over one-half of this has been returned to agricultural use.

I'7] Land use within an urban area can often be conveniently subdivided into separate
and distinct districts or zones.

Input of Changing Use Pattern on Agriculture

L8] Agriculture loses land in two main directions-some of its poorest land to afforesta-
tion at about 8000 hectares per annum, and some of its better land to urban uses at about
-14000 to 16000 hectares per year. The latter rate of transfer is directly influenced by the
density of the urban development.

[9] By the year 2000 about eighty per cent of the total land surface in this country may
be available for agriculture, and British agriculture will tend to adjust itself to the area of
land left for its use.Increases in population and rising real incomes create demand pres-
sures for more land at present in agricultural use, but improvements in the physical effi-
ciency of food production economise on land area. Again if imports of food products are in-
creased, home land can be saved for other uses. If pressu;res lead to a decrease in food im-
porfs » more home land will be pressed into more intensive service.

[10]  The present average increase in agricultural productivity of about 1. 3 per cent per
annum will more than offset the land likely to be needed for urban uses, provided that the
choice of new urban sites is made with sensible discrimination and in particular, that devel-

opment is not concentrated to an unnecessary extent on our most highly productive farm-
2



land. ®

New Words and Expressions

account for

affluent ['aefluont ]
afforestation [aforis'teifon]
annum [ 'anem ]

compact * [kom'paekt]]
constrain * [kon'strein]
core [ko: ]

discrimination [diskrimi'neifan]
to some extent

drainage ['dreinidz]
economise [i'konamaiz]
hectare ['hekta:]

homogeneity [homsudze'ni:iti]

interchangeability ['inte () tfeind3a'biliti]

irreversibility ['iri,va:sbiliti]
latitude * ['laetitju;d]
longitude ['lond3itju:d]
parcel ['pa:sl]

prediction [pri'dikfon]
primarily ['praimerili ]
prime [praim ]

profoundly [pra'foundli]
residential [rezi'denjal]
set*+*in motion

statutory ['staetju,tori]
subsoil ['sabsoil]

‘trigger ['triga]

unique [ju () 'nik]
urbanisation [,a:benai'zeifon]
variable ['veariabl]

wind exposure

&
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vt.
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Exercises

Reading Comprehension

I'. Choose the best answer from the four choices given bellow each sentence.

1.

The urban development patterns are likely to be affected most by
A. the increased urban population

B. the public transport facilities

C. the progress of science and technology

D. the life style of the urban residents

- Which of the following is not mentioned as one of the factors or objects characterising

the changing pattern of the urban growth ¢

A. Decay

B. Outer residential suburbs
C. Rebuilding

D. Public facilities

. The greatest urban land use lies in

A. agricultural purposes.
B. commercial functions
C. residential facilities

D. Public service installation

- Compared with the pre-war trend, agricultural use of land has been

A.increased at a slowed rate
B. increased at an accelerated rate
C. reduced at a slowed rate

D. reduced at an accelerated rate

- Which of the following statements is not true to the author’s opinion implied at the

end of the passage? _

A. The present average increase in agricultural productivity should be sustained.

B. The choice of new urban sites should be made with sensible discrimination.

C. Development should not be concentrated to an unnecessary extent on our most
highly productive farmland.

D. More compact towns and higher density residential layouts should be built as a
model for future development.

I . Define the situation of the following contents.

4



1. Land use patterns

2. Changing land use factors .

3. Phases of urban development in England .
4. Urban land use in housing .

5. Demand pressures for more land .

Vocabulary
I'. Complete each of the following statements with one of the four choices given below.

1. In the New Towns of England and Wales, housing just over one-half of
the total area.

A. accounts for B. amounts to
C. consists of D. results in

2. Land is unique in that each has a special location with its own particular
geography.

A. sphere B. patch C. parcel D. allocation

3. The shifting character of life style and consumer tastes in large segments of a sub-
stantially society may further complicate the problem of prediction.
A.ample B. cumulative C. affluent D. abundant

4. Our present day concern is the conflict between the demands of an ex-
panding economy and a fixed area of land.
A. initially B. primitively C. supremely D. primarily

5. The choice of new urban sites is made with sensible
A. imprudence B. discrimination C. prejudice D. distinction

L. Fill in the blanks with the words given below and change their forms if necessary.

! profound, trigger, homogeneous, constrain, core, predict, prime, reverse |

1. Scientific and technological advances may affect the patterns of urban de-
velopment.

2. Decision-making action often implementing actions which taken together
produce the total pattern of land development.

3. Each site of land has its own particular geography ;there is no between one
and another.

4. The increasing competition for land for urban uses should be by the statu-
tory provisions.

5. The action which starts first and triggers a follow-up action is termed ac-

tion; it is so defined in the background against secondary action.



Translation

RUHHBEEHRA - ASEN—TAE XHWEAR, BMEREIBEPFEEERMNEE
) E R, R ENPE R ERE D . AEAPRER; 2) . ETFXEKR; 3) . iF
B R REUAIAL.
#): 1. Other things being equal,land values are mainly influenced by accessibility and com-
patibility.
HE&AHFRES, +HNETERAEEREAER Y.
2. There are many things that should be considered in determining land values.
EHE LHMER, FIFSEENYSER.

3. Pattern of land values will do most of the things on land prices.

T HETE KX L M R R AR K FE A

Translate the follow sentence into Chinese

1. The prices of sites are much influenced by the use to which they can be put.

2. Users of land bid for sites in accordance with what will maximise their profits and
minimize their cost.

3. In practice. the market prices of the developed real properties determine the land val-
ues.

4. Values are best established by reference to the price paid for comparable properties in

the market.

5. The effect of town planning is to shift land values but not to destroy them.

Reading Material A

Land Value Determinants

While various users are in competition for sites, the sites vary considerably in their
suitability for different purp;ses. The attributes of sites can be divided into three main
groups: physical, locational , and legal consents as to use. The prices of sites are very much
influenced by the use to which they can be put. Site values are generally in the range of 20
to 25 per cent of the total cost of dwellings.

The following general model for determination of land values is useful

(aggregate gross revenues) — (total expected costs)

ue= —
land value capitalisation rate

Revenues are influenced by the investors’ expectation of the size of the market , income
6
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spent for various urban services, urban area’s competitive pull, supply of competitive urban
land and prospective investment in public improvements. Expected costs are the sum of lo-
cal property taxes, operating costs, interest on capital and depreciation allowances. The
capitalisation rate is affected by interest rates, allowances for anticipated risk and expecta-
tions concerning capital gains.

According to land economics theory ,these factors are taken into account in the proper-
ty market. Users of land bid for sites in accordance with what will maximise their profits
and minimise their costs. Land users in retail business and services tend to bid for space at
the highest prices and land best suited for these activities shows the highest value.

Like most other goods, the value of land is influenced considerably by the interaction
of supply and demand. The supply of land is fixed although its use may change. Similarly
with landed properties [buildings) the supply, particularly in the short-term, is relatively
inelastic, although the supply 6f a particular type of building may on occasions be increased
fairly quickly by conversion. In the long-term, where there is an obvious need for a certain
class of property,it is possible to acquire land and erect fresh stocks of the particular build-
ing.

In practice, the market prices of the developed real properties determine the land val-"
ues. Land values are influenced by a variety of factors,such as accessibility and compatibili-
ty. If there is a shortage of land available for a certain use, prices will tend to rise until fur-
ther land is transferred to this use, unless land use planning frustrates it. @

Probably the most important factors influencing land values are :

(1) supply and demand-a limited supply of building land, or fierce demand for it will force
up the price;

(2) the permitted use to which it can be put under planning regulations, of which central
area uses such as shops, offices and theatres, are the most valuable,

(3) location, highly priced land often being the most accessible ;

(4) physical characteristics which affect the cost of development and suitability for a given
purpose, industrial areas for example needing extensive flat sites ;

(8)availability of public services,such as roads,sewers, water mains and electricity cables;

(6) form of title (freehold or leasehold) and any restrictive convenants or other encum-
brances which will affect its use;

(7) general nature of the surrounding development and whether compatible.

Values are best established by reference to the price paid for comparable properties in
the market. ? In practice, there are few really comparable sites or buildings and there is all
too frequently little information available on property transactions. Generally, auction
prices are accepted as the truest indicators of market prices.



Notes

OxEINA A, if 51 RE&HRIENE, 49 until 5| 648 RiFEMNA], unless 5| Fik
RIBAE . 88N : “MRATEMHEN LG, MERESLE EIEEH i
AP RERIE, BRIE AT RISE, XHARA LWL

@ “by reference to” &E¥ “ZHR” &;H “BIE”.

Reading Material B

Pattern of Land Values

Commercial and similar uses are located in city centres, as they are able to pay the
high land prices and secure the benefits of maximum accessibility and convenience. Hence
rents serve to act as sorters and arrangers of land use patterns, and planning control alone
does not decide land use. It has been suggested that the outgrowth of this market process
of competitive bidding for sites among the potential users of land is an orderly pattern of
land use specially organised to perform most efficiently the economic functions that charac-
terise urban life. ©

Generally commercial and industrial uses can attract land away from residential us-
es. Competition between firms to be in the desired positions will force the land values
above those of the surrounding land used for residential purposes. If all the land in a given
part of the town is used for complementary purposes this is likely to enhance the land val-
ues, whereas if they are incompatible, this may lower the land values. Developments in
transport systems may also lead to changes in urban land values.

One undertook an interesting study into the factors which influence the general pat-
tern of residential land values in Singapore,; using multiple regression analysis. ® He found
that proximity to schools and public transport were not critical to residential choice, but
that accessibility to shopping facilities was an important factor. Environmental guality in
terms of its physical and social attributes appeared a significant factor in judging the desir-
ability of a residential neighbourhood. @

The greater the permitted residential density, the higher the price per hectare which
can be obtained. A developer normally has to pay more per hectare for the marginal piece
of land needed to complete a development site than he will for the site as a whole.

Land prices vary widely in different parts of the country. It is cheapest in parts of
eastern and northern England and dearest within a 50 km radius of London. In conse-
quence, even supposing a builder obtains permission to build twenty houses per hectare on

land costing £130000/ hectare, it will cost him at least £ 8600 a plot, after roads,drainage
8
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and other services have been provided, but before a brick is laid on the site. ® Shortage of
residential land retards the housing programme and is a blight on the building indus-
try. Then when land is made available for development, competition tends to force up the
price which, coupled with increasing building costs, may cause the projected buildings to
fail to meet the criteria for investment return or cause rents to reach levels which occu-

pants cannot afford or are very reluctant to pay.
Effect of Town Planning on Land Values and Pattern of Land Values

The effect of town planning is to shift land values but not to destroy them. Planning
schemes frequently cause a redistribution of values, where the permitted land uses differ
from the existing patterns of land use. If , for example, a town map limited the supply of
land for residential purposes and permitted high
densities on the outskirts and lower densities in inner districts, then the land on the out-
skirts would in all probability have a higher value than that nearer the centre: a shift of
values has therefore occurred. Where the shift in land values, which is caused by a redistri-
bution of the profit uses of land, settles will partially depend on the planned redistribution
of nonprofit uses, such as open spaces. ® ‘

Farmland near towns often has a potential development value, which increases as the
likelihood of development becomes more certain. This enhanced value was the betterment
of which the Land Commission required a forty per cent share under the Land Commission
Act 1976. and which was abolished in 1970 and was replaced by Development Land Tax in
1976. The aim was to collect some share of increases in value representing the community’s
actions, while leaving some share to the benefit of the private individual , thus allowing the
market to continue to operate. ® It did , however, result in a reduction in the amount of land
available for development.

Successful planning should seek to understand the economic and social forces which
shape our environ;nent and assist in the allocation of land use to meet those needs in a
manner beneficial to the whole community.

Notes
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