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SUMMARY

CHANGES IN RESIDENTIAL LAND PRICES METROPOLITAN ADELAIDE

r97 0-84

Land is a geographically fixed, innrcbile and a pennanent connodity.

Iand is inert until it is transfor,ned by social processes that lead to

changes in its use. Productive invest¡rent, once capitalised into the

val-ue of residential land, contributes to the rise in urban property

pri-ces. WitÌì ttre expansion of fringe areas, property values within the

existing built-up area are also increased. This study is confined to

the irrpa.ct of these processes upon Vacant Land zoned for residential

activities.

The processes responsible for producing change in the volunre of

urban land can be conceptualised as occurring, firstly, at the level

of the national econorq¡. Capital inflows' mcney supply, interest rates,

the lending programne of the loans, Council for r:rban capital fornation,

the volune of lendilg by the private institutions for property develop-

nent and housing all affect both the Ìevel of, and the qeneral nrcvenent

of prices in the urban land nrarket at a given nsrent. Secondly, there

are reqional effects such as transportation developrents that lead to

improvenents in accessibility, emplolznent growbh and najor service

provision, which produce spatial variations in the nrcve¡rent of urban

land prices (i.e. intra-r:rban variations). Ttrirdly, there are the nrcre

localised effects contributing to shifts j-n tlre price relativities

across the nretropolitan land rnarket (i.e. neighbor:rhood and environ-

nrental ef fects ) .



In AdeLaide, as well as in other Australian state capitals,

residential tand prices escalated during the first part of the 1970's.

TLre volatility of the loca1 land narket, which had subsided by the

late 1970's, \,varrants special attention because of the impact that

processes in the residential property narket can have u¡rcn the redistri-

bution of real inccrne.

In the first half of the 1970's, a combination of effects in the

national and regional economies produced a land boom, ¡nrticularly in

Adelaide's developing outer Suburbs. S¡:eculative invest¡rent in

residential land, the effect of trans¡rcrtation develo¡xnent and backlogs

in supply, all combined to produce shifts in price relativj-ties across

the whole of the Adelaide }4etropolitan Area.

Land price inflation can lead to a nodification of the pattern of

resource distribution in cities. As a result of the provision of

governnpnt services and conrn:nity develo¡xrent, speculators and developers

rnay derive a disproportionate share of the 'unearned increnent' or

betternent" Other transfers within the residential land narket are

nragnified during a land boom, for exanple, fron new lot and hone buyers

to established property cÁ¡/ners. The task of this thesis is to unravel

these ccnplex processes at r.,nrk during a fifteen year ¡:eriod, 1970-84.

In the present study, regression nx¡dels are constructed to shcru,¡

tJ.e effects of selected independent variables (e.g. the stock and the

creation of the vacant residential allot¡rents, the construction of

private dwellings, the distribution of white collar rn¡orkers, job

opportunities in the outer subr:rbs, Adelaide city work trips, urban

capital forrnation, public investment in Local Governnent Areas (IGA's),

and the South Australian Housing Trust dwelling construction,

on changes in residential allotment prices for the periods 1970-14,



XVI

1975-79 and 1980-84 within Metroporitan Adelaide. The reasons for

the selection of the independent variables are outlined before the

statistical relationships are examined for each of the regression

nodels.

Ttre findings of this study enphasise the nature of tra¡sfers and

capital gains as a producb of public invesürent and also the inplica-

tion of r:nearned gains for society. Along witLr the discussion, sorrÞ

suggestions are also rnade as to hor,v the findings cqrpare witLr the

theoretical oçectations.
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CHAPTER I: INTRODUCTION

1.1 THE DISTR.IBUTIONAL SIGNIFICANCE OF MOVEMNVI IN RESIDE}¡'IIAL

T,AND PRICES

"Because of the unique properties of land as a cormodity" (Harvey,

1973), land ordners in cities stand to gain not sirrply fromthe general

appreciation of land values in response to shifts in the balance

between supply and de¡nand (i.e. scarcity), but also as a result of the

capitalization of social- invest¡rent into the value of private property.

Because of the ¡ntential for accu¡rmlation and the extraction of real

wealth in the residential land rnarket, trends in residential land

prices relative to general prices are of considerable significance as

a source of redistribution within the urban system (Badcock, 19BB;

King, 1986).

In Adelaide as well as in other Australian state capitals,

residential land prices escalated during the early part of the 1970's.

During thr,at period the de¡nand for fringe house sites led to land price

inflation thrat benefited investors and sitting otvners. Between

1910-14, the residential land prices escalated thrroughout the outer

suburbs. Ttre land boom ca¡re to an end in the rnid 1970's due to the

dou¡n turn in the economy. BuiLding activities in the outer areas

slowed a¡d between 1911-82 there was very little move¡rent of land and

housing prices in the outer suburbs; however, the situation reversed

during 1983-84. TLre residential land rnarket was indirecbly revived as

a result of the Flawke C,overnnent's sti¡nulatory policies tor¡ards hous-

ing finance (for exanple, the introduction of the First Hone O/'ner

Sche¡re and the easier availability of credit).
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Vlhen increases in land prices are greater than the increase in

the general level of prices wealth can be accumulated in real terms.

In a capitalist economy such as Australia the ov¡nership of land is

r:nequally distributed. A continued rise in land prices can result j-n

a substantial change in the distribution of real wealth within society.

Persistent changes in land ovmership in recent years in Australian

cities have caused the following tlpes of redistribution of wealth in

the conrmrnity. Firstly, as a result of a rise in land prices, transfers

in the property rnarket ray occur at the expense of lower income suburbs

(Thorns, 1981). High incone groups, on the other hand, are abl-e to

position themselves in the property rnarket so as to capitalise upon

opportunities to extract betterment. In Adelaide, like most of the

other state capitals, speculative investment in raw urban land has' at

times, had a sigrnificant bearing upon the state of the land nrarket.

Speculators, unlike genuine land developers, purchase allotments

and hold them out of the rnarket without r:ndertaking any improvement to

their property holdings. A sharp decline in the supply of vacant

all-otments accelerates inflation in land prices during the boom period-

property developers, on the other hand, do contribute to the creation

of value and are therefore entitled to some pro¡:ortion of the 'better-

ment' generated as a result of urban capital fornation-

A discussion of background studies is presented in the second

chapter. It ranges over the static equilibrium models slrnon]4lìous with

urban rent theory to those alternative accounts ernphasising instituional

effects in the land rnarket.

Changing trends in the metro¡rcIitan property rnarket are described

in the third chapter. Here, an attempt is rnade to identify major

changes in the Metropolitan Adelaide property rnarket for the periods
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l97O-14, 1975-79 and 1980-84. These periods roughly coincide with

price inflation, stagrnation, and a 'catching-up' in price movements

in the market for vacant residential land.

The nrethods used and techrrical problems encor:ntered in this study

are discussed in Chapter 4. Regression models are constructed to show

the effects of selected independent variables on changes in vacant

allotment prices for the periods 1910-74, L975-79 and I9B0-84. Of

course the independent variables are statistical constructs purposively

selected to represent the key processes thought to be res¡nnsible for

change in vacant lot prices within the Adelaide Metropolitan Area. In

addition to this, the technical problems relating to the preparation of

the dependent variable are outlined (the appropriate measurement unit

(IGA), variations in the incidence of sales; variations in site size).

Ttre independent variables are napped and their patterns are des-

cribed in the fifth chapter of this study. TLris is rnainly a descriptive

chapter, showing change in distribution over Metropolitan Adelaide

for the three periods I97O-74, l-975-79 and 1980-84. Moreover, some of

the ¡rcstulated effects on change in residential land prices are also

discussed in this chapter.

Thre results obtained from the regression models are analysed in

the sixbh chapter. Finally, an illustrated discussion of findings has

been included ín the last chapter of this study, emphasizing the

nature of transfers and capital gains as a product of pubtic invest-

ment and also the irnplication of unearned gains for society. Along

with the discussion, some suggestions are made as to how the findings

com[Ere with theoretical expectations.



CHAPTER 2: LITERATURE SURVEY

2.T INIRODUCTION

Urban land is an ìmportant resource in modern production, trans-

portation and transfer, and consumption activities. Therefore the

value of land is a rnatter of prìrne importance. In fact, Iand value

has been of interest to econornists over a long period of time. For

purposes of analysis, Iand can be divided into two broad categories:

rural and urban. In agriculture the productivity of land is deter¡nined

by the characteristics of the land itself and by trans¡rcrt costs to

relevant markets. On the other hand, the productivity of r:rban land

depends not so much on its fertility, but local to¡ngraphy' building

history, transportation system, social composition and its availability

within the urban economy.

2.2 SOIqE ÍRADITIONAL IDEA^S ON TTTE DETERI/TI}{ATION OF RESIDE\TIIAL

I.AND VALUES

Before elnbarking upon a general discussion of traditional ideas on

the detennination of residential land values, it is necessary to define

clearly terms like land value, land price and land rent, just to avoid

confusion when using them throughout the study. Of course, price,

value and rent are conceptually different. The price is paid for the

ownership of the land and the rent is paid by the occupier to the

ohrners for the cr.rrrent use of the land (Evans, 1983). Land price is

determined by the narket and is derived from the actual gains. On the

other hand, la¡d values are estjrnates determined by valuatíon staff

(¡ai1Is, I969 ) .
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Obviously the ou¡ners and the occupier will usually be one in the

same and land wilt not often be sold on the market so that rent and/or

price nray not be measurable. However, conceptually, all land will

have a price at which it could be sold and a rent in which it could be

leased. In fact, rents and prices are functionally related. The price

at which land can be sold will depend upon the rent yield anticipated

in future years. In a real economy' however, the rents obtainable

from some pieces of land will be expected to rise in the futr:re- There-

fore the price of the land will be a higher multiple of its cr.:rrent

rent. On the other hand, if the rents obtainable from a piece of la¡d

are expected to fa11 in the future, the price of the land will be a

lower multiple of its current rent (Evans, 1983). As a result, the

price of a piece of land may alter independentty of changes in its

current rent as future changes in rents are anticipated-

Since the I950's various econornists have tried to clarify and

theorise the processes responsible for the deterrnination of residential

land values. But significantly, this early work assumes a static

pattern of land prices within an urban area. The traditional idea that

Iand values fall abruptly with increasing distance from the centre of

the city has been r:nderrnined in recent studies in which various dyna-

rnic factors are introduced and their effects on the changing pattern

of land values examined. In the early stage, static eguilibrium

models were used by econornists such as Alonso (1960, 1964), Muth (1967)'

t4ills (1964 , 1967, l-969) a¡d others , for the deterrnination of land

values in cities.

An assumption basic in classical theory and implicit in the work

of Alonso (1960): rA Theory of The Ur-ban Land l4arket', is that land

values decline with distance from the centre of the city. The centre
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of the city is invariably defined as the peak land value (intersection

of State Street and l4adison Avenue in Chicago, for example, which is

also surrounded by the rapid transit elevated railroad). The peak

value intersection arises because transport routes converge at the

centre of the city nnking that location the point of rnini¡rmm aggregate

travel costs. Locations a\^¡ay from the centre incur greater trans¡rcrt

costs, and thus land values decline reflecting decreasing accessibility'

srnaller nnrket hinterlands and lower net returns. However, in his early

work, Alonso did not recognize the fact that if land values rise toward

the peak value intersection of the Central Business District (CBD) 
'

they should also rise toward the highest value intersections of the

snaller conrnercial areas.

In his second study on 'Location and Land Use' Alonso (1964)

included a regression analysis of a snn1l sanple of land values in

Philadetphia. He used parcels for which transaction prices were avail-

able during a short period of time in an active land rnarket. His work

was based on the results, derì-ved from the correlation coefficients

between land value and income. But he did not anticipate the disadvan-

tage of using household incone as a measure of wealth. He also

restricts his sample to transactions in areas in which the rnarket has

been active, and apparently selects his sanple partly on the basis of

the sign of the correlation coefficient between land values and income.

Later, Irtills (1969) criticises his work as a non-legitirnate procedure

(the problem centres on the use of income as an inde¡:endent variable

in the regression).

Muth (1965) in his model on 'Urban Land Va1ue' considered the

e><plicj-t production functions for the goods produced in the urban

area. But it would have been nore preferable if he had introduced
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intra-city transportation explicitly, with appropriate production and

demand equations.

Mi1ls (1969) in his model on urban land value focusses on a

single centre, but unlike some of the nrodels introduced by Alonso,

Brigham or Ricker - it is not assumed that all workers are employed in

the CBD. He postulates that land is available for urban uses as far

away from the city centre as urban users are able to outbid agricultural

users for it. Milts postulated that an urban economy is a complicated

general equilibrium system and discussed urban problems in a general

equilibrium context:

... The equilibrium rent of a piece of land should just
absorb whatever revenues are left over after other inputs
have been paid at whatever prices the market dj-ctates and
land rents should guide the allocation of land. These two
basic ideas are consistent if all input and output narkets
are competitive and if production functions display constant
retr:rns to scale. (¡[ilIs, L9692235)

Various oçlicit rnathenatical models of land values and land uses

in urban areas are founded upon different assumptions which are rnainly

concerned with the reasons for variations in the val-ue of the rnarginal

product of land from place ot place within an urban area. This varia-

tion has also influenced the land value of an r:rban area.

... Physical differences among different pieces of land
can cause differences in productivity and the goods pro-
duced anlrov'here in the urban area must be shipped to the
city centre for distribution either within or outside
the r¡rban area. (l¿ritts, 1969:23I)

Here, it can be mentioned that ¡[i11s' work is based on an assump-

tion of monocentricity, i.e. a city spreads all around a centre. He

has also pointed to the fact that in most large cities, nËISS transit

is used most heavily in dov¡ntown areas where land is expensive and

automobiles are heavily used in the suburbs where land is relatively
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cheap. A1so, in the suburbs land is much less expensive relative to

labor:r. Here, Itills continues, land is substituted for labour by

reducing the intensity of road use and thus speeding up traffic. He

concludes by saying that where land rents are high, congestion makes

travel slow, thereby increasing the tjme costs of travel.

In an attempt to investigate some of the detenninants of change

through tinìe Ntills takes Hoyb's data for five dates between 1836 a¡d

Ig2B (¡[i11s , 1969). Amongst all the statíc equilibrium models on urban

land val-ue, Mills' work is perhaps the most elegant and convincing.

However, even his analysis is unable to adequately oçIicate change in

the distribution of residential la¡rd values in through tin€.

2.3 D]INAMIC PROCESSES AND RESIDBVIIAL I,AND \ZALUES

The city represents an ever changing accessibility surface. The

varying pattern is a result of physical changes in the structi:re of

internal linJ<ages, such as the construction or widening of highways

and techyrological changes in transport media, such as the development

of faster and more efficient rapid transit or the introduction of sma1I,

l-ow-cost automobile. In particular, physical irnprovements tend to make

one area more accessible and therefore more desirable than another that

does not have the sarne facilities.

DrTnarnic processes like the universal use of the automobile, the

construction of highways and o<pressways, the shorter working week,

increased leisr:re, size of the city, income, population density' trans-

portation prices, location of shopping facil-ities, the ethnicity and

the influence of recreational and physical anrenities are all involved

in detennining residential land values in an urban area. The auto-

nrobile has replaced public transit as the chief Íìover of people in the
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city and had a profor:nd impa.ct on their locational preferences. These

changes in location preferences are evidenced by the general decline of

population densities in the city and the spreading out of population

into the suburbs. This has seen a corresponding growth of la¡d values

at the peripheral areas of the city and in areas offering certain

amenity advantages. Thus the postulated negative relationship between

land values and distance from the centre of the city has weakened

through tirrre.

Yeates (1965) in his work on the spatial distribution of Chicago

land values, 1910-1960, has shor"zn how dynarnic processes are active in

detennining land values in that city. With a multiple regression model-

he has shovin the decline in influence of the CBD and the increase in

importance of sectoral variations. Thre hypothesis that land vaLues

decline with distance from the CBD was substantiated for the whole city.

The sectoral analysis in 1960 suggested some important s¡ntial nodifi-

cations. At this time period land values appeared to increase tor¡ard

the periphery. When the influence of regional service centres was

considered, his results indicated that land values will decrease with

distance from the regional centres in the newer and. nore rapidly

expanding, relatively high income areas of white population.l He

argires, on the other hand, that regional centres flËIy serve to enhance

land values in old areas of rnanufactr:ring and. conrnerce. Thre influence

of recreational and physical anrenities on land values, such as dis-

tance from Iake Michigan, appears to have increased in relative

ìmportance since 1910. Rapid transit facilities \,vere found to have a

In Adelaide, the location of regional shopping districts in outer
subr:rbs reflect such views devised by Yeates, ê.9. after the com-
pletion of Noarh:nga regional centres, land values in adjacent
ãreas rose quite significantly compared to other areas in the same

I.GA.

I
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positive influence on land values in Chicago. Thre evidence indicates

that rapid transit, representing a system of relatively low trans¡nrt

costs appears to have declined narkedly since 1930 as a determinant of

land values excepting only in low inconre areas. Yeats' work al-so shows

that althrough land values appear to rise toward new autonpbile oçress-

ways the greatest increases were observed beyond the city limits with

comparatively rninor increases just within the city. He argnres that

within the city high speed low-cost transport facilities are no longer

such ìmportant deterrninants of land values as they were. His work also

shows a high order interrelationship between poputation density and non-

white variables. In the early years of this century higher land values

were associated with high population densities. This relatíonship

weakened progressively thrroughout the century. In conjunction with

this he postulates that as percentage non-white in an area increase,

land val-ues decrease, until at a stage when the population density

begins to rise. Yeates concludes that in future Chicago city will have

a number of nucleii and the significance of the CBD as a deter¡ninant of

land value and population density will decline.

Ir[ills (1972) in his study of population and enplolzment density

functions points out three rnajor factors deterrnining the population

density of a city. These are the size of the city, income and the

transportation prices. He says that a large metropolitan area would

extend further upward and outward than a srnall one. Thus big cities

would exert nìore pressure on urban land especially for housing' He

argues that large netropolitan areas can support sub-centres for

shopping and enplolzment and therefore are less dependent on the city

centre than the srnall ones-
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I'lills (1972) regards income as an inportant variable that causes

change in population density, thereby affecting residential land and

housing val-ues. His model shows that there is a high income elasticíty

of dernand for high quality, Iow density housing. Therefore, property

prices in high class areas (the outer subr.rbs in US cities) tend to be

higher comparative to lower income neighbourhoods within the inner city.

In his nrodel, in the residential sector both D(u) [Oensity u rniles from

thre centrel and y [the rate of decline of density with distance from

city centre] should be decreasing functions of farnily income in equili-

brium. However, there is no apparent reason why farniJ-y income should

directly affect the density functions in the enplolzment categories'

Iulills suggests that there nny be an indirect effect in that the su-burb-

anization of population (and therefore íncomes) covaries statistically

with the suburbanization of emplolznrent- Such variations in population

and enplolzment density functions obviously influence the property

values in an urban area. In Adelaide, since the 1960's, the ìmpact on

inner area residentiaf property values is evident with the displace-

ment of lower income blue collar workers from the inner, to the rniddle

industriat subu¡bs atrtl l-ater to the outer areas (Srurilcs, L967).

In the case of transport costs, tr[ills expects that a decrease in

the relative price of transportation per passenger rnile will result in

an increase in passenger rniles travelled. For given anx¡unts and

densities of land devoted to other purposes, the result will be an

increase in land used as an input in the transportation sector. Thus

nore land wiII be used by the metropolitan area and population and

emplolment will be spread more thinly over a larger area. As a conse-

quence, I',li1ls predicts that a decrease in the relative price of trans-

portation per passenger nile will result in an increase in passenger
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rni.les travelled. For given amounts and densities of land devoted to

other purposes, the result will be an increase in land used as an

input in the transportation sector. Thus more land wj-ll be used by

the metropolitan area and population and employment will be spread

more thinly over a larger area. As a consequence' lntills predicts that

residential land prices will rise as fiìore urban land in aggregate is

consumed for housing purposes. However, the difficulty with his argu-

ment is that a change in the relative price of transportation does

affect the amounts of non-transportation activities in the metropolitan

area and the intensities of their land uses, which can act against

uniform movements in residential land prices.

Edel and Sclar (1975) carried out research on the distribution of

real estate value changes in Metro¡nlitan Boston over a period of one

hundred years (1470-1970). In the nrodel they used variables like

transportation improvements, changes in ¡npulation density, growth of

cormrercial frnctions, stamp tax on title transfers (he included stam¡>

tax as a variable because stamp tax allows for the deter¡nination of the

actual sales price of residential land and houses that change hands)

and income.

In their study, they denonstrate that in a flìonocentric city where

most of the jobs are concentrated in a CtsD, the differential advantages

of equal sized plots of land at different distances form the CBD would

depend on differences in conrnutinq cost to the centre. They place a

heavy emphasis on future transport innovations which, they argnre' can

change the land value gradient of a city. With transport irnprovenents,

the outermost suburbs nary gain in price, whereas land closer to the

city centre has often been held by lower income residents, thus the

Iower income o\^Jners of older homes rnay find their houses have continually
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erding values. Edel and Sclar add that even the ohlners who benefit

from the rise in suburban l-and values flËIy face sjrnilar losses in

future if fr:rther transport innovations occur. Considering the rapíd

growth in popul-ation density and the expansion of ccnnercial activities

they argme thrat in such circumstances, while the built-up radius does

not ex¡xnd sufficiently, then the value of existing properties can rise.

In such periods, they continue, the developers rnake full use of such

opportunities and nny reap the 'unearned increment'.

In their study they demonstrate that between 1900-25 Boston land

values íncreased throughout the metropolitan area in real terms. But

the estjrnated increases are lowest at the centre and greatest at a ten-

nile radius fringe. In their model, the 1-4 rnile radius rnarks the

point at which land use was greatly intensified in the early period'

in which moderate income suburbs were built around the newly extended

trolley lines. The seven niles distance and beyond areas were developed

after 1925 through automobile suburbanization.

With respect to income, they argue that the land value increases

were srnallest in the lower-income areas and greatest at points of new

suburbanization and in some existing high-inconre residential areas.

They also include the influence of ethnicity on land and house prices

of Boston. Tlrey dernonstrate that the rate of increase in residential

Iand and housing prices is much lower in the non-white, low-income

working class areas of the city.

Transport develo¡xnents also affect urban land values quite signi-

ficantly. Bajic (1983) in his empirical study 'The Effects of a New

Subway Line on Housing Price in Metropolitan Toronto' has shown that

the direct savings in conrnuting costs have been capitalized into

property values. Ttre empirical analysis presented in Bajic's ¡n¡rer
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deals with two specific issues. The first concerns the identification

of the direct benefits from the ìmprovement in transportation per home

buyer. The second concerns the fornmlation and testing of a nrodel to

investigate the effects of the subway on the price of housing. The

need to conduct the analysis by combining two different nodels stems

from the fact that the benefits from an ìmprovement in transportation

(given certain dernand and supply conditions) are reflected in the

prernium pa.id for housing. Using the estjrnates obtained of the values

of different tirre components of the trips, actual trip frequencies on

the new subway line and the reduction in conrnuting tilrte, the anxmnt of

direct savings in conrnuting costs from the improvement in transtrnrta-

tion per honre buyer h/ere identified. Bajic (f983) concludes by saying

that the direct savings from the inrprovenrent in transportation have

been capitalized into the property values, i.e. the savings in conrnut-

ing costs which accrue to the connmters have been transferred to the

hone oumers through the mechanism of the urban property rnarket. Clearly

the newly constructed subway line has a significant influence on the

value of adjacent vacant land blocks.

The above discussion reflects two najor aspects of residential

land markets in cities. Firstly, traditional static equilibrium ideas

no longer have the same e>çIanatory value in modelling the distribution

of residential land values. This is because the fornrer centri¡retal

tendencies and radial orientation of activities in the city of the

innrediate post-war era have given way to dispersed urban forms

(trdaher, irg}2). And as part of this, the capitalist city is experienc-

ing significant structural change and dlèinvestment, especially in

older areas. TLre uneveness of change in residential land values

across the city reflects inner area population decline; new investment
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in growth areas; the nucleation of emplolzment and conrnunity facilities

in the outer subr:rbs (su.b-centering); the redistribution of income

with pockets of unemplolment in the city; the relative deterioration

or improvenent in accessibility. However, all these are regional effects

and do not e>çlain the general movement of tand prices (rise or faII)

experienced in Australia's cities between 1970-84. In order to rnake

sense of these general novements in nretropolitan residential land prices

one has to turn to macro-effects that have their origins in the wider

economy.

2.4 SOURCES OF PRESSURE ON I,AND PRICES

2.4.L National,/Reqional Econornic Gro¡¡tL¡

In an urban aïea, residential land prices are subjected to

pressure which can be categorised as exogenous and endogenous effects.

Those external factors affecting residential land prices within the

system - that is, those active at a national or global level such as

capital inflows, deregUlation in national n',oney rnarkets, general

inflation, orgovernnrent intervention in the property system - are

regarded as m¿¡.cro-factors or exogenous effects. (these will be

exarnined in depth in the next chapter. ) In contrast, factors which are

active at a local level (develo¡xnent of transportation and changes in

accessibility patterns; changes in population density; changes in

conrnercial activities, presence of recreational or social anrenities'

zoning regulations on land use) are regarded as endogrenous effects.

The perfol:rl6tllce of the regional economy' of which the city nay

form the core, can also have a rnajor bearing upon the rates of change

in residential land prices. In depressed regions, for example' urban
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land and house prices invaria-bly lag behind the national trend

(Hamnett, 1984, and Thorns, 1982).

... Economies of agglomeration include access to conrnon
pubtic services - water, serlrer and power networks,
intercity transport facilities and social- service facili-
ties - and access to a growing diversity of business and
labor skills within the metro¡rcIis. These advantages rnake

the city nore productive, attracting flìore investment and
creating possibilities for further city growbh, for more
jobs and ior the advantages of locations in tJre city to be
ieflected in rising rents or land values. (Ede1 et al.'
1984:64 )

At least ¡nrt of the increment in value due to urban capital

forrnation is capitalised into the value of land and buildings. At the

same time a growing urban population provides a field for the disposal

of the surplus product throughout the urban system. Thus the stimula-

tion of urban growth results in the rise of land values in a city. The

continued accumulation and centralization of capital accelerates the

growbh of a metropolitan area which results in the creation of job

opportr:nities and attracts additional workers who need housing- These

sorts of pressures are reflected in the subr:rbanization processes in

an urban area.

In Australian cities the decentralization of population and employ-

ment opportunities during the last two decades has contributed to the

consumption of land. The capital investnent which has poured into

transport facilities, both road and rail, together with ever increasing

car ovenership and inexpensive notoring fuel, has encouraged an exten-

sive, sprawling and low density urban form which is recognizable j-n

Australia today.
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2.4.2 Reqional Effects: The Redistribution of Urban Erployment

Structural change within the economy affects the composition of

an urban workforce and in turn calls forth changes to the distribution

of job opportunities in the city. Attention is now given to the ÍErnner

in which the distribution of enplolzment is changing spatially within

the city and the implication of this change. The location of jobs in

Australian cities in the last two decades shows a considerable trans-

ference of activity frorn the inner to the outer area (Maher, l-9B2).

The ìmplications of the outward growth of population and enplolzment are

considerable for the property system. With relatively centralized work

places, the residential location of the workforce \^/as bound to remain

relatively centralized to avoid time consuning daily trips to work.

t4aher (LgB2) argues that as workplaces suburbanize, however, the broad

constraint on centralised residentíal location h/as gradually relaxed.

Because of the radial nature of much of the trans¡rcrt system, work

journeys tend to renain sonewhat sectoral, with the suburban workplace

providing a focus for conrnuters toward the urban frínge. Thus the

existence of the suburban emplolzment opportunities pernrits an even

greater extension of the residential area which allows some flattening

of the residential land value surface, all other things being equal.

In Australian cities like Sydney, Melbourne or Adelaide, with the

development of subregional nodes a complex pattern of cross conrnuting

has emerged. The central area, as in Adelaide, rernains the most

important of these, but is increasingly specializing in the upper

white collar sector of enplolzment provision' This nmlti-nucl-eated

¡nttern has been the result of cheap enêrglr high levels of personal

automobility, rising affluence and investment ¡ntterns which have

favoured the establishnrent of a wide range of services, including
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housing, util-ities, highways and conrmrnity services. King (1980)

argLles that the cornbined effects of rising energy costs and rising
j-nner city property values are increasingly going to isolate the low-

inconre people in outer suburban locations where accessibiì-ity to

public transport is least. Ttrus, regi-onal effects such as a shift in

the ¡nttern of enplolment within the urban econoÍry have helped to

nxrdify land price gradients in the Australian city during the ¡nst-war

period. At the risk of over-generalization, one can suggest a flatten-

ing of the residential land price curve through the 1950's and 60's,

follov'¡ed by a steepening near the centre of AustraU-an cities again

in the late 1970's (Xing, 1986).

2.4.3 I-ocal Effects (Including ìi,eighbourhood Ð<ternalities)

Local effects on residential land values include neighbourhood,

or sub-regional effects. In addition to the regional effects, various

local factors such as location of anenities, environ¡rental considera-

tions and sone external effects better knov¡n as externalities do

produce changes in residential land prices of an area.

Wabe (1971) stresses the pa.rticular point tlnt environ¡ne¡t is

related to ¡rcpulation density and the environ¡nental guality is a

fr¡ncbion of distance fron the city centre. So j-s residential land

value uñich reflects the environmental influence on its rnarket price

depending upon its location. But Wabe's fornmlation on dista¡ce -

environnrent quality rnay not be applicable for the case of ttre Àdelaide

netropolitan area.

In considering the effects of externalities on residential land

and property prices, Badcock connrents that'TnporCance of the high

degree of interdependency for¡nd between activities and locations within



19.

the city is that the investrrent and disinvestrrent decisions of the

o\^¡ners of land and property in the vicinity have thie power to alter

sigrnificantly the value of third party property. This is knov¡n as an

externality or Spill--over effect." (Badcock, 1984:224). Tttese exter-

nalities nay be either positive or negative. Positive effects do tend

to raise the value of land prices. Various localised effecbs such as

quality of locol schools, zoning policy and the effect of non-residential

land uses, ê.g. the location of industry, regional shopping centre or

a rnajor thruwayi can affect the residential land values in a city. Lj-

and Brc¡v,¡n (1930) demonstrated that the net effect of proximity to

cormrercial establishnents, industry and rnajor highways is not a simple

function of distance. Nearness to an industry nìa.y cause both positive

or negative effects on property prices. Ttrey argnre that positive effect

of accessibility offsets the negative effect of connercial establj-sh-

nent upon property values. They also demonstrate that the proxirnity to

a rnajor thrruway has a positive influence on residential land and properby

prices as the vicinity to the thruway raises the land and property

vaLues.

BaIl ,]t972) has reviewed a numbr of studies of house price

deternLinants (Wabe, E\¡ans, Apps, Brigham and others) - He assigned the

variables that were used in their ncdels into three broad categories -

locational, environnental and house related. He considered distance

from CBD, accessibility to enplolznent, schools and highways, travel

ti¡res and cost to CBD as locational variables. Socia1 class and popula-

tion density, basic residential quatity, schools ratio, air pollution,

average farnily inccrne and percentage of non+.rhrite population have been

considered as the environnental deterrninants. On the other hand, deter-

rninants such as number of roqns, plot síze, etc., have been described

as house related variables.
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2.5 AUSTRALTAN STUDIES OF URBAN PROPERTY MARKEf,S A}TD PROCESSES

InacapitalisteconomysuchasAustra]iapropertyon^nershipis

unequal. A continued rise in land prices can result in a substantial

change to the distribution of resou-rces in society' Quite t1pically'

high status residential areas in a city are well serviced by the public

authorities with the provision of all types of utilities and anenities'

The reason is that the rate base is better endcnved at the local- govern-

nent level and that affl-uent residents are politically nore ¡nwerful

than the residents of the lower incone areas, especially in the fading

inner suburbs.

Land taxes nay also affect the distribution of population within

a netro¡rcl.itan area as well as the ¡nttern of land values in the

region, or the provisi-on of public services. EdeI and sclar (1975)

found that in najor A¡rerican cities if taxes in an area are high people

nay still be willing to nr¡ve there if dwelling prices are 1o¡/ in

conparison to the cost of 1iving.2 on the other hand, Parkin (1982),

in his study of the governnrent of Australian netropolitan areas' has

There are sofiìe differences in financing 1ocal services between us

and Australian cj-ties. Alt].ough the us and Australia both have

federal systems of governnent trrey g{ribit differences in relation
to the division of fo^ners as they-affect the governing of cities'
In legaì- terms, tÌre Anerican nnrnicipalities have tLre sa¡re sub-

ordinate status to the states as their Australian counterparts'
In practice, hcx,vever, tJrey enjoy a great degree of autonorqr
(parkin, I9B2) and gener.ily óv"rsfráam¡ the states functiornlly in
the sphere tion' Thus' loca1 governnents

are the pr governrnent. In Australia, loca1

goverrurrent...a'estatutorycreaturesof
the states State Parlianent' and therefore
f"g"iit iu¡servient to the¡n." (Badcock, 1982:146)

parkin states that "... State governnents continue to limit nnrni-
guideline, auditing, Plm-

overnnents often ast effecL-
ed standards in such areas as
s, ]1982251 ) "Local nn:nicipatities

rtY taxes for their revenue'
s the onlY level of govern-

nent empor,,ered to tax personal and corporate incore, excise and

2



2L.

observed that in nxcst of the rnajor Australian cities, dewelling prices

are found to be higher in areas paying higher taxes on properties"

Obviously, these are the high class residential neighbourhoods unevenly

distributed within the netropolitan areas.

Daly (LgB2) in his work on Sydney's property narket has de¡nonstrated

the changing ¡nttern of residential land and housing nìarket during the

1970's and the early 1980's. He shows that land, housing and capital

narkets are highly interactive by natr:re. He also treats the influence

of international capital inflcx¿ and its effects on the national econorfili '

growth and expansion of the financing agencies and their rol-e on r:rban

property rnarkets, trends j-n real estate business, effects of inrnigration

on property narkets, governnent interventions at different stages of

property rnarket developrent and the future of rapid suburbanization of

Sydney.

ring (1980) in his work on 'Interest Rates, frterg:y and House

Prices: Scne Aspects of the lr{elbourne Housing I'iarket, 1966-1980', has

tried to shor¿ the effects of fluctuating interest rates and rising

energty rates on the housing price in Melbourne. In pa.rticular, he has

tried to de¡nonstrate hor^/ the increasing energy rates affecting the

accessibility pattern of the city and influencing the distribution and

redistribution of households in lr4elbourne, thus creating instabilities

in the local land nnrket.

2 (Continued frorn Page 22)

sal-eS'(Badcock, 1984:25:I). Ttrus in a very real sense, federal
goverrurent in Australia controls the finance of local gove5nr.rent

and this forces local governnent to be nmch nx¡re self-sufficient
in ex¡:enditure natters than the U.S. municipalities'
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Neutze (1917 ) in his v¡ork 'Urban Devel-oprnent in Australia' has

emphasised the role of goverrunents national, state and loca} poì-icies

towards the expansion and growth of the nrajor Australian cities '

criticising the role of goverrìrTent in tjmes of land inflation, he says

excessively high land prices can have a deleterious effect upon the

provision of governnent services. With speculation ranpant, publ-ic

authorities seeking large sites have to operate in a rnarket whrich

fosters profiteering and conpete for ttrose sanre sites wit.l: developers

that can pass their costs on to hone seekers. Ttris situation forces

massive transfer payrents that the conrnunity can ilI-afford frcxn the

public purse to private opportunists.

2.6 PI,ANNI}{G POLICY AT{D RÐISTRIBUTION WITHIN THE RESÍDENIIAL IÄND

MARKEIT

Cities are often represented as places v¡trere differentiation in

the allocation of econqnic and social resources are nrcst clearly

observed. Ttrus d.ifferentiation existing in an urban society nlay be

counteraqted to sore degree tLrough governnent intervention' ìieutze

(1978) is optirnistic a-bout the role of goverrunent influencing access

to senzices and their quality varies greatty between different parts

of that centre. These particular disadvantages can be rninirnized only

by providing inproved services in a-reas where they are lacking and

needed most by the residents.3 To support his argr-unents, Neutze

3 Neutze has nentioned tvro types of redistribution of wealth in a

capitalist urban system: one is in cash and the other is in
kind. The best *"y to redistribute welfare is in the form of
cash transfers wfriðfr are levied according to sqne criterion of
ability to pay and distributed amcng those in need. Redistribution
in casñ is iavoured over the provision of free or subsidized
services (redistribution in kind) .
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further adds that "the welfare of richer people is actually increased

as a result of an improvernent in the welfare of the poor. " He for:nd

housing as an approved way tLrrough which the differentials in redistri-

bution of wealth can be minjmized in an r:rban society. Tloy' argnring

on such differentials in redistribution of wealth says,

... The effect of differentiation is relative deprivation
for sore people and relative advantage for others' These

relative advantages and disadvantages are often described
as transfers of wealth, even if they are not strictly
nrediated by nxrney. Ttrere are, in other words, social con-
sequences ðf aif?"rentiation in collectively provided urban
goods and services (TroY, 1981:16)

Disparities in redistribution affect different socio-econonric

groups wj-thin an urban area. social segregation, location, resource

allocation, goverïment services, urban planning and capitalisation and

gentrification, etc., all are for:nd to be associated rnaintaining the

socio-econqnic differentiation amcng the various social classes in an

urban area. "Social segregation of itself is caused nainly due to

diferential econcnqz and ethnicity leads direstly to an increase in the

level of inequality. " (Stretton, 1975275) This segregation can be

reinforced by the rnarket for housing and also by the planning policies

of local governnent, ì{eu[ze considers the location decision of a

high-incone farnily, stjrrmlated by reinforcernent of property rnarket,

tov¡ards the segregation:

... as long as nost high-inccne farnilies prefer to live
arcng sjmiÍar fanilies, the large house the individual
high:incone family wants to b¡i1d is likely to have a
frilher re-sale va1ue, relative to its construction costs,
in a high-inccrne area. Therefore, irrespective of whether
or not á particular wealthy farnily prefers to live anþng

other weatthy farnities, the security of j-ts investnent
wilt be a strong incentive for it to do so. similarly'
it rnay be an unwise invest¡nent to build a srnall house,

suitaËIe for a low-inconre family, in an area where nost
fanilies have high incones. The investor is less likely
to be abte to reô.re. the cost of t].e land and construction
than if a sirnilar house was built in a 10w-incone a-rea.

(Neutze, l-97Bz42)
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Thus segregation is a result of inequality of income and wealth

and often the poor and disadvantaged are concentrated in particular

parts of a city. Often the high and low-inconÞ areas differ in

environnental quality because the high incone group can afford to buy

both l-and and dwel-Iings Jn the nrore attractive areas. These differences

exert an effect on the variations in residential land prices in differ-

ent parts of a city. Neutze (1978), in a discussion on the role of

goverrunent services in rninimizing the level of discrjmination in

resource allocation, has stressed the r:niform supply of governnent

services, as urban services often tend not to be uniform in distribu-

tion, either gualitatively or guantit-atively. Neutze (1978), consider-

ing the develo¡xrent activities in the low-incqne areas' ar9'Lres tlnt'

although irrprovenent of services and the guaJ-i-ty of the environnent in

low-inc-one residential areas is capitalized into the value of housing,

the gains tend to flov¡ to the established residential property o\^rners

rather than t1.e relatively lorar-incqne tenants. Capitaì.ization of the

value of local environnental irrprovenent rnay introduce the process of

gentrification in the lor¡¡-incqre a-reas of a city (l'leutze, 1978)'

David Harvey has concentrated his attention on the nechanisms

governing the redistribution of incone within a city. He attributes

the presence of inequalities in urban areas to factors whi-ch are

innate to the structure of capitalism. According to Flanzey (1973)'

changes in the follooing factors contribute to the redistribution of

real i¡corrp in cities: the location of jobs and housing; the value

of property rights; the price of resources to the consuner. These

factors are d)rnanLic and Itrarvey arg¡ues that "changes a.re themselves

affected by the altocation of external costs and benefits to different

regions in the urba¡ system and by changes in accessibility and
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proximity"" He stressed the fact that any theory of incone distribution

must be based upon the social and cultural values prevailing in an

urban society.

Capitalist cities have grovun very rapidly during the last two or

tL¡ree decades and this growth has resulted in sone significa¡t changes

in the spatial form of the cities. A significant reorganization of the

location and distribution of different activities in the city system

also have occr:rred within this tj¡e. The results of these adjustrnents

in the spatial form of tJ:e city have brought about a redistribution of

incone in various \^/ays.

The changing location of econornic activity in a city
means a changing location of job opportunities. The
changing location of residential activity means a changing
location of housing op¡rcrtr:nities. Both these changes are
likely to be associated withr changing oçenditures on trans-
port. Changes in transport. availability certainly affect
the cost of obtaining access to job opportunities from
housing locations. (tlarvey, 1973:173)

Harvey's ideas draw on the works of I€in on housing and transport-

... If we look at the way in wLrich the location of jobs
(by category) and housing (by type) has changed, together
witfr t¡re typical adjustnents in transport facilities, it
will be clear tlnt a redistribution of wealth has occurred.

(Kain, 1968:49)

Harvey has viewed tJ.e effects of the rapid subr:rbanization in nost

of the big Anerican cities and has also expressed his concerns over the

decentraljzation of job opportunities to the newly developed subr:rbs,

which, according to him, has decreased the changes for getting jobs in

the predcrninantly 1ov¡-incone inner city areas. Consequently' a high

and growing incidence of unenplolzment characterises those inner city

areas. The disadvantaged low incone households have little chance to

rnigrate into suburban areas, whilst high reverse trans¡nrt costs often



26.

discor:rage inner city dwellers from conrnuting to jobs in the suburban

areas.

. .. Thre adjustnents to trans¡rcrt systerns have favoured
suburban areas and neglected the needs of ir¡ner areas as
far as access to emplóynent is c.oncerned. (Harveyr 1973:131)

Harvey also discusses the effects of the changing property values

on redistribution. He says that the value of land parcels - inproved

or uninproved - can change differentially in a city quite rnarkedly over

fairly short periods of tirre. These changes are often thought of as

the result of population novement, changes in local facilities, changing

investrrent ¡rclicies, and so on"

Itisalsoevidentthatthevalueofanyoneproperty
right is very nmch affected by the values of neighboring
próperty rights. (l"luth, 1969:78 )

The action of individuals and organizations other than the o\dner' there-

fore, can affect ProPertY values-

garvey has also considered the effects of political poñ¡¡er groups

over the redistribution of r¡ealth in a capitalist urban system" He

views the political processes in the urban system as a way of "sharing

out external benefits and allocating external costs." In this \^¡ay' one

pooerful group rây be able to obtain reaL incone advantages over another'

Badcock, supporting ÍIarvey on the point of 'using political power to

have access to nore public resources in a capitalist urban systeml

arglues that,

... sonle areas and sulxnarkets outperform others to the
incore advantage of their participants. That this happens

is due, rmre oiten than not to the political po\^/er exer-.
cised, and the successes achieved in bargaining for public
goods, by coalitions of residents organized on a territorial
basis" (Badcock, 1984:205)
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In his conclusion, Harvey states that the differential disequilibrium

in the s¡ntial form of the city can thus redistribute inconre' In

general, the rich and relatively resourceful can earn great benefits

while the poor and necessarily i¡nx¡bile have only restricted

opporLuni-.ies.

stretton, in his work, has focussed on the role of t.lle property

system through whr-ich the potential of externalities do affect a redis-

tribution of real inconre within a city. He has pointed toward soIre of

the imperfections in the markets for land and housing which allcxp

inequalities in real- incorne distribution within an urban system'

Badcock has expressed his concerns over the su-burbanization processes

and the irrperfections of land rnarkets and their effects on the redis-

tribution of resources in an urbarì area.

... Most big capitalist societies allow land to be a
double unegualiãer. Ttrey distribute it ¡nequally, often
less equally tl.an inconre. As econornic arowth stirrmlates
de¡nand-for ãccessible urban land, its price increases
faster than the price of labor or anlrthi-ng erse' so its
unequal ownershiþ further r:nequalizes wealth and incone.
fher:e are direct transfers via rents and prices to
inþeritors and investors in land, and indirect transfers
from those wLro don't ol^,lr land and houses to those who do.
There is often sone further unequalizíng amcng investors.
fhose vùro lose (especially in periods of inflation) are the
institutions vùrich lend on nxcrtgage at fixed interest for
long terms. Those are chiefly savings ba¡J<s, building
socleties, Iife assurers and superannuation funds, and'

governnents, i.e. institutions r¡ùrich chiefly lend the srnall
éavings and taxes of large nurnbers of people withr lov or
rniddflng incones. Rich investors don't lend on land' they
do better by buying a¡d selli 9 it, often with noney tr=t*9
frqn savers poorer than themselves. (stretton, 1976:141)

Interaction of any segrents of the land and housing
rnarkets can generate Lransfers of real incorne. (Badcock'

19842201 )

... The production of land for urban purposes and especially
land for housing, is quite a corplicated process involving
the subdivision-of n:ral holdings at the periphery of cities
a¡d the servicing of individual buitding allotInents. That
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tl.is process is redistributive owes a lot to the peculiar
naturà of land as a cormrod.ity and to the imperfections
that seem to bedevil the land develo¡xrent systems in the
cities of rnarket econorn-ies- (eadcock, L9B4:201)

F\:rther, discussing t.I.e land rnarket situations and their effect on

redistribution, he adds:

... Redistribution is nxcst severe at ti¡nes when rnarket
processes drive land prices ahead of gains in average
i."*t= and other factor prices. (Badcock, 1984:205)

Discussing the cause and effect relationship on incone distribution, he

point out that the oligopolistic ownership of r:rban land, the transfer

of public land to private investors, the unearned increrrent resulting

frorn the provision of goverrunent services and conrnr.mity develo¡xrent'

all together contribute to generate inequalities in real incorne distri-

bution aÍìong various social classes living in a nretropol-itan area'

2.7 CAPITAL ACCIJMUI,ATION FRCX\'I DOMESTIC PROPRTT

In a capitalist urban system accunmlation within the donestÍc

property sphere arises from the redistribution and the capitalization

of resources. G¡¡ner occu¡ntion, in capitalist econdny, provides access

to a highly significant accumulative form of property crvmership' This

generates specific econornic interests which differ both frcxn those of

the owners of capitat and frcrn those of non-cx^rìers. Saunders (f978)

says that donestic property ownership is the basis, potentially, for

the forrnation of a distinct political force- The ou¡nership of r:rban

residential land nìay contribute to wealth accurmlation by donestic

property ownership. Environmental develo¡xnent activities involving

huge capital investnent nay raise the quality and then dernand for

available properties, such as vacant land, dwellings in an area. As a

result land prices go up. In fact, rising land prices confer capital
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gains on households that already own their oç'¡n dwellings or are purchas-

ing them on nortgage. However, these gains canrrot be realised except

vùren houses or land are sold, and not replaced with another asset, or

unless a property o\ii/ner 'trades-dov¡n'. When land and house prices

increase faster than the general price Ie,eI property will- secure capital

gains in real terms. During the ¡rcst-raar period in Australia, especially

vùren land and housing prices have been at their peak, there is evidence

to suggest that it is the land cost conponent that has been the nx¡st

volatile (DURD, 1914, g ). Hence it is not unreasonable to argue that

the residential land ccnqrcnent of housing is a prine source of the

'unearned increnent' that can be captu-red by those house buyers

positioned to best advantage in the residential property narket during

phases when returns to donestic capital outstrips other forms of invest-

rent (Badcock, ISBB; King, 1987)-

2.8 SUM¡4ARY REMARKS

Chrapter 2 contains a discussion of various contributions devoted

to changes in residential land prices in nxcdern capj-talist cities,

with a special enphasis upon the Australian experience- The first

section deals with the neo-classical concept of urban rent structure

ntrere the traditional rent theory deterrninants, e.9. distance fron the

CBD and journey to work, have been considered as the significant factors

producing changes in urban residential land values.

Thre effects of dynamic processes on urban land value such as the

universal use of the autoncbile, the construction of highways and

expressways, size of the city, variations in incore, ¡npulation density'

transportation prices, location of shopping facilities, etlrnicity, and

the influence of recreational and physical anenities, etc., have been

discussed in the second section of this chapter.
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Ttre second section deals with various sources of pressure' maì-n1y

external and internal, those that produce a general ncvenent in prices

across the v¡hole urban land narket. Regional effects, such as shifts

in ¡nttern of enplolzrent within urban economy and adjustrnent of trans-

port system and their effects on accessibility pattern have been added

as exogenous effects on land prices. Ttris is follcnved by a discussion

of local effects, such as location of amenities and environnental con-

siderations, externalities on urban land values.

An analysis of Australian studies of urba¡ property nrarkets and

processes contains ideas and views devised by different Australian

geographers and econo¡nists on the grorrrth and develo¡xrent of the Austra-

lian urban land and property rnarkets. Section fíve contains a dis-

cussion of redistribution within the residential land narket. The

discussion has tried to interpret the r:nequal resource allocation in

Australian cities and their effecb.s on the land narket, where ìüeutze

and others stress the role of institutional policies as rnajor deter-

rninants bringing changes in residential land prices in cities. Fi-na1ly'

a brief accormt has been provided on the processes of accr¡rn:Iation

resulting frorn the redistribution and the capitalization of urban

invest¡rent into the value of land and housing in a capitalist urban

system.



31.

CHAPTER 3

3.1 FACTORS AFEESII}IG CI{A}GES IN RESIDEI{IIAL IÄND PRTCES

3.1.1 Introduction

Ttre processes res[rcnsible for change thrrough tiJre, and spatial

variations in the pattern of residential land price have their origins

in three spheres of the econcxn)¡: national, regional and local. The

effects that can be attributed to adjustments in the Austral-ian economy

tend to influence the general level and ncve¡nent of land prices witìin

a¡ urban region like Adelaide. Threy include fl-uctuations in the capital

inflow, the noney supply, interest rates, the lirn-its inposed by the

Connx¡nwealth Loans Council on the states' borrcx¡ing require¡rents. the

volure of housing finance in circulation, population growtJr or decline'

real grorarth in wages and salaries. At a Ìower level, changes to the

r:rban transportation system and the spatial concentration of emplolment

growth within the regional econornlz can have guite a sigrnificant irrpact

upon land price relativities. And, 1astly, there are the nore local-

ised effects within a city's residentiat land rnarket that can perhaps

accentuate or danpen the nationally or regionallygenerated nr¡verrents

in urban land prices. &rvironnental qualities of a site (topography'

water, bush) can introduce such local variation in residential land

prices. Ttre presence or absence of anenities and services is also fre-

quently reflected in the residential land surface (Badcock, L9842226)

at the sub-regional level.
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3.2 NATIONAT EFESIS

3.2.r C,eneral Inflation And Causes

Tyaditionally Australians have shov¿n a predi lection for owning

land. Every purchase of a residential land block ties behind the idea

that one is not sinply neeting living requirenents, but securing a

perrnanent store for personal weal-th. As a result, whenever econsnic

conditions have been favourable, residential land prices have been sub-

ject to strong u¡xaiard pressure. l4ost econornists agree that the period

from 1945-74 was the mcst stable period of prosperity in Australian

history. Throughout this period, urban developrent in Australia has

been under pressure frorn continued irrmigration from Europe" At the

sarre ti¡re, the introduction of develo¡xnent controls in land, subdivision

and housing construction has often had the effest of constraining and

delaying the release of new sites for housing. In addition, the

Federal and state governnEnts placed an artificial ceiling on the cost

of housing finance v¡hich had an i¡rmediate effect on the de¡nand for

residential land. Alson the tax and other incentives encouraged hore

o,vnership.

In 1945 less than half the population of sydney ovned
their hones but in the early 1970's, the pro¡rcrtion was

c,eneral inflation during the post-war period led to a flight of

wealth j-nto real assets in Australian cities. During such inflation

investors shifted their ncney into land and other real assets, because

tJ-ey rnaintain their real value. û¡vners of vacarrt land for develo¡xnent

withrin the built up area gain as long as the fringe land narket is

buoyant.



... Of all the real assets, Iand for future develo¡xent
has nraintained, and increased its real value to the

The greatest expansion in the nroney supply occr:rred in 1972 and

Ig73, contributing to an escalation of land prices in ^Adelaide and

other cities. The land market slunped in l-974 and 1975 vrhen prices

for the other connodities were rising at a faster rate. FTom 1976'

there was a closer relationship between changes in generaì- inflation,

land prices and the nroney supply (Figure I).

Ttre rises in residential la¡d prices during periods of prosperity,

follo,æd by fal1s in periods of contraction are characteristic of

capitalist city grcxrrth. During the late 1960's, irrporbant changes

began to reflect themselves in tlre Australian econqrry¡. First the growth

of irrport substitution rnanufacturing slo^/ed and then feII into absolute

dec¡¡re. Ttre ljrrÉtations of fragnented, widety dispersed nanufacturing

in the old industries within Australia brought dcrvm productivity and

ccnpetitiveness. ìüone of this was apparent in the late 1960's because

a surge in rnineral industry and invest¡rent raised both current account

receipts and foreign reserves. By this tirre, substantial inflov'rs of

overseas capital arrived to support the Australian rnineral industry-

... Thre level of capital inflov¡ into Australia accelerated
sharply through the 1960's and its destination changed'
rn f SA4-OS caþitaf inf lov was $tnf559, it then cl jmbed

tLrough $m11, and 9M1139 in 1967-68 and 1968-69' to $ML5I2

ana $llr¿¡6 in 1970-71 and I97L-72. Wktereas direct invest-
nent in rnanufacturing accounted for nearly two-thirds of
total direct foreign investrrent in the early 1960's, the
pro¡nrtion fell as low as 13% by L97L-72. In the five years
üp L" IglI-72, a total of gMl027 was invested in rnining
industries through the inflcx¡¡ of foreign capital and $l'/l502

flowed into the banking, finance and property sector " '
(nal-y, I9B2z7 )
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Accordingly, the volume of interest bearing capital in circula-

tion between 1968 and 1974 was multiplied rnany tirnes over by changes

in the structure of overseas capital markets and pressure caused by

domestic nrrnetary pofícy (naly, I9B2). The surplus liquidity was

absorbed in part by redevelo¡xrent activity in tl.e CBD's of state

capitals. However, the bulk of speculative investrrent occurred at the

fringe of Australian cities in raw land and serviced allotrnents"

Badcock (IgB2) has also visualised the effect of inflation on spiral-

J-ing land prices, switching capital j-nvest¡nent from the industrial to

the finance property sector and their consequent effects on the economy

during the early 1970's.

... between L972-74 as in Australia, the collapse of rnining
stocks and shares in L972 left 'idle' mcney searching for
safer investment. The excess liquidity was soaked up by
the land and housing narkets. In Australia, finance ccrn-

¡nnies, which had previously invested in the production side
ãf f.na and housing develo¡xrent, Iifted their lending for
the pr:rchase of housing and building blocks by 100 and 200

per èent in the 12 nonths between núd 1973 and mid 1974

the dernand for building sites was relayed tLrrough the used
housing narket. (Badcock, l9B4 :210-211 )

The long trend of u¡:vrard advances in the price of property becane

an extravagant feast of capital gains. Australian cities experienced

t]-e gireatest general boon in prices in the cor.:ntry's history"

Folloving the credit squeeze of 1974, banks, building societies

and finance companies had to conpete nore strongly for funds. Witft tft"

introduction of Australian Savings Bonds j-n 1976, the Federal govern-

nent greatly increased its borrowings form the public and so danpened

the activities of buj-lding societies and finance conqnnies. In the

sec-ond half of thre 1970's, the Federal goverrunent used its ¡rcvers to

control levels of bank liguidity, especially through the Statutory

Reserve Deposit (SRD) and the setti-ng of interest rates. The Federal
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gove:rrnent, especialJ-y from 19'11 , pursued a policy of lower interest

rates partly to avoid the high nortgage rates.

... Between 1976 and 1978, Australia's rate of inflation
descended from 13.5 per cent to 8.2 per cent. Thre change
in noney suppty was brought dov¡n frorn a high of $lvt5958 in
Igi5-76 tfrróùgñ 9M5460 to gM4B15 in 1977-'78 and the price
of land and hóusing fell (The Australian Financial
Review: Oct., \919)

Ttre rise in bank deposits in the early 1980's \das related to a

steady rise in the level- of capital inflo'¡. This had an effect on

general levels of liguidity and was dírectly related to tJe buoyancy

of the residential land and housing rnarkets in Australian cities during

the mid l980,s. tn 1976-77, the totat l-oans approved to individuals by

the South Australian finance authorities, both private and public' for

the construction of dwellings were $110.2 ¡nillion. Out of the total,

the governnent c.ontribution was negtigible (only $1-9 nLillion), but

during 1981-82 the anount had dropped to $76.6 million in response to

a depression resulting frorn governnent anti-inflationary neasures in

the housing and land nerket (Australian Bureau of Statistics' 1984).

Fron the above discussion, it is evident that the nain effect of

credit restrictions is to reduce the number of transactions and to

take the heat out of tÌre nrarket. Ttre overall effecb of alternating

periods of credit restriction and plentiful credit provision appears

to be that land prices rise rapidly, flatten off and then rise rapidly

again.

First honre buyers alrrrays enc.ounter difficulty with the reduction

in the supply of housing fr:nds and other controÌs on honre finance

institutions. A rise j-n hcne lending rates has a negtative impact on
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the de¡ra¡d for finance ¡nrticularly for first hone buyers. Between

I9B0 and L982, the Savings bank ho¡re loan interest rates rose from

9.5 per cent to 13.5 per cent" This develo¡xrent plus the rising home

prices resulted in a very sharp jump in debt servicing ¡nynents for

new borrcxsers. In late L982, housing activity again irnproved when honre

loan approvals began to recover from their rnid year trough" Oree major

positive influence on housing activity has been the Hawke Governrnentrs

First Hone ù'¡rrers Assistance Schenre (FHOS). This scherre was introduced

in October 1983 and provided for a reduced level of repalnrents over the

early years to assist first hore buyers to overconìe initial debt service

problems (National Australia Bank, July, 1984) "

3.2.2 Role of Finance Sector.

In Australia, three najor institutions - savings banks, trading

banks and per:nanent building societies - have acted as najor sources

for providing loans rnade to individuals for dwellings. In South

Australia, these institutions account for about 75 per cent of all

Ioans to individuals. ìtr¡nber of loans for housing rose strongly between

1969 and 1973 along with the land boom in the fringe areas and then

plr:nged during 1974. Subsequently, a strong recovery took place during

1975-16 period follov,¡ed by a slor^r downward trend since 197'1 . This has

been regarded as the outcone of conrx¡n nonetary factors prevailing aII

over Australia at that tj¡ne. fhese factors include the rapid grornrth in

the noney supply fuell-ed by balance of ¡nynents facbors during 1912,

the general squeeze on credit and liquidity during L914, the expansion

of the Íìoney supply and the provision of special fr:nds to the savings

banks for housing during 1974-'r-5, the effect of the introduction of the

Australian Savings Bond on building society liquidity and lending in
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the fj-rst half of 1976 and the general policy of restrained nxoney

supply growth during 1977 and t978. As a result, stagnation prevailed

in the residential- Iand and housing narket of Adelaide during L917-82

period (Figure 2).

One special feature of the South Australian hone fj-nance industry

dr:ring the mid 1970's \,vas the widespread use of bridging finance to

provide jrnnediate funds for the construction and pr:rchase of a new

dwelting. Ttris bridging finance lending reached a peak in 1976 when

the State Govern¡rent Insurance Conrn-ission (SGIC) entered the field in

JuIy, L977. SGIC bridging finance became available for eligible

borrowers with the Savings Ba¡k of South Australia. During the rnid

1970's this schene had an important influence on the South Australian

housing industry. Between 1975-76, a total of 3903 l-oans for the pur-

chase of new dwellings was offered by the SGIC (Carnady et aI. , 1979).

In fact, the rnagnitude of the expansion of fina¡ce cdrpany lending

during 1975 and 1976 was highly sigrnificant in relation to total lend-

ing to individuals for new dwellings. As a result of this injection

of additional funding for hone nxrrtgages, there was a sharp recovery

of vacant allot¡rent sales in the nretropolitan area following the 1974

dov¡nturn (Figure 2).

During 1983 and 1984, increased prices pronpted nany individuals

to sell allot¡rents for develo¡xrent. A substantial number of these

allotrrents cafiE from stock which had been held by individuals for

several years. Ttrese sales helped to meet de¡nand for allot¡rents when

production by developers \^Ias at a 1ow level. By ÍLid 1984, South

Australia was in the ¡niddle of a boom in the dwelling construction

industry and the de¡nand for residential land had futly recovered. I4any

allot¡rents \^/ere being sold "off the plan" and others were conmitted to
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builders before physical construction was conpleted. In additi-on'

there were increasing lags in the registration of docunrents at ttre

I-and Titles Office at this tjne. Thus rnany allotrrents listed under

com¡nnies had already been sold for building purposes.

In June 1984 around 40 per cent of residentiaÌ al1ot-
nents in private ov¡nership had been held by their current
o\^/ners for five years or rrcre and 20 per cent for ten years
or nþre ... (Oepartrnent of frrvironnent and Planning, l9B5)

This suggests tJlat a large pro¡:ortion of tLre privately held stock was

relatively inmobile and would be unlikely to becorne available to neet

any shortfall between new allotment production and de¡nand for land for

hore building.

3.2.3 Population Gror,¿th , Household Formation and the De¡nand for

Residential Lând

Ttre growth of the Australian population and its changing derxography

has been a nrajor factor influencing the housing system as well as the

de¡rand for residential blocks in rnajor cities. The rate of grcnuLh of

the Australian ¡rcpulation has slov¡ed appreciably in recent years,

reflecting both a reduction in net inrnigration and lou¿er dcxrestic birth

rates. As indicated in Table I the average annual rate of gronrth of

the Australian ¡rcpulation in the thrree years lo L976-7 7 was l-.I5 per

cent, alnx¡st half the rate prevailing in the earlier years shcx,rn in the

table. It is evident that the rate of increase of the South Australian

population has also slorved, although the reduction in grcxrth rates

seerlìs to have been rather less.

Thre two sources of sluggish ¡npulation grcxrth - reduced mígration

and lcx¿er birth rates - have effects on the underlying de¡nand for

housing at different stages of the study period. According to Hugo



4r.

IABLE 1: RffiNII POPTILATION TRmiDS

Australia and SoutLr Australia

Average annual rate of
growth of total population

PERIOD

1969

L970

I97I

r972

r973

r974

L975

L976

I977

1978

r979

1980

1981

T982

1983

-70

-7r
-72

-73

-74
-75

-16

-77

-78

-79

-80

-81

-82
-83

-94

South Australia

r.63

1.36

2-44

I.29

r.50

I.29

0.75

0.87

0.81

0.84

0.72

0. B3

0.9r

0.'77

0.83

Source: Hugo, G.J., 1986:4-5.

1.90

r.99

3.30

1. s4

1.63

t.27

1.05

t.2L

r.24

1.31

1.19

1.4s

I .71

r.32

t-37

Australia
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(1986) as the rnigration flow has broadly the sanre age distribution as

the existing population, rnigration adds directly to the total demand

for housing. But changes in birth rates initially influence only the

population at the youngest age groups and so have l-ittle if any irnnediate

effects on housing de¡nand. Further, he says, apart frcxn rnigration,

population effects on housing dernand depend mainty on population ¡rove-

ments in those age groups which are irçort'ant for new household forna-

tion, notably in 20-24 years anð. 25-29 years age groups. In fact, in

those age groups the household headship ratios are afso high' In look-

ing at the irrpa.ct of changes in the rate of natural increase in ¡rcpula-

tion on housing dernand, Hugo (f986) argues that attention must be gj-ven

to the effect of those changes on different age groups and also the

variations in household headship ratios by age'

Ttre Australian-born population increased rapidly after 1945 with

the post-war baby boorn. FTom 1960 onwards, there was a bulge of de¡nand

for housing as the ¡rcst-war children fornred new househrolds' Tlais

coincided with the second generational effect of high levels of young

inrnigrants during the 1950's a¡d 1960's whose children also were fortning

new households. The conrbined effects of population grorrth, changing

household ccnposition aÌìd declining household size have generated a

rapid grollth in total households and very different nrix of household

t1pes.

... Between 196I and 1966, the intercensal increases in
the three critical age groups 20-24 years ol-d, 25-29
years old and 30-34 yeais old - were 22.4 per cent' 13'7

þr cent and 6.9 per cent, highlighting Ê9 strength of
ieal dernand in thã decisive years from 1968 when the
property boon began. In the subsequent fi_ve years, 197I-76,
ã= i¡e þroper¡y narLet peåked and then collapsed, the inter-
censal lncieasés in thJthree key age groups were I.3, 2I.6
and 17.6 per cent ... (oaly, 1982:134)
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Net popul-ation growth due to rnigration slowed after ttre early I970's

and grew again in the earlY I9B0's.

These changes were reflected in falls and rises in underlying

housing requirenents over the years which also included the consumption

of more land in residential uses. In L972-73, there were over 170,000

dwelling ccrrnnenceÍrernts reported in Australia - double the m:nrber of the

early 1960's. In spite of a lcx¿er growth rate after 1972-13 in the

Australian ¡rcpulation (fable I), m increased rise in household forrna-

tion is ap¡nrent in nrost of the cities. In fact, since the l-ate 1970's

in Australia, dernand for housing has nrore closely tracked the rate of

household fornation than population increase (Hugo, 1986). Although

there has been little increase in ¡rcpulation in South Australia in

rece¡t years Q.299 million in 1978 to 1.357 nillion in 1984) the number

of households has increased markedly (384,220 households at June 1978

to 459,487 households at June 1984: SÆIT Reports, 1979, 1985). Thre

reasons for this increase have been nu[erous as indicated by the de¡rxr-

graphers. One reason is that household size is decreasing, because

households are being forned by people at an earlier stage (i.e. 20-24

years gïoup). In addition, there are mcre single person households

and nore single ¡nrent households nainly resulting frøn splitting

up of farnilies. Another reason is the ageing of the population vùrich

neans nore elderly person households. Each of these factors and social

changes in farnily links and acceptable lifestyles have contributed to

the increase in snall and single person households. Ttre increasing

rate of household fornation is currently creating a rnarked increase ín

housing denand u¡tlich uttjrnately translates into de¡nand for house sites-

(This, notwithstanding the intent of the state governnìents to use

residential land nore intensively- )



44.

3.2.4 Real Gro¡th in triages and Salaries

The early 1970's show a strong real growth in the average

weekly earnings of a household in the Adelaide Metropolitan Area

(Tab1e II). This was associated with a ful1y eployed economy to

the rnid I970's and a residential property boom in the outer areas.

Real wages grew quite rapidly during the term of tLre h/hritlam Governrnent

which coincided with interest rates for housing that were actually

negative in real terms in the rnid 1970's. This enabled the honre buyers

to raise their nxrrtgage re¡nlrnent ability and consequently encouragted

morefarnilies to purchase land blocks or new dwellings in the rapidly

growing outer suburbs. This was followed by a severe recession in

the late 1970's - accolTpanied by an increase in unenplolznent and a

collapse in de¡nand for housing as high interest rates rnade horne purchase

alnost unattainabl-e for households on nedian incqres. During 1983-84,

hcnøever, the situation changed for the better. Interest rates for

housing fe1l slightly and the number of unenployed persons declined.

But tlre llawke C,overrurent, with a first hure buyers assistance ¡nckage

(rHOs) provided a real stj¡rmlus to housing industrlz vùrich brought a

resurgence in de¡nand for house sites.

3.3 REGIOI{AL MEESIS

Thre State C,overnnent of South Australia has traditionally rnonitored

thre land rnarket, if only indirectly through the activities of the

Housing TYust. C;overnnent intervention in the r:rban land rnarket has

included the Planning and Developrent Act (1962), the Urban I¿nd Price

Control n€asures dr:ring thre rnid 1970's, the South Australian Land

Conrnission, and the regulatory inpa.ct of the Urban Developrent Staging

Cqnnittee. Activities like changes to the urban transportation system
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TABLE II: REAL GROVfTTI IN $IAC'ES A}iD SAIJARTES

(1985 dollar value = I.00)

Source: 'Housing [tust in Focusr ' SAIIT Annual Re¡rcrts'
1971-l-985.
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467 .00

482.30

462.60
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and the s¡ntia1 concentration of enplolrrent growth within the netro¡ro-

litan area do affect the population distribution and the accessibility

pattern of the nretropotis. Íhe products of such activities are

capitalised into residential land and housing values and contribute to

changes in the residential property rnarket of lr{etropolitan Adelaide'

3.3.1 fhe I¿nd Develoçnent Process in l4etroPolitan Melaide

Thre price of urban land, Iike the price of any other conrnodity, is

determined by supply and de¡nand. During the last fifteen years, dernand

for residential l-and in l'fetro¡rclitan Adelaide has fluctuated relative

to supply. Thre dernand for residential land has two conponents: de¡nand

for land on which to build and for speculative purposes- speculation

in broadacres or serviced altot¡rents on the urban fringe distorbs the

land reLease process and destabilises the rnarket' Ttre effect of vola-

tile prices in the 'edge of city' land subrnarkets can ripple thrroughout

the rernainder of tl.e residential land rnarket of cities' Inevitably'

the price escalation driven by speculative activity in the fringe land

narket is reinforced by the rigidity of the supply side. The land

develo¡xrent and housing industry is simply not capable of res¡nnding

guickly enough to shortages to danpen price inflationl

4 stock in vacant all-ot¡rents siginifies the number of vacant house

blocks that re¡nain r:nsold at the end of each financial year' 
-These

r:nsold blocks are consequently added to the new blocks created in
the follcu¡ing years and-thus th" -c.u*ulation process goes on with

steady suPPlY of vacant land to
in the stabititY of thre rnarket'
t allotments, land Prices will

s gets so lotnr, relative to the
xceeds the cost of subdividing

1and, then developers witl find it profitablg to create new allot-
nents' Íhris incr-ease in the supp11rwill tend to reduce or moderate

the increase in the rnarket prices'

Þ<cess stocks of vacant land can influence the land price as well'
If the vacant tand stock is sufficient, relative to the dernand for
iuta, ttre price of 1and can be stabilised over a period of tjme
even when trre costs of subdivision are increasing. This- stabitity
nray continue, if the stock of vacant land is large enough to
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Hence, activity in Adelaide's fuj¡ge land rnarket over the fifteen

year period (1970-84), has had a considerable infl-uence upon tenporal

fluctuations in vacant ì-and prices across the nretropolitan area as a

whole. This can be de¡ronstrated by briefly recounting the rnain bench-

rnarks in fringe land developrent in Adelaide since the I960's and the

goveïnlpnt efforts to ensr:re a steady release of housing sites colTnìen-

surate with long run de¡nand-

3.3.2 l-andrnarks in Flringe I¿nd Develornent

In ttre late 1960's the Planning and Develo¡xrent Act required

developers to connect house sites to services v¡hich increased costs to

the consuner. Dr-rring 1967-68 the Act provided for tra¡sfer of titles

(trading) even though lots were unserviced. Ttris resulted in a huge

rise in speculative developrent" Over 1800 lots rerrain in the l4aslins

and Sellicks Beach area from subdivision undertaken in the 1960's and

only ncrw are they rnarketable for housing. with t].e obvious over-supply

through the 1960's, production in land blocks dropped away notwithstand-

ing the inevitable pressure on land prices in the early I970's- Thre

high inflation in residential land price in the fringe areas led to

intervention in the land rnarket by the State governnent. In Septernber

19-t3, the South Australian I¿nd ComrLission (SArc) was forned to provide

residential blocks at reasonable prices and also to danpen the private

land narket. But the SAIC had to face difficulties at the @inning

in releasing land blocks for housing. In 1975, the SAIC released land

blocks for the first tine in Craignore (SAIC, Annual Re¡rcrt, 1976271)'

(Continued from Page 44)

satisfy de¡nand without the need for new subdivision. Ho\¿ever,

with the increase in population, the existing stock will not last
forever.

4
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Tn i-.977 the SAIC and the private developers jointly held about 8000

unsol-d l-and blocks in the netropolitan area. Through 1977-83 there

was no need to create any rxf,re building sites and those unsold blocks

were absorbed by this period. At the sanre time, the construction

ca¡ncity of the building industry fell and the whole industry geared

down.

Adelaide was in a sonrewhat different positì-on in the early l980's

when the Hawke C'overnnent was re-elected in 1982. By this tirre, the

runrring dov¡i-r of the supply of vacant allot¡rents coincided with the

stagrnation in the capacity of the land develo¡xnent sector and the build-

ing industry. The nunrber of dwelling completions fell from about

I0,1I2 in 1975-76 to 3793 in l9BO-Bt (Table III) in the Adelaide }¿letro-

politan Area and by I9B3 the supply of vacant blocks had fallen to

beloç,t three years' stock.

Tea Tyee Gully was about the only area r¡ùtere the production of

land blocks re¡rained reasonably steady (fa¡te XIII). In 1980 the

Departnent of frrvironnent and Planning pre¡nred an internal report

indicating that the production in vacant land blocks needed to rise-

l"lany first ti¡ne hone buyers ncved in from selective northern subr:rbs'

where property prices had kept pa.ce with inflation (para Hills and

Salisbury). Also, during the 1978-84 period the upgrading of l4ain

North and North-East Roads helped rnaintain the accessibitity levels

of the northern suburbs. By the early 1980's, developers held stocks

in applications and then in 19Bl the Indicative Planning Council fore-

shadov¡ed a serious running dovsn of serviced blocks. Then, in 1982

the introdusbion of the First HoÍre Owners Assistance Schene (FTIOS)

added to the concern of the develo¡xrent industry that serviced blocks

were in short. supply. In the early 1980's with interest rates at a



TABLE III: DI^]il,LTI¡G CO4PLE|TIONS _ AMA (197I-1985)

PRTOD

r91I-72

L912-13

L9'73-'74

r9'7 4-75

r9t5-16

L916-77

1977-78

r91B-79

1979-80

19BO-BI

1981-82

T9B2-83

1983-84

1984-85

Source: Australian Brireau of Statistics, August 1985'
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post-v/ar record, developers were induced to adopt 'just in tjrne'

stragegies which were quite different from the early and nid-1970's,

when developers had access to plentiful finance at negative rates in

real terms. In 1983-84 the deregulation of the mcney narket narked the

advent of volatile interest rates which has rnade the property develop-

rnent sector much mcre conservative in its business affairs-

3.4 DISCUSSION OF BACKGROUND TRE}TDS IN THE RESIDE}TIIAL IÄND MARKET

oF MEIB,OPOLTTAIT ADfl,AIDE, 1970-84.

In Adelaide, during the late 1950's and early I960's, there !\¡as a

boom in land subdivision" However, the surplus of serviced allotrrents

had been reduced by 1965 because the rate at which vacant allotnents

were being consuned for dwelling construction cane to exceed the rate

at which they were created (Figure 3). After 1965 it becare unprofit-

able for developers to create new allotnrents ¡nrt1y because of the

escalation in costs. Since the rnid 1960's in South Australia, with

the introduction of the Planning and Develo¡xrent Act, the cost of

installing water and sewerage has been net by the developer rather thran

the local authority and inevitably, passed on to the final consuner.

Production of allot¡rents responded again to the steady climb in

de¡nand through the early 1970's. The property boorn peaked in Adelaide

between 1912-14, during which the ill effect of land price inflation

was nost noticeable.

Figr:re 4 shcr,¿s that vacant allotnent prices (real) peaked rn L917,

dr:ring a period of negative real interest rates. In 1973 the rate of

inflation surpa.ssed that of the South Australian Savings Ba¡k rate. In

1973 the Savings Ba¡r]< interest rate was 9.5% and the rate of inflation

in Adelaide rneasured by the CPI was 10.00%, so the real interest rate
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\^/as ninus 0.5%. Thre negative interest rate was rnaintaj-ned until 1911

(Figure 2). Fign:re 5 reflects the rise in vacant land prices associated

with the heightened rates of turnover during L97I-73 and 1975-76.

Interest rates in general have risen to their present
levels to rectify past ü¡ïongs. hlhen inf latj-on began tak-
ing off in tl-re early 1970's, srnart investors realised that
interest rates had not nroved upnrard at the saÍìe pace. They
could, therefore, borrow nìoney at' say' 7 per cent to buy
assets v¡hich roould appreciate at ¡rore than l-2 per cent. It
was called using other peoples' depreciating ncney to buy
appreciating assets. (The Age, 6.8.82, 4)

But after 1977 a sharp rise in the ba¡k interest rate relative to

inflation ended the op¡nrtunistic investnent in urban property. La-nd

prices rose and a rnarked faIl in the number of sales (Figure 6) signi-

fied a danpening of the 1evel of market activity between 1977 and I9B2-

Between I7TO-':,5, vacant allot¡rent prices showed an increase of I40 per

cent in the Al4A, v¡hereas during the sane period the increase in the

Consr¡rer Price Index (CPI) was only 62 çer cent (Figure 5) ' Ho$¡ever'

over the next five yea.rs, from the end of 1976 to tile end of 1980,

the rise in thre land price was 96 per cent and that of the CPI was

94 per cent. The period between 19Bl-85 saw a very sharp rise in land

prices (552 per cent), wlrichoutstripped the rise in the CPI (113 per

cent)(TablerV).Betweenl9B0-B3theriseinaverageearnings!ÚaS

greater than the rise in land prices (Figrure 5). In the same ¡:eriod a

sigrnificant rise in the number of vacant allotrrent sales coincided with

the rise in average earnings. Fign:re 6 shows thrat between 1980 and

1983 an increase of 2100 sales (47.7 per cent) in vacant allotnents was

recorded. Between 1977 and 1982 stagnation characterised the local

land nrarket in Adelaide (Figure 6). Prices of vacant allot¡rents

re¡nained depressed follovring a severe drop in the number of land safes-

Tkris slowed the rate of land release and housing construction declined

j¡r aII rnajor AustraU-an cities.
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Table IV: Housing cost ind-ices -.q.delaide (1968 = 100'0)

La¡rd
House a¡d

la¡d
Private
rents

CPI Average
earnings

r9ó8
1969
19?0
197 I
L97Z
1973
L97 4
19? s
197ó
1977
1978
1979
1980
198 r
1982
r983
1984

100
98
9s
88
9s
135
zt4
235
z8L
3?-8
352
374
377
385
388
436
649

I00
108
114
LZ5
136
L54
?.36
270
334
36s
372
379
408
442
484
537
684

100
104
107
Llz
119
rz6
138
1ó3
792
zt4
zz9
243
2,56
z7l
27L
33ó
37L

100
106
109
115
LZZ
130
t47
171
193
zz0
z4L
26L
287
314
347
38?
4L3

100
106
115
L29
L4T
155
179
zz4
258
289
318
342
376
427
458
524
56s

Sources: La¡d: 1968-?5: BIS-ShraPnel
l9?6-84: Valuation DivisiorS s.A.

House a¡rd land: t9ó8-75: BlS-Shrapnel
19?6-84: Valuation Division

private rents, CPI, Average earnings: Australian Bureau of Statistics.
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... New production in housing, which had peaked nationally
at 170,500 conrnencenents in 1972-13, slumped to around
119,000 by the end of the decade, nìore significnatly, out-
put of flats and other medium density dwellings hal-ved from
48,000 ín 1972-73 Lo 24,000 in I97B-79. (xing, 1986:235)

A drop in average earnings, combined with the sharp rise in ba¡l<

interest rates delayed the entry of rnany first home buyers to the

rnarket until the Hawke Government's housing assistance package was

asse¡nb1ed (First Hone G,irrers Assistance Scheme [FTIOS] ) " This boosted

allotrrent sales in Adelaide from 43BB in 1980 to 8792 in l-9B4 (Figure 6)

while dwelling corTnìencerÊnts nore than doubled between I980-Bl and

l-984-85 (Table V).

The sharp rise in allotrnent prices between 1984-85 reflected

resurgent de¡na¡d for building altotments, which was not natched by the

sane level of land release. As a result, in Adelaide nany lower

incone suburbs, vrtrere young people can buy a first hcrre with a State

Bank loan or help from the First Hone CI¡mers Sche¡re, have shown the

biggest rises in residential land prices.

...CIre of the big headaches for people wanting to build a
new house is finding a block of land at an affordable
price. Whrile the cost of developing a block has climbed
to about $9000 or nìore, land prices in sone of the sought
after areas have topped out. (Vacant Land in l4etropolitan
Adelaide, Departrrent of frrvirorurent and Planning, I9B4)

By late 1984, the pressure in the property rnarket had receded

somewlrat due to the cutback in the FTIOS and the historically high real

cost of hone finance. At the salne tirne, in terms of ìrrpact on the

Iand rnarket, it has been observed that a sigrnificant part of the total

housing loans offered by the financing authorities has been used for

purchasing existing dwellings rather than the purchase or construction

of new dwellings.
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3.5 GIANGINS SPATIAT PAÍTERN OF RESIDN{IIAL I,AND PRICES IN

MEIROPOLTTAN ADEf.iArDE, L970-84

3. 5. I General Observations

In this section, the analysis will concentrate on the regional-

and loca1 effects res¡nnsible for intra-urban variation in the residen-

tial land rnarket. Although Adelaide real estate is not the most

expensive in Austral-ia, since 1970 it has been subjected to short-term

inflationary spurts in property prices following cities like Sydney and

l4elbourne. Adelaide's property boom actually began in the early part

of the I970's. It invotved a high level of urban capital fornation

which re-shaped tl-e Central Business District and accelerated the e>çan-

sion of the city's fringe. Neutze (1977 ) calculates that urba¡ develop-

rnent accounted for 52 pr cent of the gross fixed capital forrnation in

Australia between 1970-7I and 1973-74, and that over two-thirds of it

was c.oncentrated in the rniddle and outer ring suburbs-

The associated rise in land prices has not been uniform throughout

the nretropolitan area. In order to neasure the changing spatial

pa.tterns in residential land prices, the whole of the Adelaide Metro-

politan Area has been divided into three zones with respect to the

distance frorn the city centre (figure 7). The inner area extends for

an average distance of five kilonetres from the centre, the rniddle zone

for a distance of approxirnately 12-15 kilonetres and the rest of the

area has been identified as the outer zone, octending to the fringe.

The expansion of a netropolitan area generally involves at least

sone increase in land prices' As ¡rcpulation' errplolznent or housing

standards increase, ne\^¡ space is required to acconnodate the new dernand-

If no new land can be added to the city, the price of existing urban
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AD ELJ\IDE : INNER, MIDDLE & OUTER ZONES
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UNTEY 26

WLKVLE. 27
w.ToRR. 28
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wDvtl.30

F'

.tr lgure t



ADELAIDE: PERCENTAGE CHANGE IN RESIDENTIAL LAND PRICES 1970-1984
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ÃDELA,IDE:CHA.NGËS IN LÃND PRICE
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space will be bid up. Since 1970 rapid suburbanization has exercised

a significant effect on the land narket in the Adelaide Metropolitan

Area and as a result has brought nrajor changes in the s¡ntial ¡nttern

of the metropolis.

The following discussion on changes of norninal }and prices recorded

in the three zones will help to highlight sonre of the notions irçlicit

in urban rent theory and are applicable to the Adelaide lt4etropolitan

Area.

3.5.2 Granqinq Patterns: ).970-74, 1975-79, 1980-84"

Figure 9 displays shj-fts in land prices in the inner, niddle and

outer zones of the Adelaide Metropolita¡ Area during the last fifteen

years. Between 1970-74, the relative rates of chnnge in average land

prices reveal that the developing outer suburbs of the Adelaide I'letro-

politan Area outstripped the central areas, especiatly in tirres of

inflation in tlre outer area land rnarket.

Inner area residential l-and prices increased by 2.5 tirres in the

15 year period, while the nominal increases in the rniddle and outer

areas during the sane period averaged 1.7 and 2.7 tjrres respectively.

During the early 1970's, vacant allotrrent prices rose rapidly as

a result of the inflation in the residential land sectors of the

developing outer subr:rbs of Adelaide. For exanple, j-n Noarlunga the

average price of a land block rose from $9503 (rea1 price) in 1970 to

ç27,624 by 1974 and in Salisburl', from $24,09I to 537,769 during the

sanre period (see appendix). Between 1967-68 and I97l-72, a total of

$MII0.36 (real value) had been invested in the six outer suburbs of

Elizabeth, Salisburlz, Mrnno Para and Tea Tree Gully in the north,
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Stirling in the east a¡d Noarlunga in the south for the conpletion of

private and public buildings, statistically designed as 'other

buildings'. This includes hotel, shops, factories, other business,

retailing, entertainment and recreation, health a¡d miscellaneous

(Australian Munici¡nl Infonnation service, cat. No: 1104, 0-001).

Between Lg12-Ig71 this alrount had risen to $M336.4 and then to $M380'6

during the 1978-83 period. In addition to that, between 1968-83'

outer suburbs also experienced conparatively sizeable Local governrnent

social investnrent. Between 1968-':-2 outer areas received $MB7' 42 for

develo¡xnent of social activities and this anrount rose to $M141'1 in the

Lgt3-17 period and then to $l'CI04.2 during the 1978-83 period- (AI"1Is:

Interjm socio-Econonr-ic Data File, cat. No: 1103-0, SA = 4 Sheet 0-001')

such huge invest¡rent in local infrastructure and socio-econornic develop-

nrent boosted the local econcrnic activity and had substantially increased

the nunber of errprolznent opportunities'

on the other hand, since the rnid 1970's, re-investrrent, both public

and private, in the niddle and inner suburbs has seen a gradual u¡rEirad-

ing of the residential anenity of those areas. The rn¡hite collar r¿orkers

with high incornes began concentrating in pockets of the inner and the

rniddle suburbs and thereby c.ontributed to a real shift in properby price

rises in those a-reas. During the rniddle of the 1970's, regional shop-

ping centres were built in rniddle suburbs (e.g. Tea Tree Gully, Marion'

!{oodvilte and Enfield). This had an effect on the increase of local

job opportrnities and thrus the residential land and properby prices

close to such shopping districts began to rise (e.g. Marion, Tea Tree

Plaza, Vüest Lakes, Noarh:nga).



66-

Since 19'71 , witLr rnore emphasis on the inner city re-develo¡xnent

progranne, the traditional inner areas have received significant public

invest¡ent. Between 1910-74, a total of $M36.68 was invested in the

inner areas for the redevelo¡xrent. Between 1975-19 the arncunt had

increased to $MB4.B3 and tLren dr:ring the 1980-84 period, the total

invest¡rent anrounted to $M69.61, reflecting a rnajor shift in public

invest¡nent from the outer to the inner residential suburbs. Such con-

siderable public invest¡rent was devoted to renewing outdated infra-

structure in the inner suburbs.

Irmer area revitalization has involved both local and state govern-

nrent ¡nrticipation. Loca1 governnent effort has been limited into the

renewing of local infrastructure whrile the state governnent has mcdern-

ized schools, hospitals, shopping district and rnajor entertainnrent and

recreation centres. Thre South Australian Housing Trust (SAHT) in its

inner city programme has also redirected funds back to the centre in an

effort to acconrn¡date Io,¡ incone people close to the central job areas,

transport, nedical and other facilities.

3.6 Gn¡rer¡{G DISTRTBIJTION OF }üOI"III{AL LAND PRTCES WITTIIN

MEIROPOLITAN ADELAIDE

Clearly the rates of cLnnge recorded j-n residential land prices

are not uniform throughout the Adelaide }4etro¡rcIitan Area. During the

fifteen year period, a relative rise in land prices is noticeable for

the inner areas in conqnrison with the rniddle and outer zones in the

Adelaide lr4etropolitan Area, especially torrards the late 1970's. After

the rnid 1970's, with the end of the land boom in the fringe areas'

inflation in land prices ceased. This coincided with a revitalization

of the inner areas of Adelaide by the I-ocal and State governrnents.
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The rising land and housing rnarkets in the inner zone are reflected in

the junp in thre number of sales in the inner areas (Figure 9 ) . Re-al

Iand prices rose 44.23 ¡:er cent between 1970-14 and 1975-79 and also

40.2 pr cent between I97O-74 and 1980-84 periods in the inner areas.

Thre most spectacular develo¡xrent occurred in the outer suburbs-

Between lgTO-73, the sharp rise in residential land sales reflected the

volatile situation in the Adelaide land rnarket as the rnaximum nu'nber of

sales occurred dr:ring the year L973.2 In the outer areas, broadacres

were subdivided and developed for residential use. I\fiinno Para and

Elizabeth in the north, East Torrens and Stirling in the east, and

Iüoarh:nga in the south a1l experienced large increases in their land

prices. TLris increase in residential land prices in the fringe areas

ov/es sofiìething to the urban capital formation in those areas during

the late 1960's and the early 1970's. Between I967-7L, the outer

suburbs of the Adelaide l,4etropolitan Area received $MI10-36 for the

develo¡xrent of local infrastructure, e.g. roads, bridges, schools,

hospitals, parks, conrnr:nity centres and other Local and State goveln-

nrent establishnents (auts, Cat" ìüo: 1104, 0-00I).

In 1970 the average price of an allotrrent in ìüoartunga was only

$2318, by L974 it had jweed to $7406, showing a sharp rise of about

ztg Wr cent. In the east, the price of a vacant allotnrent in Stirling'

rose from $1450 to $8651, between 1970-74, rnarking a rise of 496 per

cent. In the north a1lot¡rent prices nore than doubled in suburbs like

Mur¡ro Para and Elizabeth.

Table V shows the total dwelling conrrìencerlents between the 1912-13
and 1985-86 period within the Adelaide Statistical Division (ASD) 

"

The table also provides evidence supporting the land price infla-
tion in the early part of the I970's, followed by a stagnation in
the late 1970'" ãtã then again a rise in housing and land rnarket
during the 1983-85 Period-

2.
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Dqring the 1970-74 period, apart from lvlitcham, lrtroodville and

Glenelg, Iand prices did not rise much in the rniddle zone in cornparison

with the outer suburbs (Figures IIa, lIb and IIc) - In the inner zonel

Burnside and prospect enjoyed modest rises in vaca¡t allotnrent prices

colrpared with the other inner suburbs. The situation was quite differ-

ent in the Adelaide land rnarket between L975-79. The trend which saw

a shift in the rates of change from the outer to the inner areas had

its beginnings during this period. After 1976 a sharp rise in the

interest rate against the general inflation and various control neasures

adopted by the government brought an end to fringe land rnarket inflation"

At the sanre tirre a shift in housing finance allocation frorn newly

constructed dwellings to the purchase of established dwellings contri-

buted to the lift in residential land prices in the built up areas of

the niddle and inner suburbs. From Tabl-es VI and \III it is evident

that the total investrrent nade in purchasing established dwellings has

been rising fron $270.5 rnillion ín 1916-77 to $454 rnillion in 1982-83'

whereas the total investnent nade for the purchase of newly erected

dwetlings had falten from $144.5 rnillion (L916-77 ) to only $26.9 rnillion

(1982-83) (ta¡l-e VII). As a result of the de¡nand for building sites in

the inner and middle suburbs land prices have risen sharply since the

rnid 1970's. In the inner zone, Unley and St. Peters in ¡nrticular,

were price leaders in the resident sector. In Unley the average price

of a residential land block rose from $12,707 (f970) to $55,646 in

1984. At the sane tjme the average price of a land block in St. Peters

juneed from $8175 to $48,594 (ra¡te VIII) -

As nore white collar workers chose to reside in the northern and

eastern parbs of the inner areas, existing residential properties

there experienced higher demand and the prices started to rise. As
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Tab'le VIII : Adelaide Resicient'ial Allotment Prices (Average)
1970-84, AMA.

LGA r 970 r97 4 I979 1 984

Adel a'ide

Burnsl'de

Hi ndmarsh

Kens. & N'wood

Payneham

Pro s pec t
St. Peters

Thebarton

Unì ey

Walkerville

Campbel I town

Enfi el d

Gì eneì g

Henìey & Grange

Mari on

Mi tcham

Pt. Adel a'ide

t^l. Torrens

l.loodv i'l l e

E. Torrens

Bri ghton

El i zabeth

Noarì unga

Sa'li sbury

Munnopara

Sti rl i ng

Meadows

Tea Tree Gully

39,525
g, 753

8.949

16,572

r1,926
6,539

8,175

9 "429
12,707

9, 156

B, 093

g, 353

15,6i7
11,985

9, 750

6,134

6,42?

12,707

9,861

4,598

r1,424

5,615

2,3i8
4,649

6,018

1 ,450

4,706

6, 913

39, 595

i8,349
13 ,7 42

18,826

18,337

17,548

10, 300

12,492

i4, i00

17, 133

11,074

12,726

23,286

15,579

9,818

r?,675
7 ,755

16,770

i5,613
1i,935
14,621

44,r42

28,255

30.269

21,083

20,37r

21,389

2r,700
13,944

35,22r

25,253

17 ,478
?4,465

41 ,430

?0,87?

14,600

20,683

16,552

25,?57

30,5i9

??,626

24,720

92,09?

57,?19

42,225

43,320

34,600

37,088

48,594

27,873

55,646

40, 950

30, 608

?8,7 4l
47,?20

38, 000

21,042

34,359

23 ,l66
41,388

46,202

36,121

47, 381

23,92r

12,265

20,?69

19,652

?0,837

16,r?r
21,033

11 , 811

7 ,406
9, 120

i 3 ,409

8,651

9,601

1 1 ,807

2r,545

12,047

15,904

16,260

16, 595

15,343

14,939

Source: Department of Lands, South Austra'l 'ia, 1985 '
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Íìore than 70 per cent of the total white collar jobs avail-able in

lufetro¡nlitan Adelaide are concentrated in the central areas, there is

an incentive to l-ive as close as ¡nssible to white collar job opportu-

nities. Therefore, it is appa.rent that since the end of the land boom

in the outer areas of the Adelaide I'btro¡rcÌitan Area (AMA), price

inflation in vacant allot¡ents has gradually shifted to the inner areas"

At the sanre tirre the rate of public investnent has also increased con-

siderably in the inner areas, conq>ared to the fringes, in conjunction

with private and public redevelo¡xrent in these areas between 1977 and

1983 (Figures Ba, Bb and Bc) "

During 1980-84, the relative price gains have spread nore generally

wíthin the nr-iddle and the inner subr.rbs, ê-9. suburbs like Palmeham,

Thebarton, west Torrens, Mitcham and campbelltown, located within a

radius of 10 ]sn fron the city centre. Certainly, since L977, sone of

the rise in tand prices in these areas has involved a catching up after

a period of slo^¡ de¡nand and the tightening of credit. High-class

residential- areas, like Burnside, hnve shoi,r'n sharp rises in residential

land and house prices. Alone in Burnside, vacant allotrrent prices have

increasedaround$25,000betweenthe19B0_B4period(rabteVIII).High

de¡nand for properties in this area has stjmulated the creation for nore

allotnrents tlrrough sub-divisions and re-subdivisions in the foothills

suburbs. Valuation Division data indicate sales of I24 vacant allot-

ments at an average price of $57,279 ín Burnside during 1984' Burnside

top@ the vacant allot¡rent sales for the inner zone suburbs during the

period. Hence, thís is an indication of a high 1evel of subdivision

and re-subdivision in this area and also the presence of undeveloped

land along the hills face zone. On the other hand, Adelaide city had

conparatively few vacant allotrrents for sale during the l9B0-84 period'
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Between 1980-84 approvals for only 23 houses against approvals for 694

flats have been rnade in the city. This is indicative of the scale of

redevelo¡xnent that has taken place in the inner areas during the 1980-84

period. l'4any old houses in the inner areas were de¡x¡lished and/or con-

verted into flats.

From the above discussion, it is evident that rnarket activity,

which was Íìore pronounced in thre fringe areas during the early and mid

1970's, has gradually shifted (in relative terms) to the inner areas in

the late 1970's. The differences in land price levels at different

stages during the 1970-84 period also reflect the changing pattern in

tand conposition and building activity within tLre l4etropolitan Adelaide

¡narket"

3.7 REAL CaAINS IN LAND \¿ALUES' 1970-84

To deterrnine real gains in residential land prices, all norninal

tand prices in the Adelaide ì4etropolitan Area, frorn 1970 onwards 1984,

have been converted into 1985 prices (1985 Australian dollar value,

taken as 1.00) using the yearly Consuner Price Index (CPI). Thris has

been done in order to control for the effect of annual inflation on

shifts in nqninal land prices. The changes in real land prices in each

IGA for each five year period under consideration, are then calculated

by subtracting the 1975 price from that of 1970, €.9. the average norninal

price of a tand block in the Burnside IÆA was $9753 in 1970 and $17'856

in 1975 (eppendix A). Each value is inflated by a scalar derived frcrn

the annual novernent of the Consuner Price Index (1985 = 1.00) -

Fign:res 11a, Ilb and 11c, show shifts in gains in land prices

frorn the outer to the inner areas within the Adel-aide lr4etropolitan Area

during the 1970-84 period. From the fign:res it is evident that during
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Mean
S.D.

4.1
18.0
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the fifteen years, IglO-84, the outer suburbs had achieved substantial

real gains in residentiat land prices, colnpared to the inner areas.

During that period, rnajor capital fornation occurred in the outer

subr:rbs which was capitalised into the value of vacant tand. In addi-

tion, vaca¡t land prices in the outer suburbs were inflated by market

forces when de¡nand ran ahead of subdivision, e.g. between 1972-74 (see

Figure 3). Established land owners in the outer suburbs were able to

earn capital gains by 'trading up'. During this period, only ¡'titcham

and Woodvi1le in the rniddle zone and Prospect in the inner area enjoyd

significant real gains in land prices. The differences in real gains

in land prices between the outer and inner areas increased further

duri-ng the 1975-79 period (Figure llB). But the situation was reversed

during the 19BO-84 period. Reinvestment in the rniddle, and especially

in the inner areas was capitalized into residential land prices cul-

rninating in real gains for ovø:ers. By tlle end of the 1970's, the gains

rnade by hone o¡,rmers in the outer suburbs at the expense of irurer sub-

r:rban property ol^¡ners had dwindled to nrcdest levels. As a result, the

overall redistribution pattern Lrad also changed within the residential

land narket of the Melaide I'4etropolitan Area.

Ttrus frorn the above discussion, it is observed that the redistri-

bution within the Adelaide l4etro¡rcIitan residential land ¡narket has

been quì-te significant since the early 1970's. Ttre early pa.rt of the

study period saw the disinvest¡rent in the inner zone coupled with

sigrnificant capit-al gains in t]]e outer suburbs; then in the late

I970's gradual transfers in real terms occurred from the outer to the

inner areas of Ade1aide.
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3.8 TTIE zuTURE PATTERN

By the end of this centurlz the overal-l residential pattern of the

nretro¡nlis Adelaide will haave undergone substantial changes. A pro-

jection of population and dwellings for I-GA's, rnade by the Forecasting

and Iand t'tonitoring Unit of t].e De¡nrtment of Environment and Planning'

indicates that the population of the inner suburbs of the ASD will

decline by 6600 persons (-5.3%) over the 20 year period l9BI-2001,

white the niddte suburbs will decline by 32,000 persons (-6.5%). On

the other hand, the fringe areas will undergo substantial population

growth, over the sane period., from 403,900 in 19BI lo 626,100 in 2001-'

and increase of 223,OOO or 66.5%. (e projectj-on of population dwellings,

DEP, 1985). As a result of these changes in population, by the end of

the century the outer subr:rbs will house a projected 498 of the total

ASD population, while 40.53 will reside in the rniddle subr:rbs and I0-5%

in the inner areas. The forecast further adds that the largest

absolute rise in ¡rcpulation is oçected to occr:r in lloarh:nga, fol-Ic¡ved

by other outer suburbs like Tea Tree Gul-ly, Salisburlz' Willunga and

llappy Va11ey.

These substantial increases in ¡npulation in the outer areas will

exert pressure on the existing residential land stocks of those areas.

Vacant land is particularly scarce in the inner suburbs and the resist-

ance of affluent middle class settlers seerns like1y to prevent any

substantial redeveloprent. It is the rniddle zone subr:rbs, on the other

hand, that offer the greatest prospect for more intensive residential

redevelo¡xent, es¡recially sone of the SATII estates built in thre 1950's

and 1960's (Ttre Parks, Klemzig, Windsor Gardens, Findon, Mitchell Park)-

A high proportion of future developrent will require the de¡rx¡lition or

conversion of existing buildings or re-subdivision of large allot¡rents
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"By 2001, only 20,500 allotments are projected to re¡nain of the

land currently available for residential purposes in the ASD. " (Pro-

jectj-on of Population and Duellings: DEP, 1985). The projection also

indicates that 80,400 altot¡nents will be consumed in dwelling construc-

tion over the 1984-2001 period. By 200I, the central- sector (which

includes both the inner and niddle suburbs) is projected to contain

only 700 vacant a1lot¡rents of 3.3 per cent of the land thren available

in the ASD. Thre rernaining 19,800 allot¡rents or 96.7 per cent will be

located i¡r the fringe IGA's.

3.9 REDISTRIBIJTION WI$TIN IHE RESIDE}TIIåL I,AND MARKEII

Urban land and housing rnarkets in Australia work as mechanisms for

redistribution. Stretton, in his work, emphasized the role of the

housing finance and ov,¡nership nechanisms in red.istribution processes

operating in the residential land rnarket.

... banks, building societies, insurance ccnç>anies'
@vernnent agencies and other institutions, distribute
and redistribute anong the citizens up to a third of
affluent nations capital and up to a quarter of nnny
people' s spendable incone. ( Stretton, t97B : 81 )

In Austratia conditions have encor:raged redistribution processes

within the residential land narkets of urban areas. The vast bulk of

the residential land stock in Australian cities is subject to narket

exchanqe. There is no single national rnarket, rather there are differ-

ent combinations of national and local factors at work producing over-

Iapping and discrete sulxnarkets - thus producing irregnrlarities in

the redistributive aspects of the regional land narkets. Sone national

econornic and financial factors such as interest rates and salary and

wage fixing nechanisms irrpose a degree of uniformity on Australian land

rnarkets in terms of const¡ners' incones and the cost of borrowing.
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Access to residential land thus varies significantly according to the

costs and availability of land in particular regional narkets, as well

according to the wealth and incon're of the consurners. An irnportant

influence on housing costs is tJre variable cost of land" lVhren prices

in the fringe land subnrarket have advanced ahead of general prices' a

redistribution has occurred frorn new purchasers of allot¡rents to

established hone ov¿rers. With the land boom in Adelaide in the early

1970's, a vertical redistribution has taken place frcrn the new hone

buyers with fewer resources to the established households with nrore

resources. In periods of inflation in the residential land narket, new

buyers have to [Þy current prices for land. On the other hand, the

developers or speculators nLight enjoy a substantial capital gain tLrrough

selling land blocks to the new buyers and thus accunmlate 'unearned

incre¡nents' .3

3 'Unearned incre¡nent' is a value which is created socially' but nay
be capitalised into private property values without the owner hav-
ing tã pay for the benefit. Itris can happen in four rnaj-n ways:

i) Abnornal price rises can occur as a result of the creation of
scarcity. Thre fringe land rnarket is particularly suscep_tible
to speculative withholding and lags in the conversion of build-
ing Ëlocks. As a result, the pressure on prices rippJ-es inward
acioss the rest of the nretropolitan land and housing rnarkets'

ii) Íhre external effects of public invest¡nent or disinvest¡rent are
capitalised into house vãlues (i.e. the honre ov/ner is the private
beieficiary of socially productive expenditr:re undertaken by the
various leve1s of the state).

iii) The productivity of doniestic property and hence its ground rent
and ì¡a1ue in the market place, can be affected by its relative
accessibility.

iv) There is a phenonenon thrat operates mostly in the upper reaches
of the property nlarket that is similar to rconsuner surplus'.
I-and and ncne Ëuyers with unrestricted access to finance, inter-
state buyers transferring equity from other cities with nore
highly .råt,t"A proper¡y and investors using their principa.l place
of-reèiden"" .-= acapitat gains tax haven, all exert sufficient
pressure on exclusive sulxnarkets at tirnes to drive prices weJ-l

Leyond the general rate of property price inflation'¡
(Badcock, I9B4 : 224-231 )
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3.10 SUÌ'IMATìY REvIARKS

This chapter has pointed out some of the influential factors pro-

ducing changes in residential land prices during the 1970-84 period in

the Adelaide }¡letropolitan Area. The discussion has tried to de¡n:nstrate

the conplexity of the residential land narket as well as showing the

background trends in the la¡d rnarket of Adelaide. Those effects deter-

rnining the residential land prices in Adelaide have been classified

into three nrajor categories such as national, regional and local' The

national- or nncro effects includê the capital inflow, the noney supply'

interest rates, the volune of housing finance in circulation, popula-

tion grov,rth or decline and real growth in wages and salaries" At a

regional leve], changes to the urban transportation system and the

spa.tial c-oncentration of emplolzment gro\dtLl within the regional economy

do affect. residential land prices in the Adelaide lvletropolitan Area-

Local effects, such as environnrental quatity of a site, the presence

or absence of alTenities or services' can affect residentj-al land prices

in Adelaide. ìüational or macro factors produce effects on general price

relativities in the land narkets. Oi:I the other hand, regional and

local effects hr,ave been found to produce intra-urban variations in

residential land prices. FinallY, a brief discussion on the changing

spatial pattern of residential land prices in the Adelaide l4etropolitan

Area has been added to reflect the spatial changes in tl:rose tlrree

periods z I91O-74, Ig75-7g and 1980-84. ¡4oreover' it has focussed on

the future distribution ¡nttern of residential areas in the Adelaide

l4etropolitan Area.

In the follcwing nethodological discussion, relating to this

problem, an attenpt has been rnade to select sone appropriate indepen-

dent variables-producing effects on the chranging residential land prices
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in tl.e Adelaide l4etropolitan Area - the dependent variable. (e

s¡ntial analysis can only rea11y nìe¿lsure the variation produced by

regional and local effects. On the other hand, the effects that have

their origins in the natj-onal economy can only be measured indirectly

through population growth, dwelling cormnencerrents, innovation in trans-

portation, changes in d.istribution of enplolrrent opporbunities, etc. )

For th-is purpose, a regression analysis has to be r¡ndertaken to

flìeasure the pa.rtial effects produced by the independent variables on

land price. lhis is folIor,'¡ed by a general d.iscussion showing the rnain

¡ntterns exhibited by these independent variables-
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CHAPTER 4: METHODOLOGY

4.1 TNiRODLE"IIQN.

In Adelaide residential land prices have risen rapidly since 1960'

Various factors are responsible for change through time of the s¡ntial

variations in the pattern of residential land prices. These factors

have been classified into three categories on the basis of their origin

in three spheres of economy - national, regional and local. National

processes like the capital j-nflow and money supply, interest rates'

housing finance in circulation, population grovrth or declinen etc",

affect the general level of, and move¡rent of land prices" Again, the

regional effects such as irrprovements to the connn:nication and transport

network affect the di-stribution ¡nttern of job opportr.mities in an

urban area and thus change the accessibility pattern of workers'

Ervironnrent¿I qualities of a site, the presence or absence of anenities

or services can also influence residential land values in a ncre local-

ised process.

Inflation in residential land prices in Adelaide is the result of

a nunber of factors. The independent variables selected for use in

t-I.is study rnay have either a ¡rcsitive or negative effect on changes in

residential land prices over the last fifteen years. Factors like

population grcxarth, public capital invest¡rent, private and public dwell-

ing construction, 'social aggloneration' (Evans , 1913), the creation

and supply of vacant allot¡rents, and the concentration of job opportuni-

ties in each suburb will be exarnined in turn to assess their inpact

upon shifts in residential land prices within lvletropolitan Adelaide'

Then these variables will be combined in a series of regression models
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to see how their interaction changed during thr-ree five-year periods'

In general terms, growth in popul-ation in an urban area creates

pressures on existing residential land stocks, resulting in an increase

in the m¡rù:er of dwellings constructed, changes in daily work trip

networks and flo¡vs, and pressure on available job opport'unities' In a

capitalist econonqz, upper rnùrite collar vorkers with higher inconres also

have an indirect localised effect on the urban property rnarkets by

applying their strong bidding po\Á7er. Evans (1973) likens this to a

'social aggloreration' effect. High income people in a city are nrostl-y

concentrated in the desirable residential areas, characterized by higher

land prices and produce a localised effect on the land and housing

values of that trnrticular area. on the other hand, as a regional

process, the effect of the irrproved conmnrnication and trans¡rcrt network

has been observed on the growth of job centres in different sectors of

the city and eventually causes changes in housing as well as residential

land values. Íhe excess stock of vacant land can also influence the

Iand price. If the vacant land stock is sufficient relative to the

dernand for land, t].e price of land can be stabilised over a period of

tirne even wLren the costs of subdivision are increasing' Thris stability

rnay continue if the stock of vacant land is large enough to satisfy

de¡nand without the need for new subdivision'

In this study three tine periods are considered, each of wh-ich

was dorninated by quite different rnarket conditions- It is difficult

to break the series up into intervals that coincide exactly witl the

property ryc1e because of the lirnits irçosed by census data. Hovrever'

:973-74 and lgg4-85 have been identified as peaks ín Adelaide's ¡nst-war

property cycle (Figure 6).
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The period 1910-74 in Australia was donrinated by land a¡d house

price inflation. From 1965 until 1970, the supply of serviced allot-

rnents exceeded de¡nand which kept the land prices lovs a¡d stable. By

I970-1L the supply of allotments had di¡ninished relative to de¡nand

which was buoyant due to excess liquidity in the Australian economy"

This encouraged sellers to ask for higher prices which ttrey could

obtain at that tine. With the obvious over supply through the 1960's'

production in land blocks dropped away with an inevitable pressure on

land prices in the early 1970's when there was an abundance of capital

in circulation. In Novernber 1973 t.l-e South Australian Land Conrnission

was formed with an ajm to provide land blocks at reasonable prices and

also to danpen the private activities in the fringe land nrarket. The

property boom peaked in Adelaide between 1912-14.

On the other hand, the period L975-79 was narked by a dounturn

in the Adelaide residential land narket. A sharp rise in interest

rates and land price control by governnent ended the boom in the fringe

land rnarket, vùrich saw a significant fall in the nr¡nber of land sales.

In addition to that, a faÌl in the average earnings and a higher cost

of repa.yrents as a result of the rise in bank interest rates discouraged

buyers in the properby narket.

Hovùever, in the early 1980's de¡nand picked up for residential

properties. fhe Adelaide land narket peakd in the first quarter of

1985. The introduction of the First Honre G¿ner Sche¡rre and the easier

availability of hone loans at nmch lov'¡er interest rates helped to re-

invigorate the property rnarket. Throughout the 1970-85 period' then,

the Adelaide property narket was characterised by a rycle vùrich

included two peaks Q972-73; 1984-85) separated by a trough (1977-82).
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4.2 USE OF REGRESSION AI.IAIYSIS

Multiple regression is a statistical ncdel r¡ùrich can be used as an

aid in causal or predictive nxcdelling. In this study regression analysis

will be used as an exploratory tool to describe relationships within

the residential land submarket' rather than nore forrrally as a test of

a causal n¡cdeI. In ttris report the application of regression analysis

rese¡rùrles the studies r:ndertaken by Yeates (1965), DaIy (1973), EdeI

et al-. (1984), as well as those reporbed by Ball (1973)' l/klreover'

because the regression analysis is restricted to a description of rela-

tionships, sofiìe of the very technical assunptions can be relaxed

(nornalcy, linearity, honoscedasticity, multicollinearity)' Stepwì-se

multiple regression is really a search procedure by which variables are

entered, one at a tirre, into the regression equation in a sequence

deterrnined by the level of the individual variablers contribution to

the total variance. The largest contributor is entered first and others

entered in decreasing order of contribution'

4.3 SE¡pgrroN oF rGArs

Because of the specifj-c interest in urban land values, the investi-

gation is c-onfined to the urbanised area of the Melaide Statistical

Division. out of a total of 30 Local Governnent Areas (IGA's)' 27 have

been selected on the basis of the availability of data to be used in the

analysis over a period of 15 years. The rernaining three IGA's have

been exenpted fron the study because of the unavailability of data for

those three areas during the 1970-74 period. Henceforth the study area

conprising 27 I-GA.s will be termed netropolitan Adelaide or the AIvIA'

Unfortr:nately these administrative units are merely statistical conve-

niences and their boundaries do not always coincide with the distribution
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of population and socio-econornic phenonena. F\rrthernx¡re, they range an

size from Walkerville, a IGA of 3 sq. }m. and with a 1981 population of

7050, to Munno Para wittr an aïea of 350 sq. kn and a tg8l popul-ation of

27,480. At the same tirre walkerville had a population density of

2350/k\2 compared to that of 78 .5/kn2 in }tun¡o Para. Þ<pressed another

way, in I98I the 10 IGA's within the inner area rnade up 4'B per ce-nt of

the AI*4A total area, yet contained 17.4 per cent of its total population

(aes, 1981) .

The pre¡nratiOn of econornic and social indices is much more

difficult if the researcher de¡nrts from the I-GA statistical unit"

The data used in this study are available from the Australian Bureau of

Statistics, the S.A. Departrnent of lands, the Departnent of Environrnent

and Plaruring, the South Australian Housing Tfust (SAHI) and the South

Australian Land Cofirnission (SAIC)- AIl these sources have used IGA's

as the basic statistical unit. Therefore, for convenience in the con-

struction of variables and later on for the preparation of figures, the

use of the IGA boundaries as statistical units proved essential- These

IGA's are areas for wLrich data representing the independent effects are

available over the fifteen years. A1so, the existing IGA boundaries

have not changed sigrnificantly during the period under consideratj-on;

except that in 1970 Colonel-Light @rdens was absorbed by the l'[itcham

I.GA.

From Table IX it is evident that although the inner areas are

losing population they still contain the higher population densities

(1838Æn'z conçnred with the rniddle areas 1012.4/k1\' arrd 217 '6lsn' in

the outer areas [aeS, 1981] ) - Between 1976-8l the nunber of dwellings

observed in the inner areas increased only slightly (0.642). In

the sa¡re period the rate of dwelling approvals rose by 5.42 per cent



Table IX : changes in Population Density, 1966-1986, AMA"

r976 1 981

Popul a-
t'ion

1 966
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sq. km

Popu'l ati on
Dens'ity

Popul a-
ti on

Popuì ati on
Densi ty

Popul a- Popul ation PoPuì a-
tion Densì tY tion

1 986

Popul at'ion
Dens i tyZONES

INNER 188,950 90
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2,0gg174,8701,943165'4201,838159'6601,774

gg3 47l,O7O 1 , 040 458,600 1 ,012 46?,513 1 , 021

?2r 224,590 277 327,580 368OUTER 125,491 890

Source: Australian Bureau of Stat.istjcs, census on Population and Housing, 1966, I97I,1981 and 1986'

i41 196,660
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in the rniddle suburbs and in the outer areas by 23'70 per cent

(reflecting the trernendous develo¡xrent taking place in those areas

over the last fifteen years). Therefore, it is clear that the tradi-

tional inner suburbs are losing population while the outer areas have

gro\^/n disproportionately as a result of rnassive invest¡ent that

occurrd during the 1970's.

4.4 SEEC'IIO{ OF VARIABIJES

4.4.1 Tt¡e DePendent variable (Y)

The cLnnge in the average price for the vacant residential all-ot-

ments (<1500rn, ) ín 27 IGA's within the AIvIA during the period 1970-84

has been selected as t].e dependent variable (Y) to be used in the

present study. Thre data on which the dependent variable is based have

been published by the Valuer{e¡reral's office in south Australia since

1969 in the form of an Annual Sales Re¡nrt. rt has been ¡nssible to

calcul-ate average prices for vacant residential allot¡rents within the

Adelaide l4etropolita¡ Area for each of the 27 I-GA's'

The change in average vacant allot¡rent prices within the netro¡rc-

litan area for each five-year period was estjrnated by calculating the

net increase or decrease and converting to an annual percentage- This

was follcwed by the estjrnation of the Íìeans and tl.e standard deviations

required for the prepa.ration of the figures showing the changing

¡nttern of the vacant resj-dential allot¡rent prices within the Adelaide

t{etropolitan Area for each five-year period, i.e. 1910-74, 1975-79 arñ

1980-84. But some nìeasure¡rent problems have also arisen in the selec-

tion and preparation of variables for the analysis in this study'

Ttrey are as fo1lcn¡¡s:
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1. Far fewer vacant allotrnents come onto the market in the central

area and inner suburbs of cities (see appendix A), withr the result

that the estirnates are much nore variable and less reliable for

inner area IGA'S as a rnatter of course. Appendix A reveals that

frequently the annual sales price for an inner area IGA is based

upon fewer than ten transactions vùren the property narket is

depressed.

2. In a nurù:er of cases v¡trere obvious anonalies occurred in a price

series, and where insufficient sales were reported in an inner

area IGA, ttre transaction list was exarnined and the sale/s

res¡rcnsible for distorting the annual average price was/were

arbitrarilY renoved-

3. Whilst there nây þ a lag of 3-6 nx¡nths between the date of sale

and registering a transfer of title with the I¡nds Title office'

the Accr¡nulated sales Re¡rcrt is not published by the Valuation

Division until midraay tLrrough the follor¡ring years.

Hence, although it is the inner area IÊA's that are ntost susceptible

to 'neasure¡nent error', the effecb is rninimized because only tr¡¡o datum

(i.e. a base year - Lg70 - and end of period year - 1914) are used in

calculating rates of change. Ir4oreover, the effect of an occasional

crude esti¡ate is nxrstly registered in the residuals from regression

and they are not used in this analysis'

4,4.2 Seleqtlon of varlableg (x)

A set of varia-bles have been pre¡nred to serve as indicators of,

or surrogates for, the processes that appear to have been responsible

for price change in Adelaide's vacant residential land nrarket between

1970-84. Ttrey are not all as equally as convincing or robust.
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Inevitably, the selection of the independent variables for regression

has been deterrnined by the availability of suitable data.

4 " 4.2.I Percentage change in population:

Chr,ange in local ¡rcpulation is closely related to the rise or

fall of residential land prices in a growing urban centre like Adelaide.

The esti¡nates of population change are based upon ABS Census data a¡d

where ¡rcssible, take account of the annual projections prepared by the

Population Forecasting and I¿nd Ùncnitoring Branch of the Departnent of

Errvironnrent and Planning. Basically the esti¡nates for the study datun

(1970, Ig14, Lg75, L979, 1980, l9B4) have been derived by interpolating

between census years. Plainly this is guite arbitrary since ¡rcpuJ-ation

growth is distributed uniformly neither across space nor btween years.

However, it was possibte to check the esti¡nates against Departnent of

Environnrent and planning data (Oepartrent of Envirorurent and Planning'

Projection of Population and Due1ling, 1985) - TLre second step involved

the esti¡nation of percentage change for each five-year period and each

of thre 27 Ic,A's within the Adelaide Ntetropolitan Area.

4.4.2.2 Creation of residential allotnent stocks

Since 1974 the Departnent of Ervironnrent and Planning has been

collecting IGA data on the division, subdivision and re-subdivision of

vacant atlotnents within netropolitan Adelaide. The available data

include tLre nrmber of approvals given for the division or subdivision

of lands and t].e number of vacant allotments actually created by both

the pub|-c and the private sector. Prior Lo 1914, due to the unavail-

ability of data on the creation of vacant residential plots, it is very

difficult to nrake any cCInnent or assesslnent with regard to the land

creation for the L970-74 Period-
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4.4.2.3 Vacant allotment stocks

stock in vacant allotments signifies the number of vacant

house blocks that re¡nain unsold at thre end of each financial year'

Data on vacant allot¡nent stocks were obtained fron the Depart¡nent of

E:wironnrent and Planning, South Australia. Ttre relevant statistics

on vacant allotrrents are availa-ble only from Jr:ne 1974 and onwards'

Therefore, tJre annual average figrures were estj¡nated for the periods

of 1915-1.9 and l9B0-84. Thris was followed by the calculation for the

nrean a¡d the standard deviations from the esti¡ated annual average

figures to be used to shov¡ the distribution ¡nttern of the land stocks

during those two periods within netropolitan Adelaide.

Data for the financial years specifying subdivided or re-

subdivided vacant lands hrave been adjusted to the corres¡rcnding calendar

year for the convenience of analysis. The sum of the subdivided and

re-subdivided vacant allotnents represent the total number of vacant

residential allot¡nents created in each year. Ttris was follovred by the

esti¡nation of the nìea-rì and the standard deviation frorn the annual aver-

age figures for the 1975-79 and 1980-84 periods'

4,4.2.4 !,lhr-ite collar r,vorkforce bY Place of res idence ('Socia1

Aqglqreration')

Thre white collar workers include the Professional, Technical

and related, Aùninistrative, Ê<ecutive, lvlanagerial and Clerical roorkers-

Ihese categories of workers ccxrprise the upper wL¡-ite collar group in

the A[44. Data on occupational statistics have been collected from the

Ig7l-, 1976 and 1981 Census reports available in the ABS' Considering

LglI, 1976 and 19BI as base years, figures showing white coLlar enployees

for other years have been obtained by adjusting the Census figures' The
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next step involved the estination for the percentage changes in the

white collar workers in each IGA for the periods L910-74, 1975-79

and 1980-84.

4. 4.2.5 SAHI dwelling c.onstmction

Thre SATII is the state's public housing body providing niodest

acconnodation to lower incorne people. Since 1966, data on the SAIII

dwelling stock have been available from the Australian Bureau of

Statistics. Drelling statistics from L966, L97I, 1976 and 19BI Censuses

have been used in constructing the variable. Thre Census data were

adjusted using the sane procedure adopted for population change" This

has been follor^¡ed by the calculation showing the percentage changes

in the nurücers of South Australian Housing Tlust dwellings for the

I97O-74, 1975-19 and 1980-84 periods. A negative effecb on residential

land prices is expected frqn the SAIII activities. Although in inner

suburbs in the ÍLid I970's, SÆfI housing nìeasurerTent nay well have been

¡rcsitive in its effects.

4. 4.2.6 Prir¡ate dwelli¡rq cÐnstruction

A dwelling is defined as a building predcrninantly consisting

of one or mcre dwelling rmits. D¡ellings can be either houses or

other buildings. A house is defined as a detached building predornin-

antly userl for long term residential pruposes and consisting of only

one dwelling unit. An 'other dwelling' is defined as a build,ing which

contains nxcre than one dwelling unit (e.9. torpnhouses, duplexes'

apartnent building, etc.) (AgS, 1985, Building þprovals in IGAsr '

Cat. No" 8733-4)
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IGA data on private dwellings are available from the Australian

Bureau of Statistics" Again, figures were obtained for tl.e m¡nber of

private dwellings at each Census date, i.e. I97I, 1976, l9B1 and 1986,

a¡d were adjusted by add,ing or subtracting the number of dwelling ccxn-

pletions or cornrencenents from that fign:re (as the case rnay be).

Irlonth1y fign:res are supplied by the re¡rcrting authority - in this case

IÆA's - to the Australian Bureau of Statistics but the series changed

from dwelling ccnrpletions to dwelling colmence¡rents fuI 1979-80 (ABS'

Building Statistics, Cat. No. 8703-4).

4.4.2.7 | Ì{on-residential invest¡rent ' and tI-ocal gor¡ernnent capital

o<perrditure'

public investrrent on infrastructure within the l4etropolitan

Adelaide Area is inputed frorn two sources: (a) 'non-residential invest-

ment' includes the total value of 'other building conpleted' (i.e.

public and private develo¡rnent including factories, shops, hotels,

offices, other business, educational, health, religious, entertainnent

and recreational facilities); (b) Local- governnent capital expend'itures

(i.e. purely social investnent). Pr:blic investrrent includes both State

and Iocal goverrurent develoçrrent activities.

In practice these two spa.tial variables are highly correlated

sj¡ce social invest¡ent (b) is a conr¡rcnent of non-residential investnent

(a).

Invest¡rent in local infrastrustt¡re both by the State and Local

governnents contribute to the urban capital fornation process' Such

investnent is ultj¡nately capitalised into local land and housing

values. For the Adelaide l4etro¡rclitan Area both variables were lagged

by tw,o years assrming that the capitalisation of non-residential- or
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public redistributive invest¡rent into residential land values is

delayed. The redistributive role of local authrorities in Australian

cities is lirnited by tLreir limited sources of revenue. Local authori-

ties receive nearly all of their tax revenue (apart from Federal grants)

frorn a proportional tax on either the value of sites or the rent-al

value of property. Therefore, the rate of provision of services and

environnental irçrovements depend substantially upon the inconre status

of a suburb.

The correlations between tlre two types of invest¡rent, i-e- a and b

obtained in the rnatrix, demcnstrate the fact that the social investnent

undert¡ken by Loca1 governnent is a significant com¡rcnent of non-

residential investrnent in the Adelaide Metropolitan Area (1970-142

y2 =.58; ]973-7gz \2 = -25'i 1980-B4r y'= '73)'

For the present study, the data on Local governnent finance and

non-residential invest¡rent, vùrich include neasures of revenues and

expenditr:re on ordinary seruices, have been collected frorn the Econornic

Data File and the Interim Socio-Econcrnic Data File of tlre Australian

I"firnicipal Infornation Services (AI'[IS). For the esti¡nation of the real

value of invesürent, a1I dollars \¡/ere converbed to 1985 equivalents

(19g5 = 1.00). Thre next step included the calculation of the percentage

changes in the anx¡r:nt of non-residential investment and Local govern-

ment social investrrent in each IGA for the three five-year periods-

4 CLranges in efi[)lowent accessibility (1)

Recent develoçxrents in the outer suburbs of the }btropolitan

Adelaide Area have created erçì-olment nodes in those areas' The con-

centration of new job opportr:nities in different pockets of the recently

built up areas has indirectly affected the residential land prices'

4.2.8
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For the present study, a ratio between the total job opportunities

within 20 kn from each IGA and the total metro¡rclitan workforce has

been included in the analysis. 'The total job opportunities within

20 lsn from each IGA' has been selected based upon the infonnation on

travel tjmes in Adelaide, derived from surveys on 'travel to work' in

Adelaide by the Australian Bureau of Statistics (Australian Bureau of

Statistics, 7-97L, L916 and I9B1) -

six statistics \¡/ere prepared showing the actual m¡nber of jobs

concentrated in each IGA of the Adelaide }4etropolitan Area during the

years 1970, Ig74, Ig75, Ig79, 1980 and 1984. I*rorn these statistics

the percentage changes in tl1e total job opportunities within 20 ]cn frcnt

each IGA were estj-rnated for the periods L970-74, L975-19 and 1980-84"

It should be noted that the nìeasureÍents for factors such as job

opportunities, journey to work ¡nttern, and the like are subject to

spa.tial auto-correlation. This is inherent in the data and cannot be

eliminated.

4.4.2.9 Chanqes in efilcIovïEnt accessibility (2)

During the 1970's, with the *çansion of the Adelaide

lvtetopolitan Area rev enploylrent centres have been established as parb

of a strategy to disperse job opportunities. A change in the enploFrent

opport¡nities concentrated in different subr:rbs, especially in the

inner areas, has been observed since the late I960's (Snrai1es,1967)'

These shifts in the ooncentration of enployrent opportunities have

also affected the property narket within lr4etropolitan Adelaide' The

relevant data showing changes in enplolznent have been collected frcnt

the journey to work section of the census for 197I, L976 and 19Bl'

carried out by the Australian Bureau of Statistics in South Australia'
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Ttre total numbr of jobs available in each IC=A during the period

1970-84 has been estj¡nated by using the 197I, L916 and 1981 Census

fign:res. Follor^ring this the percentage change in workers originating

from each IGA to the centrally located jobs was calculated.

4.5 COI\4PUTATIONS AND TTIE PREPARATION OF FIGIIJRES

The analysis included: the estimation of nìeans and standard

deviations for both the dependent and the independent variables; the

plotting of frequency distribution for each variable to assess norrnalry;

the spatial ¡nttern of each variable during the periods 1970-74,

Ig75-7g and 1980-84. Finally, these data were analysed using three

regression models, representing the effects of each independent variable

on the single dependent variable, i.e. change in vacant residential

Iand price for t].e three periods under consideration.

4.6 SUMMARY REMARIG

The nethodology developed for this study has got sonle unavoidable

shortcornings. Firstly, the processes involved in thr-is studyr e'9'

supply-denand ratios are not represented by very good nÊasures-

l4easurerrent problems have arisen in the following cases such as the

esti¡nation of vacant blocks vùrich are very few in numbers in the inner

suburbs, anornalies in the price series and insufficient safes in a

IGA and the lack of Accunmlated Sales Report frqn the Valuation

Division resulting frorn a lag of 3-6 nonths between the date of sale

and registering a transfer of title. secondly, in sonre variables, it

was difficult to overcoÍrg spa.tial auto-correlation (e.g. the journey to work

flor^¡s and enrplolrrent fields) or multicollinearity (e.9" L'ocal goveln-

nrent expenditures and the Non-Residential invesürent)' Thrirdly' in



97-

addition to the independent variables selected for use in tlre present

study, a number of other variables - land zoned for industries - was

considered which rnight have an effect on the residential land narkets

in l4etro¡nlitan Ade1aide. Threir furportance as processes involved in

changes in residential land prices have been kept in rdnd. Unfortr:nate-

ly, due to tlre tack of data and relevant inforrnation on those factors,

it was difficult to ¡neasure change tlrrough tilrre. TLrerefore, their

effects could not be incor¡nrated jrr the regression analysis.
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CHAPTER 5: THE MAIN PATTERNS EXHIBITED BY

THE INDEPENDENT VARIABLES

5.1 INIRODIJCII'ION

TLre point of thris chapter is to describe the key variations revealed

by a napping of t].e independent variables. In this way sone preliminary

suggestions can be made about the relationship between each separate

variable and vacant residential land prices, before their conposite

effects a-re exalTlined in the regression nrcdels. In addition, this

chapter provides an opportunity to indicate how each of tLre independent

effects has changed during the 15 year period in response to fluctua-

tions in the perforrnance of the Australian econolnl¡' and the investment

decisions of state and local goverilnent agencies and the properby

develo¡xrent sestor.

5.2 TTIE CREATION OF RESIDEVITÂL ALITrIMN{IS AI{D TTIE SIOCK OF

\IACAÀTT ALT.CIII"ÍN\TTS

Thre two varia-bles, tle 'creation of residential allot¡rents' and

the'stocks of vacant atlotrrents in the AlulA' are so closely related

that they are discussed together in the present section. The ttlo

variables represent the supply reasures and response to de¡nand in tl:e

rnarket and thus affect the changes in residential Ia¡d prices in the

AIqA.

Thre avaiLable data on the creation of allotrrents consist of the

number of approvals given for the dj-vision or subdivj-sion of land and

the ntlrber of vacant allotrrents surplus to those created by the public

and private authorities. The stock of residential allotnents indicates

the supply of vacant residential land bl-ocks to the land rnarket in a
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particular yeâr. The unsold blocks are added to the new blocks

created in the follcr^zing years and thus the accunn:lation process goes

on with the shift in supply relative to de¡nand"

In lr4etro¡nlitan Adelaide land subdivision peakd during the late

1950's and the early 1960',s. The flow in the supply of serviced

allot¡rents declined by 1965 because of the accumulation of a surplus'

at least in the short term. Also, after 1965 it becanre increasingly

imprudent for developers to create new allot¡ents because of the higher

costs involved. Thre key factor is th,at since 1965 the cost of water

and sewerage provision has been the responsibility of the developers

rather than governnent and local authorities. F\:rther, from 1967 on

Iocal cor:ncils were given pcx/üers to construct footpaths and extend road

widths and developers have had to crcntribute tor¡rards tÌ¡e costs of pro-

viding public reserves. The rnain c.onsequence of these requirenents

was a direct increase in costs to the developer. FTqn 1965 until 1970'

t1-e supply of serviced vacant allotrnents was adequate to nreet deïìand

so prices were Ic¡¿ and stable. But prices were also less thnn costs

to the developer for producing new allotrrents which nade new subdivision

unprofitable. By 1910-71, tLre supply of allot¡rents had diminished

relative to dernand vùrich was rising due to the volunre of housing

finance in circulation. This encouraged sellers to ask for higher

prices. Prices eventually reached the point v¡here developers were

encouraged to subdivide again.

In 1962, Planning and Develo¡xrent Act required developers to

install services to house sites vùrich also added a new corponent to

production costs. During 1967-68, the Act provided for tra¡sfer of

titles (trading) even though lots were r:nserviced. Ttris resulted in
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a huge rise in speculative develo¡xrent. The Adelaide fringe areas

were undergoing rapid develo¡xrent with specuJ-ative investrnent leading

to price escalation in those areas. At that ti¡re, the s¡reculative

purchase and holding of land out of the rnarket was guided by the e4)ec-

tations of speculators and land users. The holding costs in turn

reflected the rnarket rate of interest and the rates and tax charges

payable on the land.

Figure 3 shoa,/s the rate of creation and the consunption of allot-

¡nents since 1965. The consunption rate has always re¡nained higher than

the rate of creation because of the rapid subr:rba¡ization in the outer

areas that accelerated the housing dernand. The ÍLid 1970's represent

the 'peak period' in the loca1 land rnarket. Thris period also shows a

rj-se in average alloünent prices from $3800 in 1973 to $8949 in 1977

(Badcock, 1986:183). Also, this was the period when bank j¡rterest rates

were lov¡er than the inflation rates-

Thre Souttr Australian Land ConnLission (SArc) established in

Novenrber 1973, was the first to take advantage of the Whitlam Govern-

rnent's urban land programp (TYoy, 1978). By Jr:ne 30, 1911 , it had

spent $40 nLillion on acguisition of 4763 hectares for urban use and

over 921 rnillion on develogrent. By June L977, SAII had produced scne

2358 lots of which 2I0B had been sold or allocated (SAI,C Re¡rcrt, f97B) -

Despite reduced levels of funding ín 1976-77 the Ccnrnission dorninated

the rnarket for hone sites in Adelaide for a brief ti¡re in the late

1970's. Large scale purchase of broadacres suit¡ble for develo¡xrent

was desigined to danpen the fringe land prices. But by the late I970's,

the econornic downturn had taken nmch of the pressure out of the narket

tlrat land banking v¡as supposed to counter-
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Ttrroughout Lg65-12, Whitlam campaignred heavily on the therne of

urban develo¡xnent and the need for co-ordination of its various com-

¡nnents. l,lhritlam increasingly emphasised the problem of the high and

rapidly rising price of land. He tried to find a suitable urban land

policy with the assistance frorn planners and Parlianrent rn+.:nbers who

\^¡ere concerned about r:rban and regional develo¡xrent. His ide¡s deal-

ing the urban land price vùere published in tJ-e Australian Institute of

Urban Studies (efUS) Report, 1977. Consequently, a report was produced

advocating public acquisition of la¡d suitable for urban develoçxnent

as an appropriate way of tackling the land price problem" In L972,

Irfhitlam was able to present far nx:re detailed pro¡rosals on land, its

develo¡xrent, rnanagenent and disposal (Troy, 1978:12-13 )'

Between L911 anð, IgB2, the land narket in Adelaide was depressed-

Prices of allotrnents re¡nained steady follovring a severe drop in the

number of land sales. A drop in average earnings and a sharp rise in

bark interest rates discouraged buying in properby rnarkets' Thus with

the credit squeeze j-n late 1974, fol1c,r^¡ed by the introduction of price

control legistation in Speternber 1975, the incentive to investnent in

land cane to an end. Ttre period between 1977-83 !úas a period of

stagrntion in the land and housing nrarket. In 1984 factors like lower

interest rates, a growing confidence in the economlz and the introduc-

tion of the new first hone cn¡ner's incentive schene provided a stimulus

to dernand for building blocks. The keen ccnpetition in thre housing

narket for new housing again fuelled the de¡nand for building allot-

nents. Ttre average vacant altotrrent price in the outer subr:rbs, once

again, rose frorn $10,592 (1982) to $25,697 (1985) lBadcock, 1986:183]'

At the sanre tirre, the total nr.mber of created allotrnents increased

from 2050 (1982) to 4250 in 1985 (Figure 3) '
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Figures 13a, 13b, 14a and 14b show the stocks and creations of

residential allotrnents in lvletro¡rclitan Adelaide during the 1975-84

period. During 1974-79, 70 per cent of the total a1lot¡rents were

created in the outer suburbs of the Al4A. Th-is was followed by the

niddle suburbs (27-9 per cent) and the inner areas (2.1 per cent),

rnainly representing re-subdivision (Table X). Ttre table also indicates

that between 1980-86, an increase of 23 per cent in vacant residential

allotnrents has been observed in the outer areas. The high rates of

consunption of allotrrents in IGA's like Noarlunga, Salisbury, Tea Tree

Gul1y, East Torrens and Stirling eased during the 1975-79 period

(tables XI and XII). Ttre later period (1980-84) shows a rise in the

consumption of vacant allotments in Munno Para and other fringe

suburbs consistent with the surge in de¡rnnd created by the FTIOS.

Since L976, sigrnificant develo¡xrent has also occurred within the

rniddle zone (especially l4arion and West Tbrrens). Likewise, in

V^ioodvitle hundreds of vacant residential blocks were created by the

develo¡xrent of West Lakes and the adjoining areas. In the }4arion If'A'

with the ccnpletion of the Westfield Shopping Centre, extensive vacant

Iand was converted and developed into residential blocks. Table XIII

shor^¡s tLre vacant aIloünent stocks in I'hrion and other IGA's betv¡een

1974 and 1984. Thre inner area and nost of the ¡niddle suburbs were

already exhausted during the 1980-84 period. In the inner areas,

additional buitding sites were nainly created by the denolition of

existing structures. OnIy ltitcham and l4arion possessed higher stocks

of vacant allotnrents during 1980-84. Tab1e XIV shows the distribution

of allotnents within l4etropotitan Adelaide by 1985. Outer suburbs

other than Elizabeth no\^/ account for the biggest share in allotrnent

stock (83.4% of the At"lA total). On the other hand, the inner areas
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Table X: Creation of residential ailotments, 1974-85,

1980-84 t974-84

SUBURBS

L974-79

No. of
Al I otments

No. of
Al I otments

No. of
Al I otments

%

980 2.8

1 0, 105 29.0

23,136 68.2

34, 82 1 100. 0

1986

Projected o/

r,426 1.6

04 7.0

80, 969 91 .4

88. 599 100.0

"Á %

INNER 557 ?.1 423 5.1

M I DDLE 7,405 27.9 2,700 32.3

OUTER 1g,498 70.0 5,238 62.6

TOTALS 26,460 100.0 8,361 100. 0

Source: Department of Environment & Plann'ing, South Austral'ia.
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Table XI: Percentage Changes 'in Private Dwelf ing Construction,
0uter Suburbs, 1970-71 - 1983-84' AMA.

SUBURB

PERIOD 1 PERIOD 2 PERIOD 3

tg70-7t - Ig74-75 1975-76 - 1979-80 1980-81 - 1983-84

0ther Total Houses
0 ther utner

Changes ìn Percentage

tsetween öe tween
Hou se s Total Houses Total

Dwellin s Dwellin S Dwel I 'in S Periodsl&2Periods2&3

ELIZABETH 861 2I2 1,073 561 519 1,080 84 ?88 37? + .65 -65.5s

NOARLUNGA 5,613 305 5,918 5,132 859 5,991 2,554 498 3,052 - I.23 -49.05

sALisBURY 6,438 586 7,024 4,549 I,25I 5,800 ?,302 609 2,91I -I7 '24 -49. 81

ST I RLI NG 601 r7 618 1,051 23 1,074 499 2 501 +73. 78 -53, 35

TEA TREE GULLY 6,135 136 6,271 4,586 662 5,248 2,207 534 2,74I -16'31 -47 .17

Source: Austral ian Bureau of Statistics, Spec'ial Bulletin on Housing, August 1985

Ê
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Tabl e XII:

PERIOD 1 PERIOD 2 PERIOD 3

1970-71 - lg74-75 1975-76 - 1979-80 1980-81 - 1983-84

Percentage Changes in Private Dwel I ing Constructìon,
Middl e Suburbs , I970-7I - 1983-84, AMA"

LGA

Changes in Percentage

Between b'e tween0ther 0ther tU ner
Total Houses Total Houses TotalHouses

BRIGHTON ?O?

CAMBELLTOWN 1,430

ENFIELD 748

GLENTLG 49

HENLEY & GRANGE ?99

MARION 1,535

MITCHAM 1,690

PT. ADELAIDE 330

W. TORRENS 470

blOODVILLE 2,106

E. TORRENS ?79

Dwellin s Dwel I'i s Dwellin S Perìodsl&2Periods2E.3

575

684

r,822

r,r24

709

997

r,437

643

1 ,683

1,463

777

?,r!4

2,570

1,173

1 ,008

2,532

3,r?7

973

2,r53

3 ,569

279

67

r,260

97

23

104

1 ,835

1,158

802

185

I ,638

242

159

533

216

297

234

735

439

433

639

1 ,781

38

226

1 ,793

313

320

338

2,570

r,597

r,235

824

3,419

280

52

624

46

14

48

1,539

677

536

95

1 ,066

22r

170

539

26r

29r

85

779

236

406

449

907

ö

???

1,163

307

305

133

2,318

913

942

544

1,973

?29

-70.91

-15.18

-87.82

-72.7r

-66.46

+ 1.5

-48.9?

+26.92

-6r.72

- 4.20

- 0.35

- r.76

-35.13

- 1.91

- 4.68

-60.65

- 9.8

-4?.83

-23.72

-33.98

-4?.?9

-18.21

Australian Bureau of statistics, census of Populatìon and Housìng, I9lI, 1976,1981 and

Speci al Bul I et'in on Housing, August i985.
Ê
O{Source:
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Tabìe XIII: Vac¿nt Aì lotrnent Stocks, 1974-1984, AMA

LGA 1974 1975 1976 1977 l97B 1g7g 19BO 19Bl I 982 I 983 I 984

ADELAI DE

BURNS I DT

H I NOMARSH

KENS. & N't.lOOD

PAYNEHAM

PR OS PE CT

ST. PtTtRS

r HTBARTON

UNLEY

I.IALKERV I LLE

CAI'IPBE LLTOI.IN

INFIELO

GLENELG

HENLEY & GRANGE

HAR ¡ ON

MI TCHAM

PT. ADELAIDI

I.I. TORRTNS

r.r000v I LLt

E. TORRTNS

BR I GHTON

TEA TRIT GULLY

EL I ZAEITH

SAL I SBURY

HUNNO PARA

NOARLUNGA

STIRLING

l9

408

57

44

133

49

46

l7

127

42

¿õ

433

39

52

97

47

52

2L

95

57

21

285

6l

47

129

44

49

l9

109

54

7

362

43

53

r21

52

t: ti

l4

139

63

t2

?97

5l

7L

l3B

57

6l

l6

155

77

9

634

65

60

149

62

6B

IB

t60

91

l4

560

6B

47

139

62

6?

t9

151

73

l9

489

56

42

147

56

55

21

t6I

69

32

4s5

67

4B

133

69

57

26

16s

66

r47

444

57

44

132

70

5B

z5

t7l

62

l68

408

49

43

1r5

67

6l

25

l5l

62

445

4t2

I7

64

1,821

1,057

457

238

653

21

142

993

397

l9

70

2. 065

1,063

47t

246

703

26

145

1 ,038

343

23

66

2,?83

734

E2'

193

64?

37

159

977

365

?l

576

?,770

86?

571

232

697

42

155

1,623

402

27

62

?,652

1,609

622

261

911

55

I68

I,Br5

524

32

B6

2,841

1,538

684

303

982

66

157

I,636

470

34

78

2,599

1,404

565

285

807

67

139

1,s23

463

27

7?

?,257

1,2?5

547

262

BB3

79

l?2

L 
"432

458

30

69

?,102

I,103

533

237

1,093

ll

109

I,217

432

26

59

I,845

980

s56

228

74I

180

108

I,r26

439

l8

56

1,453

863

426

?65

668

l7?

l0t

1 ,983

6?

2,469

1.144

?,77?

23

l5,518

1 ,862

7l

2,279

|,422

?,892

27

15,960

1,867

B3

2 ,663

|,702

3,938

?6

17,047

2,242

105

2,120

I ,839

4,062

52

1 7, 978

?,677

r28

2,472

2,138

4,045

63

20, 850

3,440

t2l

?,876

2,011

4,53?

92

2,661

95

2,606

2,056

4,313

7

2,3t7

77

2, 138

I,857

4,039

679

2,?43

68

1,786

1,790

3, 933

1,055

1,843

68

1,407

1 ,569

3, 416

r ,010

1,385

31

1,211

|,246

?,465

95?

Source Departnent of Lands, Vaìuation Division, S. Austral ia
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Table XIV: Vacant Allotrnent Stock, 1985' AMA

Adel ai de

Burnsì de

Hi ndmars h

Kens. & N'wood

Payneham

Prospect

St. Peters

Thebarton

Unì ey

t,Jalkerville
Sub Total

Mari on

E. Torrens

Bri ghton

Campbel I town

Enf i e'l d

G'lenel g

Henì ey & Grange

Pt. Adel ai de

Mi tcham

W. Torrens

Woodville

Sub Total

El i zabeth

Munnopara

Noar'lunga

Sal i sbury

Sti rl i ng

Tea Tree Gul'ly

Sub Total

Grand Total

150

666

7I

65

110

40

56

18

I2T

62

1,359

3,862

750

66

2,495

366

28

I28
772

955

253

I ,208

10, 883

113

18,269

i8,468

10, 377

1 ,750

L2,325

61,302

73,544

Percentaqe of Stock:

Inner areas z I.84%

Mi ddl e areas z 14 "79%

Outer areas: 83.35%

Source Department of Env'ironment and Plann'ing, South Australia, 1985'
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share (I.B%) reflects the scarcity of vacant residential blocks close

to the city centre.

It is worth noting that the majority of the future dwelling con-

struction activity in l4etro¡rclitan Adelaide will occur in the outer

zone with 781100 corrrìencements (68.42) projected for the period l9B4-85

to 2000-01. The rniddle suburbs are expected to absorb 28,500 dwellings

over the period \24.8e"), while the renaining 7800 conrnencernents (6-8%)

will be provided in the inner IGA's (Oepartrnent of frrvironment and

Planning, 1985).

5.3 PRI\¡ATE SECTOR D$¡EJIINSS

Urban econornic theory suggests that residential densities, and

therefore residential land prices should be highest in the nost

accessible ¡nrts of the city. In Adelaide, other as¡rects of the rent

surface show the inportance of the develo¡xrent of the housing stock

under conterrqrcrarlz zoning and building regrulations'

Ttre years between :-.gTo-74 were the peak period for iand price

inflation in the Adelaide fringe narkets. By tJlat time, the outer

suburbs in the Adelaide l',letropolitan Area were grov,ri¡g faster and npst

of the private housing constructions occurred in those areas. In

1972-73 a total of 11 ,J52 residential buildings were cormìenced in ttre

Adelaide lraeúopolitan Area and of which 7978 were houses and the rest

flats and other tlpes of dwellings (Table V). Thre high level in

dwetling cqmencerlìents continued in tJle fringe areas LLII 1976-17 '

De¡na¡d for housing had also affected chnnges in vacant allotment prices

in the outer suburbs (T'a¡te )(\/ and Figure 19). Between 1970-14 vacant

allotrnent prices in the outer areas doubled and in soÍle cases trebled'

For exanple, in ìioarlunga the average price of a vacant allot¡rent rose
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Tabl e: )v: Vacant Al I otment Pri ces, 0uter Areas, AMA

(i n dol 'l ars )

LGA' s 1970 1974 t975 L979 1980 1 984

E LI ZABETH

NOARLUNGA

TEA TREE GULLY

SALI SBURY

STIRLI NG

MUNNOPARA

5615

23r8

691 3

8001

1 450

6018

11 , 811

7 ,406

11,087

9,120

8,651

1 3,409

1 8, 945

g,997

11,598

12,250

10,563

15,?26

2L,545

12,047

14, 939

15,904

16,595

16,260

L9,672

L?,92r

15,62L

15,804

16, 137

16,r27

?3,92r

14,003

26,033

17 ,272

20,837

13,686

Source: Land prìce ìnd'ex, Department of Lands, South Australìa.
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frcrn $2318 (1970) to $7406 (L974) (Tabte )v). Fignrre 16 shows the

house building activities in three areas within the Adelaide l4etropo-

lita¡ Area during the 1970-84 period. In fact, after the end of the

tand price spiral, building activity slackened on the fringes during

L977. By 1977-78 residential building connrence¡rents had declined to

almost half the L972-73 leve1 (Table V). After that the land and the

housing narket stagrnated until the revival of construction activity in

L9B2-83 in the outer and rniddle suburbs (Fign:re 16). Between I97B-79

and 1981-82 thre number of housing loans approved fe1l in Southr Australia.

Savings ba¡l<s housing interest rates also rose frcrn I0 per cent (1978)

to 13.5 per cent (1982) and that of building societies from 11 per cent

(1978) to t¿.25 per cent in 1982. After 1976-71, the funding allocated

for house purchase shifted frorn newly erected dwellings to the pr:rchase

of established droetlings. As a result, house construction decU.ned in

relative terms in the outer areas. llloreover, Ioans approved to indivi-

duals for the purchase of established dwellings increased frorn $270.5

rnillion (1976-'77) to $835.3 rnillion in 1984-85 whereas the value of

newly erected dwellings purchased felt frqn $144.5 rnillion ín 1916-77

to $49.7 rnillion in 1983-84 (Tables VI and VII). Other tha¡ the

fringes, especially in the inner subr:rbs, building activity was

limited nostly to the denolition of existing stmctures and the qcn-

struction of flats and other types of dwellings. VacanLland in the

inner suburbs has long been orhausted r¡ùrile in sqre of ttre niddle

suburbs, nxrdest construction has been possible through the re-

subdivision of the available large blocks, a.9. CaÍpbelltcxøn, Marion

and lutitcham.
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ADELAIDE: PERCENTAGE CHANGE IN PRIVATE SECTOR DWELLINGS 1970-1984

Mean
s. D.

18.8
L6.7

Mean
s. D.

9.4
8.1

Mean
S.D.

6.2
4.6

-tt-2 2-t 1 1 .7 ll.0 t?,5 24 .0 -2.O lt 8 14.4

P
H
L¡

22,2 35.6 48.9

FIGURE 17A: I970-19'7 4 FIGURE 178: ]^915-19'7 9 FIGURE 17C: 1980-1984
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^ADELAIDE : PRIVATE SECTOR DV\TELLING ,( flats & others ).-
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ADELAIDE: RESIDENTIAL ALLOTMENT PRICE (Nominal )
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Figrures 17a, I7b and 17c reflect the changes in the distribution

of private sector dwellings within the Adelaide l4etropolitan Area, and

especially in the outer suburbs. Elizabeth, a public housing estate,

is an exception in the outer areas, where much of the available serviced

land has been exLnusted. With the increase in de¡nand for housing'

vacant allotrrent prices have also gone up in the outer suburbs.

Between L970-75 the average prices of residential land blocks in the

fringes have increased by a factor of seven or eight since 1970

(Table )(\II). During Jrme 1986, the outer areas had a total of 14'726

vacant allotrnents in their stocks, followed by 5205 in the niddle and

only 757 in the inrrer subr:rbs (Departnrent of Environnrent and Planning,

19Bs ) .

S¡ncious private dwellings are mcre concentrated in the north-east

and hills suburbs v,hich had been built up during the last two decades,

follo,ring the building boorn in Adelaide.

... High concentrations of dwellings with nrcre spaces and
roonìs reflect affl-uence and s¡ncious living conditions
and occur nxcst noticeably in the belt of eastern suburbs
stretching along thre pleasant slopes of the lttlor:nt Iofty
Ranges from tlodburry in the north, through Burnside to
Blac]$,rood, Aberfoyle Park and ttrallett Cove in the South.
These areas are not only in what has traditionally been
Adelaide's high status sector but are also relatively
recently developed and therefore reflect the trend during
the last fifteen years tovnrds larger fanily dwellings.
The clusters of high values in West Iakes and adjacent
western suburbs represent similar but nx¡re recent higher
status housing developrent on land previously ill drained
or used for rnarket gardening. (Forster, 1984:ix)

As a result of investment and redevelo¡xrent, vacant allotnent

prices have increased significantly in those high class areas nentioned

above, e.g. in Burnside the average price of a vacant allotnent has

been raised from $9753 (1970) to $33,769 (1981).
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Tabl e XVI : Average Fringe Land Prices: AMA

1970 - 1985.

YEAR LOT PRICE

1 970

L97l

r972

1 973

r97 4

L975

L976

r977

1978

1 979

1 980

1981

r98?

1983

1984

1985

($)

2,900

2,800

3, 100

3,800

5,200

6, 100

6,900

g,949

9,602

10,214

1 0, 303

10,509

10,592

11,951

17,662

25,697

Source: Badcock (1986, 183).
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Table XVII: Private Sector Dwell ings: 1970-84

INNER SUBURBS MIDDLE SUBURBS OUTER SUBURBS

YEAR

HOUSES
FLATS &
OTHERS

HOUSES
FLATS &

OTHERS
HOUSES

FLATS &

OTHERS

1 970 277 1,305 1,800 2,353 3,934 r37

I97T 36? 1,168 1 , 931 2,630 4,279 156

r972 258 957 1,913 2,686 4,242 252

1 973 270 1,034 r,725 1 ,905 4,2?B 272

r97 4 169 r,r32 7,769 1,563 3 03 465

r975 r62 908 1,794 r,625 4,331 784

r976 164 672 L,799 1,834 4,746 L,072

1977 t67 576 r,692 873 3, 89 829

I 978 136 379 1,051 579 2,507 481

r979 134 369 1,075 637 2,330 517

i 980 128 335 1 ,035 557 1,951 454

1 981 I28 467 1 ,041 1, 167 r,562 286

r982 r02 710 1,042 1 ,059 2,r02 360

9

5

1 983 174 793 1,800 I,348 3, 579 873

8171 984 159 813 1,645 1 , 158 3, 108

Source: Australjan Bureau of Statistics, Census on Populat'ion and
Housìng, I97I, 1976, 1981, and Specìal Bulletin on Housing,
August 1985.
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In thre inner suburbs and other older areas such as Glenelg'

concentrations of flats developed partly because of the existence of

a reservoir of large o1d houses suitable for subdivision. Flats also

developed along the coast pa.rtly for the saflìe reason' as weII as in

response to a de¡and for holiday and retire¡nent acconmodation. Ttre

lack of flats in the ir¡ner western suburbs j-s also partly the result

of a lack of older dwellings suitable for conversion, as weII as the

unattractiveness of these industrial areas to residential investors

(Figure IB).

Since planning legislation in the late 1960's gave local authori-

ties the power to control residential densities, the building of flats

or other nedium density housj-ng has been subject to considerable

restriction. Usually, flats have a high degree of concentration in a

limited number of areas. Zoning had the effect of concentrating new

flat construction in areas \^ùrere flats already existed and excluding it

entirely from nx¡st newly developing outer subr:rbs. In a ntrnLrer of areas

in Burnside and Unley, changes to zoning ¡rclicies have resulted in flat

and hore unit deveì-opnent being curtailed (Yor:ng, I9Bl )-

In future, the outer suburbs will oçerience add-itional grovvtht

and thre projection (nepartnent of Environnrent and Plar¡n-ing, 1-985) shornts

that the denrand for housing in the fringes will continue to rise. The

rising de¡rnnd for housing wil-l inevitably affect residential prices

in those areas. The future of the outer areas shows a high degree of

population concentration in IGA's like Noarlunga, Mururo Para, Tea Tlee

Gully, Stirling, I4eado¡s and Salisbury. The outer areas wiII undergo

substantial ¡npulation growth, an increase of 222,200 6¡ (+55 per cent)

(Oepartnent of Environment and Planning, I9B5). On the other hand, in

the middle a¡d inner suburbs, redevelo¡xrent will take place through the

denx¡lition of the under-capitalized structures -
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Table XVIII Vacant Allotment Prices and Number of Sales.
AMA: 1970-84 (Absol ute F'igures )

PERIOD INNER SUBURBS MIDDLE SUBURBS OUTER SUBURBS

Pri ce
($)

No. of
Sal es

No. of
Sal es

Pri ce
($)

No. of
Sal es

Pri ce
($)

1970 11,830 4r? 9,9?7 4,455 3,666 3,865

r97t 10,090 399 8,966 4,931 4,247 4,296

t972 LL,724 480 9,915 4,989 4,680 5,07?

1 973 14 ,607 135 12 ,060 5,899 8,021 7,055

r97 4 17,257 153 14,613 3, 973 9,716 ?,455

1975 18,463 155 L7 ,79? 3,803 L3,022 4,04?

r976 2r,6?4 243 20,633 4,105 16,?42 5,713

r977 25,092 230 ?2,62r ?,7 41 16, 368 4 ,rr2

1978 25,99r ?3r 24,860 ?,285 16,068 ?,845

r979 26,062 i94 ?4,720 2,?4? 16,090 2,416

1980 27,534 24r ?5 ,837 2,27L L5 ,726 2,r?5

1 98i 31,879 ?r0 ?6 ,81? ?,223 15 , 079 2 ,037

1 982 34,077 151 27 ,869 L,924 Lr,32? r,9?0

1983 35,465 170 30,257 1, 963 13,879 2,283

1 984 43,090 292 36,613 2,927 L6,977 4,368

Source: Department of Lands, South Australia, Sales 'index
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Tabl e XIX: Average Vacant Allotment Prices (Real )

AMA: 1970-84. (1985 $A = 1.00)

PTR IOD INNER SUBURBS MIDDLE SUBURBS OUTER SUBURBS

1970

r97I

r972

1 973

r97 4

r975

t976

t977

I 978

1979

1 980

1 981

r982

1 983

1 984

11,830

TI,724

14,607

77,257

18,463

2l,624

25,09?

25,99r

26,062

27 ,534

31,879

34,077

35,465

43, 090

47 ,9II
38, 846

42,675

48,349

49,5?7

45, 788

46,9?4

48,r76

46,263

4?,7 4L

4r,025

43, 355

4I,9I4

39, 01 1

45,675

8, 966

12 ,060

14,613

17,79?

20, 633

??,62L

24,860

24,720

?5,837

?6,812

27,869

36 , 613

40,204

34 , 519

36,090

39, 918

41,939

44,I?4

44,773

43,432

44,?50

40, 540

38,497

36,464

34,278

33,282

38, 809

3,666

4,247

4,680

8, 021

9, 716

13,0??

L6,242

16,368

16,068

16,090

75,726

1 5 ,079

rI,3?2

13,879

L6,977

T4,847

i6,350

17,035

26,550

27 ,884

32"?94

35,245

3r,426

28, 601

26,387

23,43r

20,507

13,926

15,266

1 7, 995

10,090

9?79

9, 915

36,257

Sou rce Sales index figures, Department of Lands, South Austral'ia.
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5,4 GIAI.IGES IN I.G.A POPUI,ATION

Residential land prices res¡rcnd to the distribution of ¡rcpulation

growbh in an urban area. Urban econornic theory suggests that popula-

tion density should be highest in the inner suburbs and along trans¡rcrt

routes because of the need to use expensive, highly accessible land as

profitably as possible and because of the historical legary of ¡n¡re

densely developed housing in tJ-e inner, older areas. But the pockets

of medium density housing in Adelaide are actually wideJ-y scattered

throughout the urban area and rnany inner suburbs have undercapitaU-sed

sites, suggesting greater conrplexity of tLre existing density pattern

as op¡nsed to the theoretical situation-

Within the Adelaide Metropolitan Area, since 1966 the increase in

population has slowed sonevùrat. The 1966 Census shows a total Adelaide

I1gtropolitan Area trnpulation of 71I,600, whereas in 1986 the Adelaide

Ivletropolitan Area populabionhas increased to 997,700 (Australian Bureau

of Statistics Census, 1986). Although during the last fifteen years

the overall population grov,rth rate has been sluggish, internal migra-

tion within Adelaide has caused significant variations in the d'istri-

bution of poputation. With rapid suburbanization of the fringes,

shifts in population from the inner to the newly developed outer

subr:rbs of the Adelaide lvbtropolitan Area have occurred. In 1966'

the inner area had a ¡rcpulation density of 2099 persons,/lsn', whereas

in 1g86 it had declined Lo 1174 persons/cn' (ra¡le rx). In the corning

years, the density of the inner area population is oçected to decline

... the projection indicates that between I9BI and 200I,
the LC'a'è iñ tfre irurer region will undergo a loss in
population of 6600 persons (-5.3%)- (Projection of
Þopulation and D¿elling, Departrrent of Environnent and
Planning, 1985)

nìore.
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On the other hand, since 1966 irnpressive increases have been observed

in the fringe areas. Table IX shows that the outer areas had a very

low ¡rcpulation density, only 141 persons/cnt in 1966. The 1986 Census

shows that the ¡rcpulation density in fringes have increased to 367 per-

sons,zlsn'. In the near future, ncre concentration of ¡topuJ-ation is

oçectedtotake place in the outer areas.

... Over the same period, the outer sector will undergo
substantial ¡rcpulation growttr, an increase of 222,200 or
(+55%). (Projection of Population and Døe11ing, De¡nrtrnent
of Environnrent and P1anning, 1985)

For the present study, changes, pertaining to the population

characteristics of each IGA, have been considered over the thlree census

periods I97L-76, I976-BL and 1981-86. The Fign:res 20a, 20b and 20c,

since 1,910, shcx¡ the relative changes in the percentages of population

within each IGA. The figures reflect considerable decline in popula-

tion concentration in the inner suburbs where ¡rcpulation had been

falling for rnany years. Ho\¡Iever, a few inner suburbs have gained popu-

lation slcruvly since the ¡niddle of the 1970's. Reinvest¡nent in the

north and eastern inner suburbs has irrproved the residential anenity

of those areas. Population losses slackened in Burnside, Hinùrnrsh,

Prospect, Unley and in Walkerville partly as a result of inner city

residentiaÌ redevelopnent policies. Redevelo¡xnent in the old inner

suburbs reflected the councit's efforts to slow the ¡rcpulation decline.

l4any flats and honre units \,fere ccnrpleted for the lower incore people

through thre de¡rolition of the existing structures.

Since the rnid 1960's, subdivision and re-subdivision of large

residential allotnrents, Iocated in the middle suburbs, have irrproved

the supply in the local land rnarket to meet the increased de¡nand for

housing. Population density in the rniddle suburbs rose from 983
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persons/]sn' (tg6e) to 1040 persons/cn' (tgle) and then continued to

decline slightly by 19Bt to L022/1<n2 and 1009/<n2 by 1986 (Table IX) '

campbelltown, I4itcham, East Torrens and woodville have shov¡n consider-

able increases in their ¡npulation (Table )O(I)- Cambelltown and Fast

Torrens were devetoped during the rnid 1960's and the early 1970's;

inflation in the fringe land prices had sigrnificantty affected the

local housing rnarket. In the outer suburbs, except Elizabeth, all

IGA,s have sholvn considerable growth in their population' The popula-

tion projection for the fringe areas also indicates a higher rate of

increase in ¡rcpulation tov¡ards the end of this centurlz" In Noarlunga'

the local popul-ation has increased from 28,464 in 1971 to 73,090 in

1986 and is projected to be 119,275 by 200I, reflecting an increase of

85.76 per cent within a period of 15 years (Austalian Bureau of statis-

tics census, 1986, and Population Projections, Depart of Errvironrent

and Planning, 1985). For the sanre period (i.e. 1986-200I), population

of Munno Para, Salisburlz and Tea TYee Gully have been projected to be

72,3L3 (an increase of 116.2 percent) , Il-1 ,256 (and increase of 34'9

per cent) and 1061092 (an increase of 46.2 Wt cent) respectively'

By contrast, witl:r the exception of Hin&narsh, unley and Adelaide city,

other inner suburbs have oçerienced a steady decrine in ¡npulation

since the beginning of the 1970's'

Ttre steady growth of fringe ¡rcpulation in the Adelaide lr4etropolitan

Area has been rnatched by the increases in residential land prices in

those areas. Ttre average vacant allotment prices in the Adelaide

fringe areas have risen from $2,900 in 1970 to $25'697 in 1985

(Badcock, 1986:183). At t-l-e sane tj¡ne, the ¡rcpulation of the Adelaide

frínge areas has increased from I41 persons/l<n' in 1971 Lo 277 per-

sons,/lcnt in 19BI and 367 persons/cn' in 1986 (Australian Bureau of

Statistics, 197I' 1981' 1986).
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Tabìe XX: Annuaì Changes in LGA Population, Inner Zone 1966-81, AMA.

I9ir-76 I 9 76-Br

Totaì
Population T Popuìatìon T+N Increase

in 5 yrs

LGA

ADE LA I DE

BURNS I DE

H I N DMARSH

KENS. & N'|,IOOD

PAYNEHAM

PROSPICT

5T. PITERS

THEBARTON

UNLEY

t"lALKERV I LLE

Source

Totaì
Population T Population T+N Increase î1i::1-^

in 5 Yrs 
lncrease

Totaì
Popul ation T Popuì ation T+N lncrease

in 5 yrs

Annua l
I ncrea se

Annual
Increase

18,577

38,758

1 1,352

11,928

t 6, 844

2l,4l l

1 1 ,334

12,296

39,7?7

6,723

16,313

39, 339

10,306

1 1 ,081

1 7,543

20, 934

I0,675

11,831

39,928

7 ,208

-?,?64

581

- 1 ,046

-847

699

-477

- 659

-465

20I

485

-453

lt6

-209

- 169

140

-95

- 132

-93

40

97

- 758

1 3, 775

38,46 I

8,693

9, 652

tl ,547

t 9, 487

9, 306

10,318

37,018

7 ,2t0

-2,538

.B7B

-t,613

-L,4?9

4

-1,447

- 1 ,369

-1,513

-2,910

2

- 508

- 176

-323

-286

0.8

-?89

-27 4

- 303

-582

0.4

'?,740

13,775

38, 461

8, 693

9, 652

17 ,547

1 9, 487

9,306

t 0, 318

37,018

7 ,?10

12,656

37,593

7,593

8, 950

16,502

l8, 591

8,458

9,208

35,844

6,840

- 1, 119

- 868

-1,106

-702

-1,045

-896

-848

-l,100

-1,174

-470

-224

-17 4

-220

- 140

-209

- 179

-170

-220

-?35

-74

r6,3r3

38,339

10,306

l t,08l

1i,543

20,934

10, 67 s

11,831

39, 928

7 ,?08

-1,845

0epartnent of Environment and Planning, 1983

¡..J
æ



Table XXI: Annual Changes in LGA Population, Middle Zone' 1966-81' AMA

I9il-76 I 976- 811966-71

LGA

CAMPBI LLTO1,lN

ENF I ELD

GLTNE LG

HENLEY & GRANGE

MAR I ON

MI TCHAM

PT. AOELAIOE

!I, TORRENS

I.IOODV I LLE

E. TORRENS

BR I GHTON

popuìation T Population T+N T:::1...11:::]r.
ìn 5 yrs

popuìation T popuration T+N i¡lif;:: îl:::lr. Popuration T Popuration T+N iililf:11:ï::,.

I ,834

-6,709

-1,110

- 1 ,068

-707

4?3

-618

-2,895

2,358

449

-1,969

32,083

78, t3l

t4,76?

t4,146

66,950

52,874

39,823

46,2??

73, 878

3, 813

2?,620

37 ,9q2

77 ,435

t5,237

16,128

67 ,572

57,746

38, 968

s0,097

72 ,806

4,202

2?,583

5,859

-696

475

1 ,982

6??

4,872

-855

3, 875

- l ,072

389

-37

l,t7?

- 139

95

396

124

975

-l7l

775

-214

79

7

6,178

37 ,94?

77 ,435

13,237

I 6, 128

67 ,51?

51,746

38,968

50, 097

72,806

4,202

2?,583

41 ,250

73, 506

14,416

r6,587

67 ,287

59,886

36,025

4 7 ,994

75,?76

4 ,801

2l,410

3, 308

-3,929

-8?r

459

-285

2, 140

-?,943

-2,103

2,470

599

t,173

662

- 786

- 164

9?

-57

428

- 589

-421

494

120

-235

3,41 3

41,250

73,506

14,416

l6,587

67 ,287

59,886

36,025

47,994

75,?76

4, 801

2l,4lo

43,084

66,797

13,306

15,519

66, 580

60, 309

35,407

45,099

77 ,634

5,250

l9 ,441

367

-1,342

-?2?

-214

- t4l

85

-t24

- 579

472

90

- 394

417

N
@

Source: Departr¡ent of Environment and Planning, l9B3



Table XXII: Annual Changes in LGA Popuìation, Outer Zone, 1966-81, AMA.

t97t-76

poputation T population *- ifi:i:: 1l:::]r. poputation T population ,-* IÎlllr'" Inn'ut,r. popuìation T popuìation T+N iËiff: îil:ålr.in 5 yrs ¡ncre¿

32,949

35,76?

14,198

t4,277

i,551

2l,314

1966- 71

33, 389

56,?79

28,464

20,r19

8,359

36, i08

440

20,5l 7

14,266

5, 902

808

15,394

33, 389

56,?79

28,464

20, l79

8,359

36, 708

33,724

77,482

47 ,35?

??,363

10,757

56,052

335

?1,?03

18,888

2, 184

2, 398

19,344

I 976- 8l

32 ,608

86,451

60, 928

26,9?7

1 3, 193

68, I47

-1,116

8, 969

13, 5 76

4,564

?,436

r2,095

ELI ZABETH

SAL I SBURY

NOARLUNGA

MUNNOPARA

ST I RLI NG

TEA TRTE GULLY

88

4,103

2 ,853

1,I80

t6?

3,079

67

4,241

3.778

437

480

3,869

33, 724

77,48?

47 ,35?

??.363

lo,757

56,052

-223

1,794

?,7t5

913

487

2 ,419

Source: Departnent of Environment and Pìanning, 1983

o
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High densities in the north-western and the south-eastern corners

of tLre city of Adelaide itself and in Glenelg certainly do reflect the

impact of recent construction of expensive medium density and even high

rise housing and therefore bear out economic theory. But high ¡rcpula-

tion densities in some rniddle and outer suburban Housing Trust areas in

Êlfield and Elizabeth are more cfosely associated with very high occu-

pancy ratios in senidetached cottages. Population densities in the

inner suburbs such as Unleyr Norvnod, Hindnarsh and Thebarton are highly

variable as a result of the combination of pockets of higher density

housj-ng, population losses thrrough ageing and outward shifting"

The rniddle suburbs of the Adelaide lvletropolitan Area are charac-

terised generally by densities of 2000-3000 persons/an2 (Australia¡

Bureau of Statistics, 1986). Oi:ì the other hand, suburbs fringing the

Adelaide Hills in the east and particularly the south-east, density of

population is lcx¿er rnainly due to very high property values and par-

tially by the restrictions irrposed by the relief-

5.5 EMPI¡YI,IBII OPPORTUNITIES Al'lD CIIY OF ADEI,ATDE TFLTP DESTINATIONS

Adelaide is the traditional city centre dorninated by tall office

blocks and governnent buildings. In spite of the general n¡cvement of

enploynent to the subr:rbs after the 1960's, the central city still

provides the largest single concentration of job op¡rcrtunities in tLre

urban area. At the 1981 Census, approxirnately L2 per cent of Adelaide's

enployed ¡rcpulation was v¡crking in the central area (Australian Br:reau

of Statistics, 5). Since IglO, with the expansion of the city, new

invest¡rent has created new job opportunities in the outer suburbs'
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It is very difficul-t to establish any direct enpirical reÌation-

ship between factors like job opportunities or city work trips and

residential land prices in the metropolitan area. Hcx,vever, it can be

argnred that the location of a job centre has a sigrnificant im¡nct on

its surroundj-ng resídential areas and consequently helps in raising

the housing and residential land prices. In fact, the presence of a

job centre implies a higher demand for housing surrounding it-

'At th" end of the Second World War, a high proportion of the jobs

and services rnainly crcncentrated in the central area and inner indus-

trial su.burbs'(Srnailes, !967:17). The State Plalning Authority set out

to Umit job concentration in order to reduce the work trips to the

central area and the load on transport routes serving the centre, and

also to inprove the access of suburban residents to jobs and private

and governnent services. Thre rapid movenent of residents to the

suburbs was followed by the relatively rapid subr:rbanization of jobs.

Ttre actual nunber of jobs in the CBD of Adelaide declined frorn 86,750

in 197I Lo 67,209 in 1986 (Australian Bureau of Statistics 1971, 1986

Census) and also the nr¡nber of jobs in the closest suburbs stabilised

or declined slowly (fab1e )CflII).

In Adelaide, it has been found that sonre tlpes of erçlo1ment are

more centralised than otlrers and scrne have decentralised nxore rapidly

than others. In particular, nnnufacturing enploynrent and the blue

collar jobs it mostly provides is no longer heavily concentrated in

the inner areas of the Adelaide lletropolitan Area. In fact, the nwnber

of resident core blue collar workers has dectined considerably from

19,264 in 1966 to 8598 in 19BI within the industrial inner subr:rbs of

the Adelaide l{etropolitan Area. Samiles, referring to the relocation

of nnnufacturing industrlz in Ade1aide, says:
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Tabl e XXIII: Adel ai de Metropol 'i tan Area

LGA T97T t976 1 981 1 986

Adel ai de

Burnsì de

Hi ndmars h

Kens. & N'wood

Payneham

Prospect

St" Peters

Thebarton

Unl ey

Walkerville

Campbeì I town

Enfi el d

G'lenel g

Hen'ley & Grange

Mari on

M'itcham

Pt. Adel a'i de

l¡J. Torrens

Woodv'i I I e

E. Torrens

Brì ghton

T. T. G.

El i zabeth

Sal i sbury

Munnopara

Noar'lunga

Stì rl 'ing

86,750

6,990

6,897

6,362

2,4r7

3,384

2,6II
6,210

7 ,93L
1 ,878

3,011

1 9, 991

2,556

r,?.87

15,527

10, 502

13 ,334

19, 351

30, 1 89

507

2,942

2,510

9, 755

9,628

1 ,659

3,237

969

90,175

8, 819

7 ,965
7,778

3,417

4,4r4
?,94r
7 ,022

r0,077

2,073

79,033

9,?85

8, 361

7,258

3,7 45

4, 188

3,258

I,961
10, 707

?,065

67,?09

9, 385

8,550

6,456

3,872

3, 756

3,510

B, 493

10, 907

2,0I7

9, 554

I,627
16,595

2,925

9, 969

l,'54?

4, 811

?4,826

3, 041

1,817

17,95?

!4,327
15,444

21,381

32,349

8?7

3, 518

5,391

24,613

2,961

1 ,809

i5,289
14 ,57 4

14,20?

19, 5 71

29,120

870

3,690

7,9?0

10,886

T7,T28

2,779

9,407

r,487

5,611

23,434

2,853

1,740

T2,T42

14,056

12,538

i7,356
25,46r

850

3,606

5,660

12, 580

16,323

?-,47 4

7, 908

1,354

Source : Austral i an Bureau of Stati sti cs, Census of Popul ati on,
1971, 1976, 1981 and 1986.
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... Every firm which nìoves out will probably eventually
draw at least sorne of its skilled workers after it, and
the decline in the l-ocal ¡rcpulation will not be halted
by reducing the locally available emplolznent.

(Snailes , L967 236)

In the Adelaide Metropolitan Area, suburban industrial areas have

attracted nnnufacturing firms and suburban shopping centres have

attracted retailers and sone services but few offices. lvlost of the

retailing and services and nearly at1 of the rnanufacturing erptoyrnent

in suburban areas are dispersed over a large nurnber of suburbs in the

Adelaide Metropolitan Area. The suburban centres have relatively

little office emplolrrent and the public trans¡nrt services to nost of

them are limited. Rather than the central area jobs being too numerous,

soÍ€ people feel they are too few, especially jobs for unskilled and

semi-skilled workers. Unenployment rates are higher in the ir¡rer

subr:rbs. The decline during the 1970's in the labour intensive nEtnu-

facturing that was mostly located in the inner suburbs of the Adelaide

l4etropolitan Area, has reduced their numbers of blue collar jobs.

It is ap¡nrent that alnost all of the outer subr.rbs have gained

more resident r,'¡orkers (Table )O(rV). Since 1970, the number of the

locally enployed r^¡orkers has been increasing in the fringe areas.

Blue co11ar ranrkers, l.iving in Elizabeth, Sa1isburlz, Iqu¡no Para and

Noarh:nga, have found it nrore convenient to be enployed 1ocally in

terms of avoiding longer work trips. The period 1970-74 also shor¿s a

high rise in the residential land prices in the outer suburbs.

Fi-grures 2Ia, 21b and 21c and also Table )O(rV indicate t]rat rn¡st

of the outer suburbs provide nore job opportunities to their residents

than the central area. Elizabeth, Salisburlz, Munno Para and ìüoarlunga

in the outer and Erfield, Port Adelaide and Vüoodvill in the rniddle

zone reflect the concentration of higher nunl:ers of locally enployed
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Mean
s.D.

r4 -6
7.5

Mean
s.D.

Mean
S. D.

-8 .0
1-6

-2.5
3.5

s.l 64 5.2

P(,
L¡l.r t.t l:ì.1 t6.l 22 ? 28.2

FIGURE 214: I910-1914 FIGURE 218: 1975-1979 t'IGURE 21C: 1980-1984
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Table XXIV: Percent¿ge of LGA llorkforce in the CBD' I97l-I986' AMA.

I 976 I 981

Horki nI
I

I Change

197r-76 1976-Bl
LGA

TEA TREE GULLY

ELI ZABETH

SALI SBURY

MUNNO PARA

STIRLING

NOARLUNGA

the Ade
Ci ty

Empl oyed
Usual

Res i dents

14,426

31,093

s,956

6, 596

27 ,346

20, 758

15,233

21,046

30, 495

1 ,538

8, 692

}lorking
the Adeì

Ci tY

Empl oyed
Usual

Res i den ts

6, B25

15,920

3 ,644

4,356

7,454

8,460

3,979

4,t62
16,085

3,067

17,70t

32,383

6,331

7,727

30, 302

25,875

14,938

22,?46

33,4?4

2,187

8, 983

l.lorking in
the Adel ai de

Ci ty

4,434

5, 012

1,152

1 ,446

6, 138

6,400

1,349

4 ,605

5,091

553

1 ,745

6,043

1,308

5,549

854

1 ,358

3,290

Empl oyed
Usual

Res i den ts

4,354

15,244

2,659

3, 580

6, 781

7, 609

3, 480

3, 180

14,764

2,930

rB,532

25,884

4,897

6, 591

28,86?

25,?56

13,137

19, 173

31,321

2,367

7, 664

in
aìde z

30. 92

26.r9
32.37

30.47

?8.44

33. 37

11 .29

31.92

19.0i
20. 09

31.89

tn
aide

ADE LA I OE

BURNS ¡ DE

H I NDMARSH

KENS. & N'|^JOOD

PAYNEHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

r.lALKtRV I LLE

CAMPBE LLTOI,IN

ENFIELO

GLENELG

HENLEY & GRANGE

MAR I ON

M ITCHAM

PT. ADELAIDE

l,l. TORRINS

t,lOODV I LLE

E. TORRENS

BR I GHTON

3,871

5, 798

806

I ,236

2,104

?,673

L,??B

1 ,005
5,437

I, t0B

6,441

14,349

3,97?

4,?87

6,681

8,335

3,950

4,446

15,499

2,725

60. 09

40.40

?0.29

28. 83

31.49

32.06

31.08

?2.60

35.07

40.61

3,295

5,879

69?

1 ,334

2,186

?,5t7
|,?26

956

5,068

I,137

2,??3

4 ,830

504

I,102

t,75?
t ,9Bl

I ,065

680

4,283

988

51.05

31 .68

18. 95

30. 78

25.83

26.03

30. 60

21.38

29.00

33.7?

4,461

8,146

t,928
2,010

7 ,778
6,9?8

|,721
6,719

5,816

309

2,77?

4.918

7,480

1,647

?,023

7,361

7,485

1,714

6,291

5,85I

4Bl

2,35?

48.27

36.9?

18.99

30. 62

?9.3?

29.75

30. 8l

?2.96

3t .50

J7 .07

?7 .78

23.09

26.01

26. 18

24.29

?8.9?

11.47

28.?7

17.50

2?.00

26. r8

23.9?

19.36

23.5?

2t.93
21.26

?5.34

r0.26

24.01

t6.?5

?3.36

?2.76

- 11 .82

-3.48
-r.29
+1.79

-?.17

-?.31

-0.?7

+0.36

-3.57

-3.54

-3. t4

-3. l0
-6.36

-q.29

-4. 15

-4.45

+0. 18

-3.65

-1.57

+1 .91
E 7t

+2.78

-5.24

-0. 05

+0.I6

-3.49

-3.7?

-0.21

-1.58
-2.50

-3.35

-3.86

-3.73

-2.49

-4.?5

-3.03

-3. 58

-1 .21

-4.26

-t.25
+1 .36

-3.4?.

3, 760

I,823
4,291

721

903

|,647

I 3,909

12,149

?0,79?

6,830

3,163

10, i67

27.03

15.00

20. 63

10. 55

28. 54

15.29

5,925

1 ,765

6,050

798

t,?79
3, t5l

?4,t27

t3,772

32,955

8, 892

4,613

20,36?

24.55

12. Bl

18. 35

B. 97

27 .7?

15.47

30, 04 1

n,533
36,859

9,96i
5, 608

?3,973

20. u
1r .34

15.05

8.57

?4.2r

t3.72

-2.48
-2.19

-2.28
-1.58
-0.82

+0.18

-4.45

-t.47
-3.30
-0.40

-3.51

-1.75
o

Source: Austr¿l ian Bureau of Statistics, Census on Journey to Work (l9Bl )
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1 Mean
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Mean
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workers cofipared to the central area (Table )O(IV) - Figures 22a, 22b

arñ, 22c also show a high 1evel of change in the numbrs of Adelaide

work trips in the outer as well as in the inner suburbs. lt4ore jobs

\¡/ere created in the outer suburbs during the period under exarnination

and blue collar workers resident in those areas were increasingly

found to be enployed in local rnanufacturing and processing jobs.

Between 1970-84, the nurrber of blue collar workers declined with a

subst¿ntia1 rise in the white collar workforce in the inner areas"

5.5 UPPR WHIIE COLI.,¡AR IÐRKFORCE

lrlhrite collar workers are defined as 'professional, technical and

adrninistrative workers' v¡tto are in general the best ¡nid and most

hiqhly qualified groups in the labour force and their jobs carry the

rnost prestige (Australian Bureau of Statistics, fgBI). FUrther, the

white collar workers have been classified into two categtories: upper

white collar a¡d loqrer white collar. lrlorkers involved with 'profes-

sional, technical, administrative, executive' IIunagerial jobs' form

the upper l¡ñite c-ollar group and those people erçloyed in businesst

clerical, sales or cofinmnity services constitute the lower v¡hite collar

class (Australian Bureau of Statistics, 19Bl)'

Between 1970-84, the total upper white collar rn¡orkforce had

increased frcrn 12,481 in 1971 to I5,2Ig in 1981 residing in the tradi-

tional inner residential suburbs of nretropolitan Adelaide (tabte )O(V).

lr4any of the re¡raining blue collar workers living in the r'vorking class

inner suburbs have to connìute to their work places, nostly rnanufactur-

ing and retaiting, relocated from the inner to the rniddle suburbs'
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Between l-970-84 the total upper white collar workforce had increased

from 12,48I in 197I to I5,2I9 in 19Bl residing in the traditional inner

residentj-a1 suburbs of Metropolitan Adelaide (fable )ory). Nlany of the

rernaining blue collar workers living in the working class inrrer suburbs

have to conrnute to their work places, nxostly rnanufactr:ring and ret¡iling,

relocated from the inner to the niddle suburbs.

Between the 1960's and the rnid 1970's, outer areas within the

Adelaide l.4etropolitan Area grew rapidly and nore job opportr:ni-ties were

created which affected the residential land and housing prì-ces of those

areas" CI1 the other hand, since ÍLid l-970's, revitalization of the irurer

areas has attracted nrcre white collar workers in t]:e traditional inrrer

residential suburbs of l4etropolitan Adelaide. Partly as a result of

the trend, gentrification has occurred in sonre of the inner suburbs of

lletropolitan Adelaide (Table )off) .

The place of residence of professional, technical and adrninistra-

tive workers within a city is usually a good indication of the social

status or desirability of different suburbs. Their high incones allorv

them a wide range of housing choice. Ttre highest concentration within

Adelaide is found in the pleasant residential environnents of the

eastern and south-eastern suburbs, fringing the hills or along thre coast.

Fign:res 23a, 23b and 23c show the percentage changes in upper

white collar workforce concentration within the Adelaide lttletropolitan

Area during 1970-84. Ttre traditional residential areas in the north

and eastern subr:rbs and close to tJre city contain large numbers of

upper white collar workers. Table )OÕ/ indicates that since 1970, the

inner areas have attracted a growing pro¡rcrtion of upper white collar

workers. Between l97O-74 the increase has been I2.BB per cent, i.e.

from 12,463 in 1970 to 14,069 in 1974. But the outer areas, during
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Tabl-e )O(/: Distribution of the Upper White Collar
Workforce in lr,tretropolitan Adelaide. *

Period Inner
Suburbs

I'[iddIe
Suburbs

Outer
Suburbs

l,letropolitan
Total

r970

I91L

r972

r913

191 4

1915

r976

I971

1978

L979

I9BO

19BI

1982

T9B3

I9B4

L2,463

12,ABL

13,077

13,637

L4,069

L4,344

L4,866

14,BB2

15,009

L5,042

15, l2B

1.5,219

L5,302

15,337

L5,B2l-

33,024

34, 136

34,345

36,74r

37,303

38,478

39,565

39,930

40,32r

40,968

4I,407

41,63r

4I,879

42,357

42,930

B,B'12

I0,260

L),,342

72,784

14,420

15,804

T7,T9T

I7,'769

18,545

19,4r2

19,851

20,893

2r,902

22,646

23,rr4

54,359

56,877

58,764

63,162

65,792

68,626

1r,622

72,58L

'73,875

75,422

76,386

77 ,7 43

79,083

80,340

81,865

* See text for definitions.

Source: Australian Br.reau of Statistics, 1984:
tabulations.

Unpublished Census
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.A.DELAIDE: UPPER WHITE COLLAR WORK FORCE " I970-84.
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the sane period have also shown a tremendous absolute increase in

their upper white collar workforce. In 1970 the total upper white

co1laï workforce in the outer subr:rbs was BB72 and in )'974, ttre totaL

had reached 14 1420, i.e. an increase of 62.5 per cent.

Between L972-74, residential land prices in outer suburbs escalated.

In scne of the outer suburbs, residential la¡d prices trebled. Or the

other hand, since late 1970's, a portion of the reinvestnent in the

inner subr:rbs was capitalized into property values, vùrich resulted in

a rise in residential la¡d and housing prices of throse areas" The

displacenent of various tlpes of cheap acconmodation and in particular

cheap private rental housing, has renoved nnny lower income people frcxn

the newly u¡rEraded inrrer areas. In fact, the number of blue collar

workers has been declining at a higher rate in the inner areas. Tn

1966 thre total blue collar worker in the inner suburbs was 19 t264,

whereas the nunber had fallen to only 6923 in 1986 (Badcock, 1989).

Between 1971 and 1981, the nurnber of upper white collar workers

in the outer areas of tlre Adelaide Ivletropolitan Area has increased

from 10 ,260 to 2O,Bg3. In the sarne period, the nt¡nber of upper white

collar workers in tLre iru:er and fiLiddle areas has increased from I2.4BI

(1971) to 15,219 (1981) and frorn 34,136 (1971) to 41,631 (1981)

respectively.

Nearness to the central area jobs and the availability of other

facilities havc cncouraged rnany upper white collar workers to live in

the high class residential areas of central subr:rbs. As a result;

increasing dernand for housing has been ¡eflected in disproportionate

increase in housing and residential land prices in the central area

since the late 1970's. (cf. Evans' concept of social agglomeration,

Evans, l-973:130-39. )
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5,7 TEÍE SOUTTI AUSÍRALIAN HOUSING ÍRUST (SAITT) TX^¡EIILI}{SS

Thre South Australian Housing Trust was established in 1936. One

of its objectives \¡üas to stabilise the price of urban land by its

active participation in the acquisition, nunageflìent, develo¡xrent and

disposal of la¡d for the whole range or urban uses. It purchased large

areas of land in and around Adelaide, built housing for workers as well

as for welfare fa¡nilies, made land available for large rnanufacturing

establishments and also built and either sold or rented factori-es" The

Tlust is a st¡.tutory authority rather than a de¡nrtment of governnìent

and was establj-shed long before the planning authority"

The l-evel of building activity (private) drarnatically fluctuated

during the 1970's and I9B0's. Stings in the national econoq/ have also

affecbed the private housing market. During the earl-y 1970's' a highly

inflated private land and housing rnarket in the outer areas of the

Adelaide }4etropolitan Area caused an increase in residential land and

housing prices of those aIeas. Between 1970-75, which has been des-

cribed as the period of instability in the land a¡d housing rnarket,

the kust's progranrne was deliberately counter-cyclical. By 1970 tìe

SATII had a total of 23,725 rerftal dwellings in its stock throughout

the nretro¡rcIitan area of which 14,870 were in the central sector of

Adelaide. In 1984, the central sector of the Adelaide l'4etropolitan

Area had a total stock of 18,392 SAITI houses, reflecting an increase

of 3522 houses during the 1970-84 period. On the other hand, since

the early t980's, with the increasing building activities in the six

outer suburbs of the Adelaide lr,letro¡nlitan Area, the total SAIIT stock

had risen frcm BB55 in 1970 Lo 121041 in 1984, showing a total i¡tcrease

of 3186 houses (rabte )onrr)



ZONE

I NNER

MIDDLE

OUTER

TOTALS:

Tabl e )o(/r: SAHT Houses (excluding flats), 1970-84, AMA

1970 r974 1 975 r979 1 980

790 r,rLz I,204 I,637 1,755 2,237

14,080 I4,3I? 14,315 15,006 15,236 16,155

8, 955 9,r25 9,040 10,112 10,498 r2,04r

?3,725 24,549 24,559 26,755 ?7,499 30,433

Source: The South Austral'ian Housing Trust, Annual Report, 1985.

1 984 Increase between 1970-84

t,447

2,075

3,186

6, 708

H
È(¡
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Building activity was relatively quiet in SoutLr Austral-ia between

L97B-79 and I9B2-83. Between I91B-19 and 1981-82, the number of

housing loans approved fell in South Australia. A nx¡dest rise in loan

approvals was evident in 1982-83, followed by a sig,nificant $230 million

rise in 1983-84, from $454 nLillion j-n 1982-83 to $684 rnillion in 1983-84.

Fluctuations in the number of loan approvals for the purchase of esta-b-

lished dwellings as well as for construction of dwellings have been

found over the past years in thre Adelaide l4etropolitan Area" Between

I97B-79 and 1982-83, the mmber of houses cornnenced by the SAIIT had

increased from 26,755 Lo 30,433. During 1983-84, further growth in

the SAIIT stock was effectively reduced by a rise in the private land

and housing rnarket activities in the Adelaide Metro¡rclitan Area.

Table )O(/I shows the high concentration of SAIII dwellings in the

niddle suburbs. During the period 1970-84 Eefield, Marion and Woodville

have experienced high leve1s of SAIII c"onstruction. In the outer subr:rbs,

Elizabeth, Salisbury, M.lnno Para, and later in the 1980's, Noarh:nga,

were the rnaj-n areas where SAITI had concentrated its estate develo¡xnent.

Figures 25a, 25b and 25c reflect the changing enphasis of the

Housing TYust programne. Thrat is the shift to the acquisition and

construction of public housing stock in the inner suburbs, starting

almost from scratch. Hence sharp rises in the nr¡nber of SATIT houses

can be observed in the City of Adelaide, Thebarton and in Kensington

and }ücn^¡ood (fa¡te )O(V.II). During the 1975-79 and the 1980-84 periods,

the sane three inner IGA's have reflected further incre¡.ses in their

SAtfI dwelling stocks. l¡lost of the SATII houses in the inner suburbs

are the established dweì-Iings purchased by the SAITI.
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Table )C(/II: Percentage Changes in SAII'I Duellings, 1970-84, A]{A

IGA 1970 I914 Change I915 L979 Change 19Bo r9B4 change
9oz

ADEI,ATDE

BURNSIDE

HIND4ARSH

KENS. & NORI/VOOD

PAYNEHAM

PROSPESI

ST. PEIERS

TTIEBARTON

UNLEY

!{ATJ(RVII.T,E

CAI\4PBH.;LTCIt¡JN

ENFIET,D

GLENETG

HMüLEY & C.RA}IGE

MARION

MITCtIA¡,l

PT. ADEI,ATDE

W. TORRENS

I{OODVIÏJ.FI

E. T'ORRnJS

BRIGFITON

ELTZABEn{

SALISBURY

MUNT{O PARA

NOARLU}GA

STIRLIT{G

TEA TREE GULLY

15

117

7L

B

r63

55

26

IO

117

t4B

B6

L32

I05

20

208

73

39

42

237

r69

46r

6380

55

250

3131

2L2

823

512

2300

2

186

4495

).952

1951

564

3

r61

473.3

L2.B

47 .B

150.0

27 .6

32.7

s0. 0

320.0

33. 9

L4.2

IOB

r37

116

23

220

79

43

52

256

I70

24I
143

II4
7B

233

l-25

65

136

293

r79

IBO.2

8.3

37.r
290.0

r2.01

7L.2

66.6

223.8

23.6

5.9

423

I46

180

163

236

191

94

258

32I
225

75.5

2.09

25.0

108.9

1.3

52.8

44.6

89 -7

9.5

25 -7

483

6470

37

196

3075

2L3

799

434

2191

t
175

4.6

-r.4
48.6

27.6

1.8

-0.5
3.0

18.0

4.1

0.0

6.3

447

6330

59

264

3]-42

2IO

BI7

536

232I
2

L87

4508

19I9

19 r0

549

I
153

455

6285

75

304

3209

232

961

647

265r

I
186

211

143

150

95

233

r39

7L

r60

298

189

-1. B

-1.4
36.3

2L.6

2.4

9.4

16.7

26.3

L5.2

0.0

0.0

462

6287

79

3r2
3228

240

1011

677

2755

1

185

4.9 4785

7.I 2t60

11.6 2283

14.L 1131

0.0 3

14.2 136

1.9

0.L2

24.0

I4. t
2-9

17.2

26.2

22.5

r9.4
0.0

-2.1

6.9

16.3

23.8

75.7

0.0

-7.2

49I

6293

93

347

3304

212

),213

793

3167

0

L82

5048

2435

2698

1726

6

r28

4383

1928

TBBl

s06

3

154

2.5

L.2

3.7

11.s

0.0

4.5

4719

2092

2I79

982

2

138

Source: Ttre South Australian Housing Trust, Year Book, 1986.



ADELAIDE: PERCENTAGE CHANGE IN S.A.H.T. DWELLINGS 1970-1984
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The nrain objective of the SAFII was to acconrrodate low incone

people close to the central job areas, trans¡rort, nedical and other

facilities.

... Because Australian cities are so dispersed and their
urban transport systems so corq)aratively bacls^rard the
residents in the outer a-reas are frequently obliged to
pay an unduly large prernium for ¡rcor accessibility.

(Badcock, L9842232)

Purchase of existing houses in the irurer areas by the SATII to rent

to tenants who need to live there has been strongly advocated in recent

yeårs. Its great advantage is that it can provide public housing for

those farnilies most ih need without creating s1ums" In this way, low

inco¡re people can be housed close to the jobs and sen¡ices of thre inner

city. These tlpes of housing cost nore than comparable housing in

fringe areas. It nìay even cost nore than redevelo¡xrent. The disadvan-

tageof this policy is that it does not add to the stock of housing

available to 1ow incorne farnilies, but only transfers it from private

to public dwellings.

During the late I970's, the SAIII in cooperation with the SAII'

started to develop the ìücarlunga district centre with an ajm to

create nrore than 3000 public dwellings. Later in the I9B0's, Munno

Para in the north and sone of the western suburbs like Port Adelaide'

lrlbodvilte, West Torrens and GIeneJ-g had added ncre SAIII dwellings to

their existing stocks (ra¡te )O(\III). In the densely populated areas

of the western subr:rbs, SAFil building activities \^/ere ljmited to the

purchase of established drnellings and converting them into public -

residences.
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Thre SAFIT has traditionally given higher priority to the construc-

tion of new stock. Building by SAtil, by supplementing the supply,

helps to keep down the cost of private housing as well as residential

land prices. During the 1970-84 period, building activities by the

SAIII in the outer subr:rbs of tJre Adelaide l4etropolitan Area have

stabilised the residential land rnarkets in those areas. In fact, the

SAIII historically purchased land which tended to be cheaper and nrediocre

in quality, well ahead of needs. Hence, the presence of large Trust

housing estates in the outer suburbs tend to depress rnarket values

1oca1ly, v¡hile the inner area stock is very scattered and less likely

to have a negative effect on allot¡rent prices.

5.8'I.ION-RESIDEI\¡IIAL, II{\ESIMEVIT Al'lD TIOCAL GCÍ\IERNMENI CAPITAL

Ð(Ptr.IDIIruREI

Public invest¡rent contributes to the upgrading of an urban

locality. Invest¡rent on infrastructure within the nretro¡nlitan area

has been financed by the Federal, State and Local Governnents.

Because it has not been possible to disaggregrate the available statis-

tical data, tr¡o variables are included in the analysis' one a very

general nìeasure and the otLrer a nmch nx¡re restricted index of public

investnent. The first is really a crude measure of urban capital

forrnation as a v¡trole, although it does exclude public expenditr:re on

arterial roads and the nain utilities. Ttre nìeasure, non-residential

invest¡rent ccnprises the total value of other buildings conpleted (i.e.

public and private develo¡xrent including factories, shops, hotels,

offices, other business, educational, religious, enterbain¡rent and

recreational facilities). TLre other flìeasure' 'I-oca]- Goverrurent

capital expenditr:re' includes the expenditr:re on construction of 1ocal
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ADET,ATDE: PERCENTAGE CHANGE IN NON-RESTDENTIAL INVESTMENT I97 O-1984
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ADELAIDE: PERCENTAGE CHANGE IN LQCAL GOVT. CAPITAL EXPENDITURE, 1970-84
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N0.1104.0
Local Government Cap'ital Expend'iture: AMIS (Interim Soc'io-Econom'ic Data Fjle) Cat. No. 1103.0, SA=4,

Sheet 0-001.
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roads, streets, bridges and their rnaintenances and also the creation

of council properties like parks, gardens' swjfinLing pools' public

Iibraries and other recreation systems and their rnaintenance. These

have traditionally been provided by local authorities, partly financed

from loans and partly from rate revenue (Neutze, I97B).

In Adelaide ¡ntterns showing the distribution in Local Governnent

investrrent have undergone significant variations during the 1970-84

period. These variations reflect changes in the State's economy and

institutional ¡rclicy over the fifteen year period. In Adelaide the

¡rcst-war period saw the @inning of decay in the inner areas and a

rapid expansion of tJle outer boundaries in a north-south direction.

With the influx of overseas inrnigrants, the de¡nand of these newly

developed areas also increased. ltre rapid suburbanization of the

outer areas did involve a high leve1 of public invest¡rent. In the

sanre period, the residential land prices in the outer suburbs were

pushed to inflated levels.

The total non-residential investrnent totalling in six developing

outer suburbs of tLre Ädelaide lt4etropolitan Area during 1970-74 was

ç274.6 rnillion. On the other hand, during 1980-84, non-residential

invest¡rent in the outer areas had declined to $208.2 rnillion, reflect-

ing a real decrease of about -24.18 per cent (dollar c.onvertd to

1985 values). Ttris indicates the reduction in urban capital fornation

that has occurred in the outer areas (Tabte )OMIII).

rn the rniddle suburbs, during 1910-74, a totar of $508'2 mirlion

was invested in the non-residential sector. In sorne of the lC'A's like

lularion, l{itcham and Campbelltown, re-subdivision of large blocks

occurred and these areas received investnent for further develo¡xrent'

for example, construction of regional shopping districts. During
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1975-19 the total non-residential invest¡rent in the niddle areas

increased to $743.8 rnillion but by I9B0-84, this anount had fallen

in real terms to $523.6 nrillion. Therefore, modest outlays on non-

residential investment were nade in the rniddle subr:rbs during the

1975-84 period.

On the other hand, since 1977, with more errphasis on inner ci-ty

re-devel-o¡xrent, the traditional inner a-reas have received sigrnificant

non-residential reinvest¡rent (CBD office develo¡xrent). Between 1970-74

a tot¡.1 of $444.4 rnillion (real value) was invested in the inner areas

for redevelo¡xnent. Between 1975-79, the arncunt rose to $636"6 nillion

and then during the five year period 1980-84, the total invest¡ent

Ievelled off to $57I.4 nillion (fa¡te )OVIII). Such considerable

public investment was devoted to renewing infrastructure in the inner

suburbs. During the 9170-74 period, outer suburbs like Tea Tlee Gully,

Stir1ing, East Tbrrens, lvï-rnno Para and Noarlunga had high levels of

Iocal Governnent capital oçenditure ccnçnred with the decaying inner

areas as these outer subr:rbs were r:nd.ergoing rapid suburbanization.

But with the shift in develo¡xrent activities frcrn the outer to the

inner areas, the distribution patterns of Local Governnent expenditure

also have changed (tabte )O$/III).

5.9 SUMMARY REMARI€

Thre description of the nain ¡ntterns formed by each of the

independent variables has laid the groundwork for the analysis of

their interaction within a set of three regression nodels. One lvould

expect their res¡rective contributions to the explanations of variation

in the dependent variable, vacant residential allot¡nents, to reflect

the different phases of the urban develo¡xent cycle during the fifteen
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year period 1970-84, as it has irrpacted upon l4etropolitan Adelaide.

Indeed, it should be possible to rnake sone sense of the general course

of urban restructr:ring in the post-war era identified as characteris-

tic of western cities (Cardew et aI., L9B2¡ Slnith, 1986; Wi11iams,

1984). To sorne extent each of these writers has conrnented upon the

switching of public and private invest¡rent from the outer suburbs to

the inner suburbs, and this phenonrenon is irrplicit in tJ:e relative

nìovement of vacant residential- allot¡nent prj-ces between 1970-84, not

only in this study of Metro¡rcIitan Adelaide, but in l4elbourne as well

(King, 1986).
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CHAPTER ó: APPLICATION OF REGRESSION

MODEL AND INTERPRETATION

Multiple regression is a statistical nodel which can be used as

an aid in causal or predictive nodelling. Regression is used in this

chapter as a descriptive tool to describe relationships within tLre

residential land sub-narket, rather than nx¡re fornally as a test of a

causal model. Thre application of regression analysis that has been

used in this re¡rcrt resernlcles the studies conducted by Dal-y (1967 ) or

Yeates (1965). In addition, as the regression analysis is restricted

to a description of relationships, sonìe of the very technical assumptions

can be relaxed (e.g. linearity, honxcscedasicity, multicollinearity) "

Steprise multiple regression is really a search procedure by which

variables are entered, one at a tirre, into the regression equation in

a sequence deter¡nined by the leve1 of the individual variables' contri-

bution to the total variance. Thre largest contributor is entered

first and others entered in decreasing order of c.ontribution.

6.1 AI\IALYSIS

Table )oO( shows the rnain relationships between residential land

prices (the dependent variable Y), and other independent variables

across the three periods. In the ten variable equations, 'I-oca1

Governrnent capital expenditures' and the'lüon-Residential Invest¡nent'

are the two regressors that are consistently related to changes in

residential land prices (Residential Allotnent Price) within l4etropo-

litan Adelaide. The behaviour of 'Iocal C;overnnent capital expenditures'

and 'Non-Residential Investrrent' in the three nx¡dels is a reflection of

their roles ernbodied in institutional processes currently active in
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Metro¡rclitan Adelaide. 'Changes in Population' and 'Private Døelling

Construction' exhribit nodest but ¡rcsitive correlations with 'Residen-

tial Allotnent Price' in the first and in the third model, representing

the 1970-74 and 1980-84 periods respectively. These trao periods are

noteroortJry as they a-re associated witLr land narket inflation in the

outer suburbs of lvletropolitan Ade1aide. On the other hand, the second

nodel (1975-19) covers a period vùren the residential land and housing

rnarkets of l4etropolitan Adelaide were quite depressed.

A¡nrt from 'Changes in Population' and rPrivate Drelling

Construction' r'SAHT D,ve11ing Construction' has weak co-efficients.

However, the signs, which are negative, all conply with the predicted

relationship between public housing and land prices. The South

Australian Housing TYust often corpetes with the private housing

secbor for scarce land and also for established structures in the

central areas ("( = -.28, y = -.18, "'( = -.2I). In the second and

third nrcdels, other supply variables like 'Vacant Allotrnent Stocks'

and rCreation of Vacant Allotrnent' show very weak relationships with

'Residential Allot¡nent Price' .'Private Darelling Constructionl

involves consunption of the availa-ble land stock and so acts directly

upon residential land prices. 'Private Darelling Construction' shows

a rnild correlation with rResidential A1lotment Price' during the land

price spiral in the early 1970's and again in the early part. of the

l980's (y = .27, Y - .lB, Y = .43).

Ttre derivation of a mrnber of the variables present in the

three nrodels is based upon assunptions used in traditj-onal urban rent

theorì/. Ihey are 'White CoIIar V'Torkers', 'Adelaide City Work TYips'

and 'Job Opportunities within 20 lcn' (fa¡te )C(IX). 'Vrihj-te Collar

Workers' obviously identifies higher incone suburbs with the associated
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PER I OD

1. Residential Allotntent Price.
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4. Private Dwel I 'ing Construction

** Si gn'if i cant at .01 I evel .
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9. Vacant Al I otment Stocks.
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11. Non-Res'identi al Investment.
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amenities. The white collar professionals are willing to pay high

rents for locations that are nx¡st accessible for the consumption of

residential land and housing at a very high price.

Iaills in his 'trade-off' nodel of residential location arg'ues

that -

... all workers are assumed to receive the sane gross
\,/age. CBD workers are nevertheless in equilibrium
wherever they live in the subr¡rbs because land rents
just offset transportation costs. But so¡ne workers
are enployed in the suburbs and they are obviously
better off than CBD workers living in tl.e sane
neighboi:rhood. (lailIs, L969:23I)

Therefore, the availability of nanufacturing jobs for 'blue collar'

workers living in the fringe areas of l4etropolitan Adelaide is one

reason for a weakening of the standard prediction that household

incone increases with d.istance from the city centre.

Hcvrever, this study concerning change in residential land prices

within Metro¡rcIitan Adelaide during the 1970-84 period, has produced

quite a different result given the expectations of the Alonso, l,[ills'

Evans, Wingo or lr4uth nrcdels. FTcxn the three nx¡de1s, it is clearly

evident that in the Adelaide I'4etropolitan Areå, the variables derived

conceptually from the 'trade off' theories are no longer the most

influential in e>çlaíning changes in residential land prices. 'lrlhrite

CoIIar !{orkers', 'Adelaide City Work Ilrips' and 'Job Opportunities

within 20 lrn' do not show strong coefficients in relation to 'Residen-

tial Allot¡rent Price'. Ttre 'lVhrite Co1lar lrlorkers' variables have

shifted from positive coefficients of .3 (1970-74) to-.14 (1980-84)

and that of 'Job Op¡rcrtunities within 20 ]cn' from .27 (1970-74) to

-.05 (1980-84). Ttrus the variables that owe sonething to the con-

ceptualisation of urban rent found in the static equilibrium models



TABLE XXX: Matrix of Zero-order Co-efficients: Residential Land Price and the Independent Variables, I970-74.
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TABLE XXXi : Matri x of Zero-order Co-ef f i c'ients : Res'ident'ial Land Price and the Independent Variables, I975-79.
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TABLE XXXI I I Stepwise Regression of Residential Land Prices Against Ten Independent Variabìes
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have clearly diminished in inportance. Over 15 years the residential

Iand prices have lagged sonewhat in the outer areas of lt4etro¡rcIitan

Adelaide and the low incone people have occupied those blocks at a

cheaper price, conqnrative to the central areas. 'Adelaide City Wbrk

Tyips' show a ¡nsitive and rnild correlation to 'Residential Allot¡rent

Price' dr:ring the 1970-74 period. But the effect of the variable

dirninishes during tJ.e later periods. l4ore job creation in the newly

developed outer suburbs and the decentralj-zation of the retail trades

have reduced the nunrlcer of work trips to the CtsD and hence the predic-

tive power of 'Adelaide City Work TTips'" Table )CflV shows that

workers from alnost all of the outer suburbs and from sone industrial

rniddle suburbs now find suburban enplolrnent at the expense of what

were for¡rerly central area jobs. Thre total number of available jobs

in the CBD has fallen frorn 87,3I2 (1971) to 67,670 (1981) lAustralian

Bureau of Statistics, L97I, 19BIl. It can be argud that because

Adelaide's urban structure was fornred under nineteenth century trans-

port technologies, one would still expect to find the centralising

influence in the residential land price surface-

Ttre 1970-74 nodel consists of eight independent variables and

those of 1975-79 and 1980-84 ten variables each with the addition of

'Vacant Allot¡rent Stocks' and 'Creation of Vacant Allot¡rents (Tables

)OO(, )OO(I and ]OO(II). In all ttre three nx¡dels 'LocåI C'overnrnent

capital e>çenditures' and 'ìücn-Residential Invest¡nent' have been

found to be the most influential variables producing the greatest

change in 'Residential Allot¡rent Price'. (For 'Local Governrnent

capitar oçenditures' Y = -80, \ = '13 and \ = '74 for 1970-14'

Ig75-19 and 1980-84 respectively, and for 'Non-Residential Investnent'

\= .69, \ = .39 and y = .73 for 1970-74, 1975-79 and l9B0-84
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respectively. ) The other two irrportant indicators 'Changes ín

Population' and 'Private Duelling Construction' are found to be very

closely associated (y = .9I, Y = .90, \ = .72).

In the first model (L970-74), between step I and 2, following the

entry of 'SAIII Døelling Constmction', the partial coefficients of

'Private Dnelling Construction', 'Adelaide City !{ork Ttipsr and 'Job

@portrmities Within 20 lsn' are significantly undennined (Table )ooilII)"

On the other hand, 'V{Lrite Co1lar Workers' actually increases in magni-

tude" 'The second npdel (L975-79) reflects tLre j-nsigrnificance of the

variables other than 'Local Governrnent capital expenditures'. Thj-s

was the period wlren the la¡d and housing rnarkets were in recession.

The third nxcdel (1980-84) also refl-ects the weakening of the 'trade-off'

deternrinantsr €.9. 'Adelaide City hlork Trips' and 'Job Opprortr:nities

hlithin 20 kn'. Between step J- and ¿ following the introduction of

'Changes in Population' a significant increase in 'Vlhrite Collar

I,üorkers' is evident and at the same ti¡re 'Private Drelling Construction',

'Adelaide City l{ork Itips' and 'Job @çnrtunities Vlithin 20 lrn' shov¡

sore decrease in their nagrnitude. Between step 2 and 3' follov,ring

the introduction of the variable 'Non-Residential Invest¡nent', wLrich

is significant at the .0I level, the partial coefficients of the

variables like 'I,iLrite Collar lforkersr, 'Private Doelling Construction',

'Adelaide City Work TTips' and 'Creation of Vacant Allotnents', are

dirninished. Another variable 'SÆfI Dvelling Consturstionr is found

to affect the partial coefficient of correlation of variables like

'blhite Collar hk>rkers', 'Private Darcl1ing Construction' and 'Job

Opportunities Within 20 ],¡n.'
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6,2 I\1'IRPREÍTATIO{

A close ocanination of the correlation coefficients as outlined

in Tables )OO(, )OO(I and )OOilI is suggestive of the following causal

structure (Figure 29). The structure should not be regarded as defini-

tive in any sense but nrore as an indication of the rnain effects operative

in Metro¡rclitan Adelaide's resid.ential land narket. It is necessary to

have a look at the processes involved in the changes in residential

Iand nnrket activities in order to assess the role of institutional

processes in deterrnining residential land price variations in the

Adelaide lfetropol-itan Area "

Restructuring of urban space affects the residential land market

in two \days. Firstly, whilst new capital investment occurs in one

pa.rt of the city, there nray þ a running down of o1d fixed investments

in another part, better knov¡n as disinvestrrent (Badcock, 1989). This

gives rise to a transfer of value in the residential land and housing

rnarket. Ttris has been observed during times of volatile land prices in

Austral-ia. During bocrn periods, as with otLrer rnajor Australian cities,

Adel-aide's expansion was acconqnnied by irrpressive public and private

invest¡ent in the outer suburbs and a decline in t}re residential land

and housing stock in the inner suburbs. During the land boom in

Adelaide Q972-74), the nost spectacular rises in land prices were

recorded in the outer areas v¡here the land speculation hras concentrated.

Develo¡xnent in the suburban a-reas was encouraged by the financing

agencies through preference for the purchase of newly erected dwellings

rather than purchasing or irçroving older housing stock. Badcock (1988)

stressing this point argnres that, "... Inevitably this danpened the

prospect of capital gains accruing to home owners in the inner suburbs

of Australian cities. SJnr-i1arly, improved tr¡rnsportation flattened
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accessibility contours within the metropolitan region and invariabfy

advanced the devalorisation of inner area property stock." Conse-

quently, as the land supporting housing through the inner suburbs

becone more and nore undercapitalized, a rent gapforme4 (Snlith, 1979).

Badcock (1989) continues, "With the declining value placed on access-

ibility and notwithstanding local exceptions bearj-ng the rnark of

externality effects of rncnopolistic rnarket practices, one would expecb

to find a general ¡nttern of greater relative capital gains in the

outer suburbs and djrninishing real grains in the inner suburban

residential property narket." This was the situation before the

collapse of the land narket dr:ring the nid I970's. After the mid

L97O's, the outer suburbs ceased to act as a place for over-accunulation

in property. "In Australia, 'fiscal stress' in the public sector

produced a slovring of capital fonnation in the outer suburbs, which

was inevitably follor,'¡ed by a reduction in the capital gains accruing

to new hone buyers on the outskirts of Australian cities." (Badcock'

1984:254-255). Stressing the potentiatity for the reinvestrnent in

the inner areas Snlith argues, "the long run npve¡rent of capital into

the construction of new suburban landscapes and the c-onsequent creation

of a rent gap that eventually restore the rnarket conditions offer the

potential for reinvestment in the older core of capitalist cities."

($rlith, 1986:24). F\:rther, it has been argnred by Srlith and others that

such reinvestment (public or private) in the inproverrent of infra-

structure and the social environnents of the inner areas, acconpanies

the process of gentrification. In Adelaide, the reinvestrrent associated

with the gentrification of inner area neighbourhood was preceeded by a

gradual withdrawal of industrial capital a¡d blue collar enplolzment to

the newly developed outer suburbs. This brought a change in the
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occupational composition of the resident workforce of thre inner areas

with the displacement of core blue collar workers. According to

Williams,

Thre decentralisation of blue collar jobs, the continuing
centralisation of white collar jobs (reflecting changes
in thre labour process and technology), and the grcnøth of
two earner households were clearly jïportânt elements in
the restructuring of the housing rnarket. At the same
tfurre, a fragnent of the 'rniddle class'has been able to
e>çloit the relatively weak rnarket for dwellings which
had developed in the inner suburbs. Prices were relative=
ly low, reflecting the use value of the dwellings concerned"
But given the high cost of new housing, the continued
attrastiveness of housing invest¡reni, the overall shortage
of desirable a¡d accessible dwellings and tlre shifting
labour rnarket, the inner areas provided an attractive
possibility to would-be ov/ners and entrepreneurs.

(Wi11iams, I9B4z42)

Mullins (1982) discussing the role of the upper white collar

inner area resi-dent roorkforce in the inner suburbs of Australian

cities, says that tl.e new rate¡nyers @an to dorninate and then reform

Local Govern¡rent in the inner suburbs; vfiereupon the newly installed

councils set about creating an invest¡rent environrnent that could

eventually secure the consurption landscape cìoveted by the niddle

classes. In fact, this had frequeftly involved substantial public

reinvest¡rent throughout the gentrified subr:rbs. This reinvest¡nent -
Local Governnent capital expend.iture and non-residential (public and

private) - has l-ed to co¡nrercial revitalization, the replace¡rent of

ageing infrasbructure, and tLre develotrxrent of corrm:nity progranmes.

Such public reinvest¡rent has been capitalized into the residential land

and housing values of the inner areas and raised their market prices.

To sunrnarize, partly because the objective in this thesis has

been to ncdel change in residential land prices through tjrre (i.e. a

dynanic approach), as well as across space' the results enphasize

factors responsible for variations in urban develo¡xnent at the expense
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of the traditional causal variables (journey to work, centrality,

enplolznrent location) which are integral to the static nx¡dels of urban

rent.

Nonetheless, the dorninance of the variables reflecting public and

private invest¡nent decisions, r:rban capital forrnation in j-ts broadest

sense, indicate that the traditional conceptualization of the land

rnarket in terms of a trade-off between accessibility (or centrality)

and housing space in ttre subr:rbs has perhaps been overplayed. Harvey

(1973) hinted as much in Social Justice and the City when he concluded

that whilst urban rent t-heory (Alonso, Wingo, luhrth, l'tilIs, Evans, etc" )

produces acceptable general predictions, it obscures the role of

institutions in the urban land rnarket. lrlhrile indicators like 'Iüon-

Residential- Investrnent' and rlocal Governrnent capital expenditures'

are very pa.rtial nìeasures of these processes ü"y, nevertheless,

íncor¡nrate the effects of invest¡nent decisions rnade by both the

private financial sector (banl<s, finance conpanies, etc. ) and govern-

nent agencies. It is tÌ¡is disinvest¡rent, new construction or redevelop-

nent astivity that has the potential to produce a local or regional

alteration in residential land prices once the 'betternent' is

capitalized into the value of land and housing. Thris involves ttre

redistribution of real wealth across urban space, and transfers between

Iand use sectors, built structures, and social cfasses. Solre of the

implications of this redistribution through the nredir¡n of the r:rban

property rnarket are sketched in the final section of this thesis.
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CHAPTER 7: CONCLUSION

7.1 ORC'ANISATION OF TI{E ARGUMÐVI

The presentation of nraterial throughout this study has proceeded

on two levels, the enpirical and the conceptual. On one level, evid.ence

has been assenrbled at the general restructuring and redirection of

invest¡rent that has occurred over a 15-year period i-n Adelaide" Ttre

tjrre series data record changes to Adelaide's ¡topulation and enplolzment

base, to the household fornation rate a¡d the growth of the dwelling

stock; in the distribution of jobs and the reorientation of journey

to work flows; in the geographical pattern of r:rban capital forrnation

in the rretro¡rclitan area.

Thre ¡rcint of investigating these trends and changing patterns in

the physical and social structure of the city is to try to accor:nt

for variations in (vacant) residential land prices through tirre and

across space in a conplex urban property rnarket. And because this

entails a d)¡narnic approach to nodelling the residential land rnarket'

it has been necessar)i conceptuallv to rethink the traditiornl body of

urban rent theory rnfiich has been principa.lly concerned with the

nrodelling of a static representation of the residential land value

surface (i.e. a tjrne slice of s¡nce). As indicated in the literature

review, this approach draws on neo-classical econo¡nics for the analysis

of the residential land rnarket, e.g. Alonso, Wingo, Evans, MiIIs, lu[-lth'

etc. In their accounts of the residential rent structure they errphasise

urban rent determinants like changes in incore, trans¡rort costs between

worþIace and residence, job opportr:nities in tJ:e outer areas, etc.

Basically, Alonso, MiIIs, Evans and others have derived the e>çected

response in the land rnarket from changes in inccxre, conrnurtity costs'
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technology, etc. But these processes are operationalised in general

equilibrium nodels, which places the theorist r:nder severe constraints

(e.g. the ceteris Inribus assumptions) and Ieaves the analysis overly

contrived. Indeed, once solved, the equations leave the nrodeller with

a static representation of the residential land rnarket.

In order to try and acconrodate the dynarnic processes which are

thought to be responsible for the changing distribution of vacant

residential land prices in a rnetropolitan system it has been necessary

in this study to adopt an approach that owes rather ncre to urban

potitical economy (no ¡natter how loosety). That is one which enphasies

exogenous forces in the broader economy (national and regional) as

well as those nxrre obvious effects that have their origins within the

r:rban system itself (cLnnging accessibility, redistribution of enploy-

rnent, the provision of physical infrastructure and ccnnnrnity facilities,

environ¡nental qualities). This approach enphasises institutional

intervention, and the relevant questions included the pa.rt played by

the State vùren it intervenes in pro¡:erty rnarkets - zoning, price or

rent control, taxation poticy, investnrent decisions, etc. All these

tLrings lead to irrperfections and produce changes in the land and

housing rnarkets, which rnay confer nonopoly rights and financial

advantage on particular land holders, or result in social and public

investnent being capitalized into the value of house sites.

In the two rernaining sections the verlz empirical findings are

surmnarized, and then sore of the conceptual irrplications of the

regression analyses are outlined.
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7.2 EvIPIRICåL FINDI}reS

During the early 1970' s, vacant allotment prices in Metro¡nlitan

Adelaide greatly exceeded the rate of inflation within the Australian

economy. In ¡nrticrrlar, the dernand for dwelling sites on the fringe of

the urbanarea produced a doubling and even a treblj-ng in sorne outer

suburbs between 1970-74 (Chapter 3). For exanple, in lüoarh:nga, the

average price of a vacant block rose frcrn $2318 (1970) to $7406 (1974)

or in Stirling, from $1450 (1970) to $865L (L974). Inner area IGA's,

with the exception of Burnside and Prospect, lagged behind by conpari-

son. In fact, the rapid develo¡xent of the outer areas in the early

1970's helped to stimulate de¡nand for sites in those areas" After thre

end of the land boom, building activities in the outer areas slowed and

between 1977-83, there v/as very little move:nent of the land and housing

prices in the outer subr:rbs. In general terms, the changes in price

relativities in the netro¡rclitan residential land rnarket between

1910-74 can be attributed to national forces (population growth, a

steady increase in household forrnation rates, plentiful funds for land

and house purchase) npderated by regiornl effects (a shortfall in the

supply of vacant allotrrents, excessive speculative activity in the

fringe land market). In addition, thre irçressive investnent in urban

infrastructure that occurred in the newly developed suburbs in outer

Adelaide would also have indirectly crcntributed to a rise in residen-

tial prices in those areas. Thre inpact of non-residential investment

as a lagged effect on the residential land prices coincided with the

Iand price inflation in the developing outer areas during 1970-74.

Outer suburbs like Tea Ttee Gully, East Torrens, Stirling' Munno Para

and Noarlunga e4)erienced highest level of non-residential investnrent

as well as a rapid escalation in residentíal land prices. In fact,
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the outer suburbs gained nrost during the early 1970's. The total

invest¡rent during the 1968-72 period in the outer suburbs was $219.0

rnillion (Tab1e )ofl/III). By way of contrast, parts of irurer suburbs

like Hindmarsh and Thebarton suffered from the disinvest¡nent character-

istic of a running dor*n of built structures a¡d a faih:re of Local

Governnent to replace ageing infrastructure and services.

During the late 1910' s the situation was reversed as a consider-

able anount of public money was invested in the inner areas. Suburbs

like Burnside, Kensington and Norwood, St. Peters, Palmeham' Walker-

ville, Hindrnarsh, Thebarton, lrlest Tbrrens and Canrpbelltov¡n gajned

considerably durj-ng the 1977-82 period. Between 1977 and 1984, non-

residential investnent in the inner residential areas totalled $986.3

rnillion (Tab1e )OryIII). At the same tj¡ne the average residential land

prices in these areas had also shov¡r an increase from $25,092 (1977)

to $43,090 (1984) (fa¡le XVIII). Since 1977 redeveloprent invest¡rent

in the traditional inner suburbs has been capitalized into value of

residential land, contributing to the current rise in residential land

prices in those areas. During the 1970-74 period, the total non-

residential invest¡rent rnade in the inner subr:rbs was $444.4 rnillion

(rea1 value) and by L977-83 that had increased to $852.8 rnillion

(Table )OVIII). On the other hand, the total non-residential investment

nade in six growing outer suburbs of thre Adelaide l4etropolitan Area

during 1968-72 and 1977-83 was $2I9.0 rnillion and $419.8 nillion

respectively. In the inner suburbs of Adelaide, sotre of this invest-

ment has been directed to inproving residential amenity. The'decline

of these areas, which were developed in the late nineteenthr centurlz'

had been hastened by the ¡nst World War II suburbanization of tJ:e outer

areas of the Adelaide l4etropolitan Area. The density of population in
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the inner suburbs had declined frorn 2099 persons/<nt in 1966 to tB3B

persons/cnt in 1981. Ir4oreover, within a decade from ncxrv, the projec-

tions for the inner suburbs of the Adelaide l4etropolita¡ Area like

Adelaide, Thebarton and Unley, suggest that they will lose about 6600

persons.

Neutze, stressing the significance of the capitalization of

improvements in thre loca1 environment, argues that -

.. " if the Jrrprovernents nake the area attractive to people
with higher inccnes, the previous occupants nray be displaced
and the housing either redeveloped or up,graded by its owners
to attract richer farnilies. This can actually make tLre
relatively poor farnilies worse-off by reducing the supply of
lov¡-cost housing. (Neutze, l-97B:47)

Ttris has happened in inner Adelaide as a result of the growing ¡rcpula-

rity anongst middle class couples of inner cj-ty living. ì4oreover, the

scarcity of vacant allot¡rents and adaptable dwellings in the inner

city areas nay result in the de¡rplition of undercapitalized structures

for further develo¡xnent. Ttre residential land sales figl:res for the

inner If,A's of l4etropolitan Adelaide in the l-ate 1970's and early

1980's inevitably reflect these trends (see CLrapter 3). Since 1983,

withtheresurgence of the land and housing markets in the inner

suburbs tlre number of vacant lot sales rose from 194 (1919) Lo 292

(1984) (ra¡te )ffIII). In addition to that, between I9B0-84' a total

of 3674 building perrnits for flats in the inner suburbs were approved

which has hastened the de¡rx¡litions of rnany former buildings in residen-

tial zones. Thre rapid escalation of residential land (and housing)

prices during the 'land boorn' of tJle early I970's also provided the

conditions under which redistribution via the property rnarket is like1y

to occur. For exanple, vertical redistribution has occurred in the

form of incone or wealth transfers from the new hone buyers in outer
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subrrrbs with fewer resources, to the established households with ¡rrore

resources. Likewise, private land holders and property valuers were

able to extract thre 'unearned incre¡nent' from threir property invest-

nrent dr¡ring the land boom" In periods of inflation, new buyers have

to pay current prices for housing. Orr the other hand, the established

house c,h/ners enjoy substantial capital gains as land and house prices

rise across the vùrole rnarket.

Sirnilarly, with the gentrification of the inner suburbs to the

inrnediate north, east and south of the central city, together with the

nodernization of their Local Goverrrment infrastructure and services,

the conditions have been created for the 'capture' of unearned capital

gains by land owners and honre buyers in the inner suburbs (Badcock,

1989 ) .

7.3 COIüCEPruAL IMPLICATIONS

The present study concerning changes in residential land prices

within l,letropolitan Adelaide, bears on the debate about the nature of

the urban rent structure within advanced capitalist cities (Hanzey,

1973 ) .

The three nodels derived from the equation provide sonre clarifi-

cation with regard to the ideas thrat have been canvassed earlier in

thris study. It was presunred that the changes in residential land

prices in l4etro¡nlitan Adelaide over the period would trnderrnine so¡ne

of the traditional urban rent theory deterrninants; and in contrast

to the assr-urptions underlying the static-equilibrium nodels, would

reflect the influence of variables associated with government land

develo¡ment policy and decision making processes. The findings in

Chapter 6 clearly justify tJ-e presumption rnade earlier. The findings
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also ind,icate that the variables derived conceptually from the tradi-

tional 'urban rent' theory have failed to produce any sigrnificant

effect u¡rcn changes in residential land prices within l"letropolitan

Adelaide, during the Study period. In sone 'tests' of the mcdels

(e.g. Alonso, Muth, Mills, Evans, etc.), such variables as the concen-

tration of upper incqre people in the outer areas, journey to the CBD

and job opportunities in the fringe areas nake a sigrnificant contribu-

tion to the e>çlanation of the rent land value surface in United

States and British cities. On the other hand, this study of land price

variations through tirrre has produced guite different resul-ts. Frorn

the three models, it is evident that variables like concentration of

white collar workers, work trips to the Adelaide CBD and job opportuni-

ties in the outer areas, a-re not the rnost influential factors in

explaining thre changes in residential land prices in l"letro¡rcIitan

Adelaide. Since the late 1970's, the relative concentration of whj-te

collar roorkers in tLre traditional inner residential suburbs of }4etro-

politan Adelaide reflects the desire of the upper incqre people to

Iive as close as possible to their place of work. At least one of their

aims is to reduce ttre direct and indireqt costs involved in the daily

work trip. Partly as an outc-one of this trend, gentrification has

occurred on sone of the inner suburbs of the Adelaide l4etropolitan

Area. Of course, the recent debate on the underJ-ying causes of

gentrification suggest that the process is considerably nore conplex

tÌ¡an this (Snlith and Williams, 1986). TLnnI<fully, there is now a

grovring readiness amongst neo-classicists and Dhrxists alike to accept

that both production and consunption based oçlanations have to be

built into the argument.
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ülith the ¡rcst-vrar relocation of econo¡nic acb.ivities, rnainly the

rnanufacb-ring and retail trades that have relocated to the outer

suburbs' the ir¡rer areas (eO - Greerùrill Road - Dequetteville

Terrace - Iücrth edelaide) still contai¡r thre highest m¡nber of wh-ite

collar jobs. Adelaide's newly developed subr:rbs have absorbed pre-

dqninantly low inccne blue collar roorkers, nrcstly engaged in locally

ar¡ailable rnanufacturirg jobs and retail trades. Since tlre nid 1960's,

the nr¡rrber of blue collar workers in the inner areas has decli¡red r¡¡trich

is offset by an increase i¡r the nr¡nber of white col1ar workers in those

areas.

At the sane ti¡ne, the variables associated with nore general

effects (de¡nand and supply) were for:nd in the ncdels to produce only

modest change in residential land prices in l"Ietropolitan Adelaide.

Variables desigrned to neasr:re fluctuations i¡t dernand and supply,

change in ¡npulation, change in the nr¡nber of private and public

dr,velli¡gs, the creation and consr:nçtion of residential vacant allot-

nents, all tend to be relegated j¡r tlre regrression npdels. On the

other hand, regression rnodels highlight the significance of institu-

tionl activity in shaping the rent stmcb.ure of lbtropolitan Adelaide.

Itre variables'ìüon-Residential Investment' togtether witLr'Local

Governnent capital oçenditure' consistently produced the grreatest

change in residentj-al land prices in the netro¡n1itân area between

1970-84. TLre high levels of urban capital forrnation characteristic

of ttre rapidly developing outer areas of Australian cities in tlre

1960's and early 1970's coincided wittr intense pressure on the fringe

lar¡d narket between L970-74, such as to produce an abnorrnally rapid

rise in vacant residential land prices in thre outer zone of the

Adelaide lvletropolitan Are¿. Then, after a prolonged period of
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stagrnation in tlre residential properby rnarket (1977-83), there was a

period of reviwal reflected in the u¡xrvard movefltent of vacant residen-

tial land prices in the rnid 1980's. Itre South Australian Goverrunent

adopted a strongly interventionist stance in the netro¡nlitan land

rnarket during ttre mid 1970's in an effort to danpen land price escala-

tion (e.g. the role of the South Australian Housing ftust' the Iand

Price Control Act of L975, tlre forrnation of tLre South Australian Land

Conmission in 1973, creation of the Urban Develo¡xrent Co<ròinating

Conrnittee, et.c). Ho¿ever, the greatest relative increases in prices

between 1980-84 were recorded in tl¡e inner zone suburbs where there has

been considerable private housing reinvest¡rent and new l-ocal Governtrent

capital expenditure. It is interesting to note that in Adelaide with

gentrification plus tLre State C,overn¡rent pronotion of r¡rban consolida-

tion, a stage crculd be reached vfiere central land prices have appreciated

to such an octent that tLrere are nounting pressures to 'up-zone' for

higher residential densities in the inner àone. A recent study by

the Depa::tnent of frrvironnent and Planning ( I9B7 ) has given full

erçhasis to ttre redevelo¡xrent of the central areas instead of outer

suburba¡ sprawl of Adelaide.

... l4ore flats, tot'¡nttouses' grarìny flats and rov¡s of
joined durcllilgs could be build in Adelaide's iru:er
suburbs under a radical new plan to limit the outer
sr:bürban sprawl. the Lr-igh density housing would be
built on subdivíded blocks and aims to bring mcre
people closer to ttre city ... Itre whole tÌ¡rust of the
new plan is for better use of existing urban areas' to
try to crcnfine the urban sprawl and to restore tradi-
tional ¡npulation levels in older suburbs. (Oepart¡nent
of Ðrvirorurent and Plaru:ing, L987 z2L)

Tkris certainly reflects the great concern present anrcngst tLre

policy rnakers over the continued grovrthr of the Adelaide outer subr:rbs.

Thre traditional subr:rban sprawl is no longer considered appropriate

(
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for a city like Adelaide because as the social, financial and envÍron-

mental costs associated with develo¡xent in the outer areas. Thris

Iatest pl-an would undoubtedly continue the trend that has seen the

redevelo¡xnent of the central area that started in the early I970's.

Itr-is p1an, vùrich aims to curb urban growth of }fetropolit¿n Adelaide,

reflects the ideas that r:nderrnine the traditional trade-off variables,

like the CBD trip, concentration of vñ-ite collar workers and the avail-

ability of jobs in the outer areas. tr4oreover, it places the enphasis

on the public investnent policies on the ground th,at consolidation

will produce efficiencj-es and save on the continued extension of the

infrastructure. These policies adopted by thre planning authorities, if

inpleÍented in futr:re, will significantly affect the overall residential

rent structure of lvletro¡nlitan Adelaide. Finally, these results lend

sone support to David lla:rzey's alternative conceptualisation of the

urban land nnrket (Harvey, 1973), \fith its stress on the role of tLre

state administrational activity in shaping urban develo¡xrent. Although

they are very ¡nrtial nreasures of institutional activity in tÌ¡e property

market, 'Iùon-Residential Investrnent' does reflect the urban building

programle funded by governnent agencies at the Cornonwealth, State

and Local levels togetlrer with private institutional investors. As a

result of the creation and transfer of wealth with-i¡l the built

environnent of Adelaide over 15 years, there has been a red.istributive

'undertow' beneath the sr:rface of the residential land narket v,ùrich

has a profound effect upon the distribution of real wealtLr over

fifteen years. These transfers of value are also consistent with the

processes ttrat Harvey (1973) argued for conceptually

and the City'.

in 'Social Justice
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APPENDIX A

RESIDENTIAL ALLOTMENTS: NO. OF SALES AND PRICES

ASA, 1 970- 84

r970 797r r972

No. of
Sal es

No. of
Sal es

Average
Pri ce

Average
Pri ce

No. of
Sal es

Average
Pri ce

ADE LA I DE

BURNS I DE

HI NDMARSH

KENS. & N'WOOD
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l^lALKERV I LLE
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ENFIELD

GLENELG
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t^lEST TORRENS

t^lOODV I LLE
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E LI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STI RLI NG

TEA TREE GULLY

16
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?5
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l7
i6

?

31

15

467

404

t7

99

308

613

74

174

340

r24

29

20

1,425

4

7

2

1 ,806

39, 525

9,753

8,949

L6,572

rr,9?6
6,539

9,175

9,429

10,323

9, 156

8,093

8,353

15,617

1 1 ,985

9, 750

6,134

6,422

12,708

9,861

4,599

rr,424

5,615

2,318
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6,018

2,62r
6,913
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495

384

2

131

381

663

77

130

468

175
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8, 864

1 3,881
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360

6
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2,155

42,575

10,466

9, 288

13,410

10, 34 7

10,171

7 ,164
9,7.47

14,235

1 1, 734

6,497

7 ,093

L7,T57

9, 900

6,167

6,967

7, 806

16,02?

10,058

7,191

14,2TT

7 ,36r
3, 187

7 ,293
5,695

5,038

6,094

i0
195

16

18

i6
289

19

i5
42

18

T7

7

27

30

70

15

9

9

7

6

4

9691



189.

APPENDIX A

RES IDENTIAL ALLOTMENTS: No. OF SALES AND PR I CES

ASA, i 970-84

1 973 197 4 r975
LGA No. of

Sal es
Average
Pri ce

No. of Average
Sal es Pri ce

No. of
Sal es

Average
Pri ce

ADE LA I DI

BURNS I DE

H i NDMARSH

KENS. & NORWOOD

PAYNIHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

t^lALKERV I LLE

CAMBELLTOl.lN

ENFIELD

GLENELG

HINLTY & GRANGE

MARION

MITCHAM -

PORT ADELAIDE

WEST TORRENS

t^lOODV I LLE

EAST TORRENS

BR I GHTON

E LI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STI RLI NG

TEA TREE GULLY

10

3

38

1

46

13

11

5

1

3

559

303

13

44

525

818

60

172

822

t76

61

44,545

16,917

11,533

i5,000
r2,847

14,230

11,882

lr,?52
13,595

15,333

9,807

9,r20
25,r97

12,52r

8,120

r0,?37

7 ,lg0
L7 ,382
11 ,954

8, 815

rL,7 44

39, 595

iB,349

13,742

18,826

18,337

17,548

10,300

12,492

14 , 100

17 , 133

B

45

14

2

28

5

1 38,311

78 17,856

7 I8,?I4
12 18,500

4 2t,250
17 21,865

5 10,680

3 9,650

i3 15,22r

t5 22,960

B

2

2

31

389

r20

9

7

627

411

234

59

594

99

22

1 1 ,074

L2,726

23,286

L4,579

9, 818

12,675

7 ,755
L6,770

15,613

11,935

L4,527

11 , 811

7 ,406
10,126

13,409

8,651

11,807

485

106

5

28

591

389

205

60

597

9

9

104

1 ,368
8

44

356

1,3r2

10, 554

19,252

29,375

20,796

12,626

T2,79I

9, 587

25,924

17,920

14,609

13 , 100

18, 945

9,997

r2,250
15,226

1 0, 463

11,598

242

2,432

9

22

655

2,346

184

L,297

11

14

322

1,397

9,949

5,147

8,105

11 , 194

6,626

9,126



r90.

APPENDIX A

RESIDENTIAL ALLOTMENTS: NO. OF SALES
ASA, 1970-84

AND PR I CES

r976 1977 r978
LGA

No. of
Sal es

Average
Pri ce

No. of
Sal es

Average
Prì ce

No. of
Sal es

Average
Pri ce

ADE LA I DE

BURNS I DE

H I NDMARSH

KENS. & NORI^JOOD

PAYNEHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

l,lALKERV I LLE

CAMPBELLTOWN

ENF I ELD

GLENELG

HENLEY & GRANGE

MAR I ON

MITCHAM

PORT ADELAIDE

l,lEST TORRENS

t.lOODV I LLE

EAST TORRENS

BR I GHTON

ELI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STI RLI NG

TEA TREE GULLY

I2

130

I4

9

26

i3
2

I
16

20

8

r44

19

6

i6
4

4

3

16

i0

13

139

i3
5

10

37 ,028
?3,956

20, 03 1

22,272

15,234

24,398

13,387

10,550

26,345

23,045

37,845

34,063

24,666

25,833

17 ,424
26,3?8

15,24?

12,375

32,325

24,822

43,4I4

27,?39

29,r42
24,535

20,604

22,333

15,440

14,797

33,525

28,888

5

7

2

23

T2

485

155

7

54

744

436

228

39

564

99

2t

15,520

32,66r
22,52r
20,400

16,098

16,865

1 1 ,609

29,178

20,375

17 ,284
24,467

??,726

14,691

14,546

L5 ,7 42

12,019

15,307

339

95

5

49

435

215

156

22

270

7T

19

39

802

787

360

256

1 ,049

1 9, 037

35,765

25,100

?r,577

14,849

20,L62

15,336

3r,246
22,393

18,606

24,771

253

70

5

20

307

3I2
106

38

267

60

14

74

374

398

288

254

833

18,612

39, 696

29,300

27,?9?

13,577

1 9, 995

17 ,229

32,220

28,76?

2L,?T7

25,56r

21 , 180

15,307
'r4,052

16,293

1 3, 609

17,288

65

I ,495

1 ,097

279

s49

I,273

20,557

16,578

16,322

14 , 109

14,315

15,059



191.

APPENDIX A

RESIDENTIAL ALLOTMENTS: NO. OF SALES AND PRICES

ASA, 1970-84

t979 i 980 1 981
LGA No. of

Sal es
No. of
Sal es

Ave rage
Pri ce

Average
Pri ce

No. of
Sal es

Average
Pri ce

ADELAI DE

BURNS I DE

H I NDMARSH

KENS. & NORI^JOOD

PAYNTHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

t^lALKERVI LLE

CAMPBELLTOWN

ENFIELD

GLENELG

HENLEY & GRANGE

MAR ION

MITCHAM 
-

PORT ADELAIDE

I^IEST TORRENS

t^lOODV I LLE

EAST TORRENS

BR IGHTON

TLI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STIRLING

TEA TREE GULLY

18

t02
7

6

i4
9

3

2

i5
19

44,r42

28,?55

30,269

21 ,083

?0,37r
21,389

2r,700
13,944

35,22r

25,253

35

123

7

9

I4

B

7

5

i8
15

270

90

5

8

320

230

r22

45

366

68

23

4

373

353

192

189

725

?7

r28
t2

4

10

5

3

2

T2

7

238

68

2

10

386

204

126

48

39?

67

13

51,117

33, 769

29,379

29,118

31,650

26,700

35,477

15,726

36,468

28,393

17 ,478
24,465

41 ,430

20,872

14,600

20,683

16,552

25,257

30,519

22,626

21,448

49, 068

32,036

23,779

26,270

20,043

24,229

25,643

13,090

33,292

27,890

16, 565

38,2r2
44, 380

26, 381

1 3, 906

L9,925

L7,497

25, 888

28,326

?6,279

26,872

18,211

34, 395

47, 330

26,250

12,118

2?,479

18,423

29,5r7

29,765

?6,334

30,125

23,208

11 , 321

16, 343

10,888

17,824

!6,544

278

80

4

9

343

r97

119

48

283

63

15

22

294

338

L97

237

803

19,672

12,921

l5,805
16,127

16,137

15,621

2r,545

12,047

15,904

16,260

16,595

14, 939

3

456

341

20t
203

668



L92-

APPENDIX A

RESIDENTiAL ALLOTMENTS: No. OF SALES AND PRICES

ASA, I 970-84

t982 1 983 i 984
LGA No. of

Sal es
Average

Pri ce
No. of
Sal es

Average
Pri ce

No. of
Sal es

Average
Pri ce

ADELAI DE

BURNS I DE

HI NDMARSH

KENS. & NORI,JOOD

PAYNEHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

t^lALKERV I LLE

CAMPBELLTOWN

ENFI ELD

GLENELG

HENLEY & GRANGE

MAR I ON

MITCHAM

PORT ADELAIDE

WEST TORRENS

l,lOODV I LLE

EAST TORRENS

BR I GHTON

ELI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STIRLING

TEA TREE GULLY

16

63

11

5

T2

10

6

3

?I

4

198

79

1

16

420

191

131

19

251

70

i4

5

661

266

259

195

I,920

53,626

43,060

26,273

25,450

36,304

27 ,700
45,667

r7,8?g

33,245

31,626

58,644

40, 610

30, 125

38,174

28,181

27,800

46,036

18,52?

42,277

3?,287

92,092

57 ,279
42,225

43,320

34,600

37,088

48,594

?2,873

55,646

40,950

30, 608

28,7 4I

47 ,220

38, 003

2r,042
34, 359

?3,766

41,388

46,202

36, 121

47, 381

31

77

2

4

18

5

11

3

18

1

42

L24

37

38

I2

18

T7

8

30

5

23,692

34,2i0
42,L27

26,281

13 , 179

26,810

16,793

31,210

31 ,418

23,415

28,699

20,693

7,207

14,205

9,565

16,230

LL,3?2

256

103

3

25

538

?57

196

52

307

92

27

2

1,028

481

431

235

2,283

30, 708

33,818

42,333

32,752

14,263

24,4r2
1 7, 509

32, 108

36, 101

27 ,576
4r,252

?II
166

3

10

624

336

194

72

2rt
144

23

9

994

1,134

909

390

4, 368

2r,977

8, 340

l3 , 321

9,l?8
1 9,045

13,879

23,92I
L2,265

1 9,431

14,?25

20,837

16,977



193.
(

ADELAIDE: t.lHITT C0LLAR l,lORKERS, PERCENTAGE CHANGES, 1970-84

LGA
r970-1974
% Change

r975-r979
% Chanqe

1 980- 1 984
% Chanqe

ADELAI DE

BURNS I DE

H I NDMARSH

KENS. & NORI^IOOD

PAYNEHAM

PROSPECT

ST. PETIRS

THIBARTON

UN LEY

t^lALKERV I LLE

CAMPBELLTOWN

ENF I ELD

GLENELG

HENLEY & GRANGE

MARION

MITCHAM

PORT ADELAIDE

l.lEST TORRENS

I.IOODV I LLE

EAST TORRINS

BR IGHTON

TEA TREE GULLY

E L I ZABETH

SALI SBURY

NOARLUNGA

MUNNOPARA

ST I RLI NG

+3 .82

+0.46

+1 .00

+5.72

+I.27
+2.62

+4. 14

+0. 99

+3.79

+L.20

+0. 87

+0. 70

+2. 58

+0.88

+0.74

+I.67
+0. 28

+0. 19

+1 .99

+6. 93

+0.40

+4. 16

-0. 96

+L.22

+0.90

+0.87

+7 .94

+3.?9

+0.85

+3.58

+5.96

+1.57

+5.06

+5.60

+2.36

+4. 81

+3.?5

+1 .07

+i.01
+1.08

+1.76

+1 .44

+2.7I
+1.65

+0. 46

+1.97

+6. 33

+2.22

+0.77

-0.18
+0. 38

+0.59

+1.72

+3.52

-4.29
+2.37

+?.6I
+5.27

+1.20

+5.48

+6.48

+2.5I

+4.80

+3.71

+i.57
-0. 98

+0.64

+0.9?

+1 .40

+3.20

+2.00

-0. 43

+2.22

+7 .34

-1.54

+I.42

+2.29

+5.27

04

84

87

+2

-0

+0



794.

ADELAIDE PERCENTAGE CHANGES IN LAND PRICES, 1970-1974

LGA r970-197 4 r975-1979 I 980- i 984

ADELAI DE

BURNS I DE

H I NDMARSH

KENS. & NORI^IOOD

PAYNEHAM

PROSPECT

ST. PETERS

THEBARTON

UN LEY

t,lALKTRVI LLE

CAMPBELLTOWN

ENFIELD

GLENILG

HENLEY & GRANGE

MARION

MITCHAM

PORT ADELAIDE

WEST TORRENS

t,l0ODV I LLE

EAST TORRINS

BRIGHTON

TEA TREE GULLY

ELI ZABETH

NOARLUNGA

SALI SBURY

MUNNOPARA

STIRLING

0. 03

17 .62

10.71

r.42
10. 75

33.67

5.19

6.49

7. 31

2.93

7.36

0. 2006

14. 94

4.32

0. 14

2r.32
0. 88

8.0?

11.66

31.91

3.68

14.15

22.08

43. 90

2 .80

-3.02
5.82

3. 04

11.64

13.23

2.79

r.76
0. 436

20.63

8. 90

26.28

1.99

13.r?
4.24

8. 20

0. 07

0. 80

12. 33

14. 53

0. 51

14. 06

10. 97

21.90

5.76

2.7 4

4. 10

5. 96

-8.29

tL .42

2. 338

15.76

15.51

12.98

14.5?

10.61

i7.90
??.58

13.43

9.36

i6.95
4. 95

4.85

8. 80

10.26

14.48

7. 18

11.97

r?.62

7 .49

15.26

13.33

4.3?

1 .67

I .85

24.56

17i0.20



19s.

ADELAI DE: PERCENTAGE CHANGTS IN THE NUMBER OF DWELLING

CONSTRUCTION, 1970-1984

LGA
r970-197 4

h
r975-1979

/o

1 980- 1 984
/o

ADELAI DE

BURNS I DE

H I NDMARSH

KENS. & NOR!.IOOD

PAYNEHAM

PROSPECT

ST. PTTERS

THEBARTON

UN LEY

t^lALKERV I LLE

CAMPBILLTOWN

ENF I ELD

GLENELG

HENLEY & GRANGE

MAR I ON

MITCHAM

PORT ADELAIDE

t^lEST TORRtNS

l^lOODV I LLE

EAST TORRENS

BR I GHTON

TEA TREE GULLY

ELIZABETH

SA LI SBURY

NOARLUNGA

MUNNOPARA

STI RLI NG

9.85

r? "62

6"03

IT.92
14. 91

9.48

7 .37

5"54

8. 99

15 .8i

20.00

12.00

18. 07

L8.77

I?.77

17 .24

7. 98

t2.r7
t5.26

2r.98
10.23

54.40

L2.T9

74.54

58. 83

15.31

25.r?

B. 63

3. 90

6.24

7.26

4.62

3.L2

1.99

1.58

4.47

4. 68

10.83

I .03

3.31

4.22

8.9s

5.91

7 .37

3.29

9.89

16.i1
2.20

22.28

10. 70

26.35

27.93

24.59

2L.L5

9.84

2.53

6. 9s

6.11

3.59

1.39

3.80

1"05

3.29

3.5?

6

2

6

1i

2

7 .89

t.25
3. 78

r.97
9. 05

3. 95

.44

.6i

.39

.86

.66

11.54

0. 82

12.67

13.43

17.12

L2.66



196.

ADELAIDE: NUMBTR 0F Dt.lELLiNGS, PTRCENTAGE CHANGES, 1970-1984

LGA
r970-197 4

lo

t975-1979
h

1 980- 1 984
lo

ADELAI DE

BURNS I DE

HI NDMARSH

KENS. & NORWOOD

PAYNEHAM

PROSPECT

ST. PETTRS

THEBARTON

UN LEY

hJALKERV I LLE

CAMPBELLTOWN

ENFITLD

GLENELG

HENLEY & GRANGI

MAR I ON

MITCHAM

PORT ADELAIDE

t,lEST TORRENS

hlOODV I LLE.

EAST TORRENS

BR I GHTON

TEA TREE GULLY

E L I ZABETH

SALI SBURY

NOARLUNGA

MUNNOPARA

ST IRLING

9. 85

t2.6?

6. 03

1T.92

14. 91

9.48

7 .37

5. 54

8. 99

15.8i

8.63

3. 90

6.24

7 .26

4.62

3.I?
i.99
1.58

4.47

4.68

10.83

1 .03

3. 3i
4.22

8. 9s

5. 91

7 .37

3.29

9.89

i6.11
2.20

20. 00

12.00

18. 07

18.77

t2.7t
t7 .24

7.98

L?.17

15.26

2i.98
10.23

54.40

12.t9
74.54

58. 83

15.31

25.t2

22.?8

i0. 70

?6.35

27 .93

24.59

21. t5

9. 84

?.53

6. 95

6.11

3. 59

i.39
3.80

i .05

3.29

3.52

7.89

t.25
3. 78

r.97

9. 05

3. 95

6.44

2.6t
6. 39

11.86

2.66

i1.54
0.82

12.67

13.43

T7.T2

L2.66



r97.
(

ADELAIDE: PERCENTAGE CHANGES IN POPULATI0N, 1970-i984

LGA r970-197 4 t975-1979 i 980- 1 984

ADELAI DE

BURNS IDE

H I NDMARSH

KENS. & NORI^IOOD

PAYNEHAM

PROSPECT

ST. PETERS

THEBARTON

UNLEY

hlALKIRV I LLE

CAMPBE LLTOWN

ENFI TLD

GLENELG

HENLEY & GRANGE

MAR I ON

MITCHAM

PORT ADELAiDE

I.IEST TORRENS

t.lOODV I LLE

EAST TORRENS

BR I GHTON

TEA TRIE GULLY

ELIZABETH

SALI SBURY

NOARLUNGA

MUNNOPARA

STIRLI NG

-1r.77
+2.52

-1i.37
-9.12
+0. 81

-4. 58

-8. B1

-8. 38

-4.?7
+1.37

+8. 58

-3.21

-?..62

+4.26

-0. 06

+4. 51

-4.94

-0. 98

+1.73

+13.00

-3.08

+43.66

+0. 86

+3?.24

+55.38

+9. 19

+19.53

-11.40
-1.80

- 10. 90

-7 .r?
-3.56
-4. 18

-8.16

-8.44
-4. 55

-3.07

+4.34

-6.47
-5.69

-3.32
+0. 71

+4.41

-8. 50

-4.45
+2.55

+8. 31

-4.46

+2I.32

-r.82
+13 . 13

+27.36

+16.85

+18.96

-?.04
+2.0I
+3.62

-2.7t
- i0. 33

+1 .68

-1.3
+1.55

+10.87

+3.44

+7 .25

-?.79
+2.48

-3. 99

+5.65

+3.57

+5. 32

+5.32

+5.11

+12.5i

-2.24

+13.63

-2.09
+10. 1 7

+1 8. 95

+14.05

+15.33



198.
(

ADELAI DE: CREATION OF VACANT RESIDENTIAL ALLOTMENTS, PERCTNTAGE

CHANGES, 1975-1984

LGA 1975-1979 1 980- 1 984

ADE LAI DE

BURNS I DI

H I NDMARSH

KENS. & NORWOOD

PAYNTHAM

PROSPECT

ST. PETERS

THEBARTON

UN LEY

t,lALKERVI LLE

CAMPBILLTOWN

ENFIELD

GLENELG

HENLEY & GRANGE

MAR I ON

MITCHAM

PORT ADELAIDE

WEST TORRENS

l.l0ODV I LLT

EAST TORRENS

BRI GHTON

TTA TREE GULLY

ELI ZABETH

SALI SBURY

MUNNOPARA

NOARLUNGA

STI RLI NG

8.1

-25.5
t5.2
-5.4
-7 .L

60. 3

L2.2

2.3

80. 4

-1.5

0.16

11.0

-5. 0

-2.0
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