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PREFACE.

THE present volume docs not profess to be complete.
The writer started with a bias in favour of land national-
ization, but at the outset of his work was obliged to
recognize that no well-thought-out scheme had yet been
presented to the public, and that many professed land
nationalizers grounded their faith on arguments historically
or economically unsound. It seemed then to him that the
most important thing to be done fram every point of view
was 1o attack these mistakes ;—no cause however good
can make headway as long as it is cncumbered by argu-
ments that will not bear examination. Incidentally, varicus
proposals for the reform of local taxation have been con-
sidered, and an alternative reform svggested. On  the
general question, the writer has limited his own iniuative
to a few suggestions. Underlying all of them are two main
propositions—that cur first steps towards land nationalization
should be experimental, and that meanwhile we should
improve to the uttermost the present system of individual
ownership. Among the reforms suggested, the one on which
the wiiter lays most stress, is the demand that the land-
owner’s present power of exclusion should be so restricted
that the unaoffending public may enjoy the RiGHT 16 Roan
over all uncultivated land.

H. C

1, Field Court,

July 1802,
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LAND NATIONALIZATION.

CHAPTER 1
INTRODUCTION.

As a vague ideal, land nationalization has been rapidly
growing in popularity during recent years. The unrestful
spirits among us—radicals, socialists, and other disturbers
of the public peace-—either captivated by the simplicity of
Mr. Heney George's economic theories, or painfully sceking
for some definite ald to labourer and to farmer, have turned
their eyes hopefully to the suggestion that the nation should
possess her own soil; indeed many persons are so hope-
ful of this suggestion, that they believe it to contain a
panacea for all the social difficulties that perplex the com-
munity. And though such a demand on our faith is certainly
a large one, it is less absurd than it sounds at first hearing.
For the vse of land is as essential 1o human life 2s the use of
air; at the very least cach individual must have space cnough
1o stand vpon. Yet nine out of every ten Englishmen
have no independent right to the use of any scrap of land
beyond the limited arca which has been dedicated to the
public far specific purposes. They can neither work nor
play nor slecp without a previeus permit, and this permit

B



2 LAND NATIONALIZATION,.

must be obtained from individuals who are presumed by the
laws of the country to excreise their powers in their own
private interest, and not in the interest of the community.
Thus baldly stated the system of private property in land
appears, on the face of 1t, to nvclve such a terrible incubus
upon liuman enjoyment and human freedom, that the hope-
ful may be excused for dreaming that universal happiness
would follow the removal of the system.  In practice, how-
ever, private property in land is not so terrible, cven in
England, as the strict legal thcory would justify one in
believing. At every turn the crude severity of the sysiem 1s
mitigated by various arrangements, legal, moral, or cconomic,
which make life at least tolerable for the majority of English-
men ; and as a matter of fact most of us go to our graves
withaul ence having realized that we have only been living
on (he sufferance of private landowners. Obviously these
practical mitigations alter the whole perspective of the
problem. Instead of wildly longing for the abolition of
private property in land, as the slave longs for the breaking
of his chain, we have 1o estimatc how the known dis-
advantages and advantages of private ownership compare
on the balance with the anticpated advaolages and  dis-
advaniages of communa! ownership. To provide materials
for this comparison is the main object of the present book,
Nationalization ineludes Municipalization.—First of all,
however, it is necessary to be quite clear as to the limits
of the problem we are going to consider. DBy itsclf the
word “nationalization ™ implics that some authority repre-
senting the whole nation shall enter into possession of the
land.  But latterly the idea has been gaining ground, that
the evils of individual ownership can most conveniently be
removed by substituiing local public authorities for private
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landlords, In onc word, by “municipalizing " instcad of by
nagionalizing the land. A mement's reflection, however, will
show that thesc two proposals are in principle identical.  In
England, and for that matter in every other country, muni-
cipal authoritics are essentially subordinate to the sovereign
national authority.  Municipal corporacions could only
acquire the land hy the consent of the national authority,
and that authority would also define the conditions on
which they should hold the land. Whether therefore the
land should be “nationalized ™ or “ municipalized ” is purely
a question of administrative convenicnce, and the term
“ nationalization ” will throughout these pages—except where
the contrary is obviously implied—be assumed to include
“ municipalization.”

Ownership involves two distinet rights.—By way of
further clearing the ground, it is well at once to emphasize
an important distinction connected with the right of owner-
ship, which will have to be more fully considered later on.
Behind all the varied forms of ownership there lie two rights
—the right to derive a revenue from the land, and the right
to determine the use to which the land shall be put. It
is mainly on the extent to which these two independent
rights arc retained in the same hand that the differences
in the formes of ownership depend. The farmer cecupying
his own frechold enjoys in his own person hoth rights.
The equitable owner of u fully mortzaged estate parts
with the revenue of the land, but retains the right of direc-
tion. The ground landlord of an estate let on building
leascs gives up the right of dircetion but retains the revenuc.
An intermediate type of landlord, in practice very numerous,
retains, in addition to the revenue, a partial control over
his land by letting 1t for short terms.
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Three schools of Land Natienalizers.—These varying
types of landownership are under present conditions mere
matters of convenicnce determined by private bargaining.
But as socn as it is proposed to substitute national for in-
dividual ownership, the determination of the character of the
ownership to be created becomes a question of fundamental
importance.  Is the State to claim the revenue of the land
alone, or the direction alone, or is it to clatim bath revenue
and direction? The question is variously answered by
three schools of social reformers.  The school that draws
its inspiration from the writings of Mr. Henry George is
anxious only to secure the revennc of the land. Dy gradually
inereasing taxation this school wonld transfer all land reve-
nues from the present proprietors to the nation.  With the
control of the land they would not interfere.  Another
school of land nationalizers, led by Mr. Alfred Russel
Wallace, take exactly the opposite view. In their opinion,
to interfere with the monelary rights of the present cwners
would be unjustifiable ; all they care about is the power to
contrel she use of the land,  This power they would transfer
to the Stale, and at the same time guarantee to the is-
possessed landholders a permanent income calculated on
their present receipts. Lastly, we have the socialists, who
want hoth the revenue and the control.

The meaning of the word “land.”—One point more ;—1to
altempt to consider the problem of land nationalization—as
is sometimes unconsciously done—on the supposition that
“land " means agricultural land, is to ignore perhaps the
major part of the problem. To the majority of lnglishmen,
the terms on which they are to bLe allowed to occupy a
sufficient area of land for their private houscs, for their
factories and schools, for their places of amuserent anid
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their places of worship, are at least as important as the con-
ditions of land tenure under which part of their food is
produced. For under no system of land tenure will English
people be able to direct the production of all the food they
eat. At the present day, probably half of our food is grown
on land that 15 clearly beyond our control as a nation ; and
whatever the future may bring in the way of morc complete
cultivation of English soil, it is safe to prophesy that we
shall always find it advantageous to import cur tca and
sugar and rice, besides minor articles of popular con-
sumption.  Consequently, at best the nationalization of
agricultural land will only give us a partial control over our
food supply, while the nationalization of urban or residential
land may give us a complete control over our houscs.
Again, a very large proportion of the income of the nation
is derived from the mere business of digging up, and pre-
paring for the market, coal and iron, tin and copper, linme-
stone and granite and slate; while perhaps a still larger
proporticn comes from industries which are dependent for
their success on a plentiful supply of the first two of these
minerals.  Obviously, then, m considering the subject of
land nationalization, at least some attention must be paid io
the mineral weallh that lics beneath the surface of the land.
As far as possible, therefore, in the following pages, cach of
the three main atilities of land will be kept carcfully in view.



CIHAPTER 1L
AN HISTORICAL SKETCIL

Turrl are few subjects on which modem research has
thrown mare light than the conditions under which English
land in past centuries was held and cultivated. That the
subject isnot yet exhausted any one who attempts to grapple
with it will speedily discover. There are large blanks in the
evidence which can only be filled in by inference ; and the
inference, though often the result of logical deduction from
ascertained facts, is at other times unfortunately little better
than mere guess work.  Happily, however, the obscurn-
ties of the subject are for the most part in the earliest peried.
For more than 1000 years back from the present time the
records are so far complete that il is possible to build up a
fairly consecutive narrative,  To begin with the obscurities,
the point that it is desirable to set at rest is this @ were our
ancestors, when they settled in onr present home, erganized
in democratic communities of freemen, or were the bulk
of thum servile or scwiservile dependents oo aristocratic
rulers? “Fhe former theory finds its most noticeable support
in the writings of Sir Ienry Maine ; the latter in the more
recent work of Mr. Frederick Seebohm,

Sir Henry Maine's theory.—Sir Henry Maineg, partly
following the Iead of Professor Nasse of Boun, partly in-
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fluenced by his awn experience in India, suggested that the
village communities still found in India and in Russia had
their counterpart in the German mark as described by
Tacitus nearly 2000 years ago; and that the German mark,
or village community, was transparted in its entirety to the
shores of Dritaln. There a change took place. Under
the stress of war, or civil disturbance, the leading man
in each little community of frcemen gradually acquired a
more and more dominant position,  Step by step his former
comrades in battle became his followers, his former equals
in the village council became his humble dependents.
Thus by a process of degradation the village community
was converted into the tord's manor,

Mr. Seebohm's theory.—Mr. Scebohm procecds on other
lines. Trusting less to analogy and more to research, he
gropes his way back through Englsh bistory from the
present to the past. At each point he finds the manor,
never the community.  And the farther he gets back
towards the beginoings of English history, the more
servile does he find the occupicers of the land, the more
absolute the power of thelr tords. e therefore infers that
the Englishmen who first settled in Britain, brought with
them not the free mark system vaguely deseribed by
Tacitus, but the institution of slavery which undoubtedly
existed among the German fribes.  Hence, if this inference
be correct, the carliest cultivators of Engtlish soil were not
freemen working together in a scif-woverning commuunity,
but slaves or serfs owing obedience to a powerfu! lond.

The balance of evidence and of prebability undoubtedly
welghs In favour of Mr. Seebohm’s theory.  And for those
who take a hopeful view of human affairs, the latrer theory
has this pleasurable advantage, that it invalves a continuous
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record of progress.  Sir Henry Maine has to assume that
the free Englishman gradually suffered himself to be
degraded to a serf; Mr. Seebohm declares that the serf was
a slave on the road to complete emancipation. However,
the question is one of fact, not of predilection, and must
still remain unsettled until some discovery of ancient records
throws fresh light upon it. Let us pass to a period about
which there is no dispute,

The estates of King Alfred.—When King Alfred the
Great died in a.D. go1, he left a will behind him in which
cach of his separate estates was designated by the word
“ham”1 A “ham,” or “tun,” or *‘toung,” was a landed
estate consisting cssentially of two portions—the Jome farm,
and the land 527 to tenants; or, te use the phraseology of
the time, the thanc’s fwfand and the geseffes land. The
“inland ** was cultivated under the immediate direction of
the owner himself, the “thane”; the “set” land by the
tenants, or *‘ geneats.”  Broadly speaking, the arrangement
between the two parties was, that the geneats were allewed
to cultivate the Iand set to them, on condition of giving such
work 1o the thane as he requited for his home farm. In a
doeument first published in the tenth certury, we find the
tenants divided into two classcs—yardlings and cotticrs *—
and their duties and rights carefully described. A yardling
is the occupler of a homestead and thirty acres of land
divided cqually among three large flelds; each ten acre
share being azain sub-divided into several narrow strips.
A coltier bas a cottage and five acres of land.  Here are
their rights and obligations :—

The Cottier's Obligatiens.—The Cottier’s services are what on
the land is fixed (7 o they vary Lo some extent aceording Lo the custom

U Seelobm, poo127. . B LB, T 129 o sop
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of the diswict). On some he shall cach Monday in the year worl for
his lord, and three days o weels in harvest.  Ile ought not to pay land
tribute. He pays hearth penny on Holy Thursday, as pertains to cvery
freeman, and defends his Jord’s inland if required.  And ke pays his
kirkshot at Martinmas.

The Cottiez's Rights.—He ought to have five ncres in his holding,
more if it he the custom on the land, and it is too Jittle if it bz less,
because his work is often required (by his lord),

The Yardling’s Obligations.—The vardling’s services arc various,
in some places heavy, in others mederate, On gome land he must
work at weck-worle two days at such work as he is required through
the year every week, and at harvest three days for weel-work, and (rom
Candlemas to Easler three days. If lie does carrying he has not to
work while his hiorse is out.  1Ie shall pay tenpence tribute at Michael-
mas, and lwenty-three sesters of barley and two hens at RMartinmas ;
a young sheep and twopence at Easter ; and he shall lie from Martin-
mas to Laster at his lord’s fold as often as he is told.  And from the
time that they first plough to Martinmas, he shail each weck plough one
acre and prepare himself the seed in his Tord’s Larn.

The ¥ardiing’s Rights.—The yardling shall have given to him for
his ountfit iwe oxen and one cow and six sheep, seven acres sown on his
yard-Tand.  And he must have given to him tocls for his work and
utensils for his house ; then when he dies his lord takes bacl: what he
Teaves.

To this statement, which has been slightly abridged, must
be added, first, that the tenant was not linble to pay the
tribute and do the work just described, unless the lord pro-
vided him with a house ; and sccondly, that if the tenant
persisicd in neglecting to pay his tribute he must expect
¢ that his lord will sparc neither his goods nor his Life.” 1

Slavery in England before the Conguest—But the
yardiings and the cottiers were not the only inhabitants of
a fun or ham ;i in a lower prade stll came the flegwos or
slaves. The yardlings and cottiers, thougl they nust work
hard for their lord without pay, were their own masters when

1 Seebohin, p. 146,
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their work was done and their fribute paid; but the fheom
was never lius own master.  He was fed and maintained at his
lord's expense, and could be sold like an ox or 2 horse.
As a rule, the theows were used for the domestic work
about the lord’s mansion ; but were often also employed in
farm work on the lord’s inland, supplementing the work
of the geneats,

The cbligations of the landowner.—So far we have
only deseribed the obligations of the dependent occupants
of o ®“ham” towards their lord, and his partially reciprocal
obligations towards them,  But the Jord himself, the thane,
had other obligations towards his lord, the king,  Briefly
these were, to follow the king to war, to aid in building
the king's castles, and to maintain the bridges.

These services, il is well at once to point out, were not
feudal services, for feudalism proper was as yet unknown in
England, They were services imposed en every landowner
for the common advantage of the nation, much in the same
way that the law till recently imposed upon cach Tondon
houscholder the duty of keeping clean the pavement
adjeining his house-front.  Tn return for these services
the thane got the fee stmple of his estate.  Vor that is
what Ao, or book, tenure amounted to.  An estate in boc-
land was as full an estate as a freehold estate of to-day;
it was the thane’s own for ever.

Folc-land becomes later terra regis.—Dut beyond the
Locdand esttes of individual proprietors, were the rayal
“lams * already inentioned, and the royal forests,  Origin-
ally it suems that both these elasses of land were looked
upon as the property of the nation, and could not be
alienated without the consent of the national parliament
—the witan.  Dut with the increase of royal power that
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followed the consclidation of the various Saxon kingdoms
into one kingdom covering the whole of England, the con-
trol of the people’s domain—ihe fole-dund—passed into the
king’s hands and the land itself changed its name, and
beeame Zerra #egrs, the land of the king. To the king
then belonged the right either to give away existing “ hams”’
in his possessicn, or to carve new “hams” out of the im-
inense stretches of virgin forest that stll covered a great
part of the kingdom.

This, in broad outlines, is a picture of the conditions
under which land was owned and oceupied in England
during the two or three centurics immediately preceding
the Norman Conguest. e now pass to the changes that
ihe Conquest effiected in the Fnglish land system.

The feudal system of the Continent.—\Villiam the Con-
queror was familiar in Normandy with a land system differing
essentially in ene important feature from the English. In
Loth cases it is true there were '“hams ”—on the Continent
called “manors 7 ; bot while in England the thanc ewwad
his ““ham,” subject only to the obligations due to the
king, on the Continent the lord of the manor always e
his land from a superior lord.  The feudal sysiem involved
in fact a chain of dependents working dowawards from the
king., Yirst were the great nobles, the immediate companions
of the king, who didl Zesage to him and were his wmez ; then
the lesser nobles, in o stmilar way dependent on their
loreds 3 and lastly, holders of separate manars.  Links in
the chain way indeed be owited, and the holder of a single
mancr may do homage direcily to the king, or a great
upble may be the direct holder of several manors. But
these varlations are ineidents that do not even need explan-
ation ; the essence of the system rematned the same, the
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subordination of cach holder of land to a lord above him.
Politically the consequence of this system was that the
king could never count on the obedience of his more
remote subjects, for every vassal was bound to follow lus
immediate Tord, even though the lord broke his own oath of
fealty to his lord, the king. Socially and economically the
system led to the aggrandisement of the great chiefs at the
expense of the lesser landlords. As to the actual cultivators,
their position secms to have been much the same under
both systems.

The system established in England by the Congueror.—
What William the Conqueror did was not to transplant the
feudal system bodily into Fngland, but to graft some of itg
more prominent features on the English system as he found
it Already, indeed, there had been growing up in Ingland
something analogous o the feudal system of progressive
dependence.  Small landowners, to avoid the loss of their
property in times of disturbance, would frequently “com-
mend 7 themselves to the pratection of a powerful neighbour,
and the powerful neighbour would exact his guid pro guo
in the form’of military service or of pericdical money pay-
ments. This process was rendered formal and systematic
with the influx of feudal ideas at the Conquest. It was ex-
pected that every man, slave or free, should have a lord, and
any slnggishness that the English landowners showed in
adapting themselves Lo the new ideas was roughiy dissipated
by the successive confiscations of Willtam's reign.  Within
ten years from the Conguest a very large part of the soil of
England had cither changed hands or had been regranted
1o the original holders on new and feudal conditions.  But
Williain was careful that bis feudal innovations should stop
short of the point of danger to hisewn authority, Tach man
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must have a lord, as in the Continental scheme of society ;
but each man must also recognize, as in the English scheme,
the direct sovereignty of the king. To establish this point
was the object of the famous gemdt on Salisbury Plain,
when all the landowners in England great and small took
an oath of direct allegiance ta the king.

The Do.resday Survey. Manors everywhere.—To the
still more famous survey and census that William caused to
be made of his new dominions, it 1s now uecessary 1o turn.
As might be expected from the previous pages, the result of
this survey was to show that England was covered with
“hams” or “tuns,” or, in Norman phrase, *‘manors.”
There were fourleen hundred manors belonging to the
ancient demesne of the Crown ;! there were hundreds of
manors in the possession of the monasteries and of great
nobles ; and there were many owners each possessing only
one ot two manors,  Further we find that each maner as a
rule correspanded with a village. Tike the Indian village of
to-day, the medieval manor included comprehensively the
homesteads of the people who inhabited it, the fields
they tilled, the grass-land and wood-land where they found
pasture and fuel, and finally, the people themselves. And,
except where a royal forest intervened, the boundary of onc
manot formed also the boundary of the next.

The inhabitants of the manor.—In the Domesday Survey
the inhabitants of each manor were carefully enumerated
and classified.  Over the greater part of the country threc
classes only are mentioned—the yardlings, the cottiers, and
the slaves.  The yardlings now appear under a new name.
They are the most numerous and the mest important
inhabitants of the manor; arc looked upon in fact as the

P Seehalim, p. Sz,
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manor-folk proper, and hence are called in the Domesday
record widtani ; the Latin word 2¢/z being the ordinary
translation of the nglish “ ham ™ or “tun.” These villani,
or “villains,” are 3% per cent. of the whole papulation of
the kingdom ; the cottiers—a poor and less important class
—run them close in numbers, being 32 per cent. of lhe
whole ; while the staves form enly g per eent., and are mostly
found in the western countics.  In the eastern counties,
on the other hand, and in Lincolnshire and in Suffolk espe-
cially, we find two other classes of inhabitants—soc-men and
frcemen, or frecholders.  The freemen are 8 per cent. of the
whole population ; the soc-men only 4 per cent.

Free tenants and soc-men. —The two classes have one
important point in common, and later in our history, as will
be presently secn, they become merged in one class, At this
carly period their common feature s, that they are both
occupants of land on the lord's demesne, and are conse-
quently not subject to the incidents of villain tenure. The
lord, as a rule, cultivated his demesne himself, with the aid
of a baiff, But if the demesne was so large that he did not
carc for the respansibility of managing the whole, it was an
obvious convenience to allow one of his wealthier yardlings,
or perhaps some poor relation in distrass, to take a piece
as tenant.  Such an arrangement was, unlike the tenure of
the villain, purely one of contract ; there was no compulsion
of custom ar of law; the partics might make what bargain
they chose.  Tf 1t was a poor relation who had to be pro-
vided for, the hargain would generally Le the honourable
tic of military service, a repetition in fact on a smaller scale
of relationship between the Jord and his saperior.  Tf, on
the other hand, a hasc-horn yardling was being promozed,
the bargain struck would follow the lines of the man’s
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previous life,  His doty as a “villain ” had been to plough
his lord’s land, and to do such other work as the custom of
the manor required. In return for the new holding carved
ont for him, he would agree to do & fixed service on what
remained of the lord's demesne,  Fle must still wark for
another as of old, but he is no longer a semi-slave, hound
by the rigid customs of the manoer ; he is a soe-man, heund,
so far as his new holding is concerned, only by his own
hargain,

The constitution of the Manor—The broad division
of a manor into the lord's demesne and the yard-land
of the villaln tenants has been already described.  Further,
as we have just seen, the lord might carve separate hold-
ings out of his superfluous demesne for freemen and soc-
men.  What he reserved to bimself was cither cultivated
by the compulsory labour of his willain tenants, or left
waste for the purposes of sport.  Over part of this waste,
however, the tenants secm from very carly times to have
had customary rights of common, either for turning out
eattle or geese, or for the collection of fire-wood.  Finally
within the lord’s demesne stood the lord’s mansion, sur-
rounded probably by farm buildings and a garden or
pleasure-ground.  So far the picturc is not dissimilar from
what may be seen in many parts of Tngland 1o this day.
When, however, we come 1o the yardland, we find an
arrangement so strange to our present expericnce that it is
difficult to realize that for centuries it was the distinguishing
feature of rural Lngland.

The open field.-—To-day we sec fields of all shapes
and sizes, divided by hedge and ditch, with here ane
there, at frequent though irregular intervals, a farme-honse
with stacks and Darns around ; in mediceval England we find
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everywhere large open fields, sub-divided into narrow
rectangular strips by balks of unploughed turf, As a rule
round cach village there were three such fields, one for the
winter whesat, one for spring wheat or beans, and one left
fallow. The strips in these three great ficlds were almost
mvariably a furlong, 7 . a furrow-long, in length and either
two or four rods in width.  Tn the latter case the strip was
called an awe, its dimeasions, as will be seen, give the
arca of an English statute acre. The smaller strips are
halfacres. 1t is these regular acre or half-acre strips that
went to make up the holdings of the customary tenants of
the manor. As a rule the villain or yardling had in all
thirty acres of land ; the cottier about five, But the strips
compesing any particular holdings did not lie side by side
so as to form a compact farm. They were scattered over
the three great open felds of the manor, so that each man's
holding was incxtricably interwoven with the holdings of
his neighbours,

In this apparently hopeless confusion, however, thers was
generally observable a certain sequence, which proves that
the system did not grow up hap-hazard. An examinaticn
of the actual holdings of which the records have been
preserved, shows that the strips of the several tenants of the
manor for the most part succeed one another in a regular
rotation,’

The origin of the intermixed acre strips.—Ilow then
did this rotation, surviving through centuries, arise? Here
again Ar. Seebolin has unlocked the puzzle, and proved
that the rotation of acre strips corresponds to the rotation
of individual services in the work of communal ploughing.
A remarkable account of co-operative ploughing in Wales,

Seeholm, . 26,
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drawn up in the tenth century, is still extant.! The
following are the principal elauses—

“* Whoever shall engage in co-tillage with another, it is right for them
to give surety for performance, amd mutually join hands, and aflier they
have done that, to keep it until the tye be completed : the tye is twelve
acres.

“The first acre helongs to the plonghman; the second te the
irans 3 the third to the leading sod ox ; the fourth te the leading sward
ox, lest the yoke should be broleen 3 and the fifth to the driver ; thence
onward e the remaining six oxen, {rom beast to beast, unto the last ;
and after thal the plough acre (for the wooden ltamework of the plough).

““Lvery oue i to bring his requisites te the ploughing, whether ox
or irons, or other things pertaining to him; and after everything is
brought to them the ploughman and driver are to keep the whelesafety,
and use them as well as they would their own.

This pieture of co-operative tillage in actual working
at once cxplaing the rotation of acre strips everywhere
found on the vard-land of English manors. Fach of the
partners in the communal ploughing took the produce of
the acre assigned to him for bis part in the work, and the
relative position of this acre would ubvicusly be the same
in each successive “tye ' of twelve acres completed by the
co-operative plough. Gradually this sequence hardened into
prescriptive right, and when the system of eo-tillage died
out, the yardling continued to occupy the particular acre
strips which the practice of communal ploaghing had
assigned to him or his ancestors.

The wastefulness of the open field system.- -The
arrangement was obviously inconvenient.  The narrowness
of the strips prevented cross-plonghing, and their separation
involved additional journeying for the cultivator.  More-
over, the individual cultivator was not free to cultivate his
sirips according to his own fancy.  Ie was obliged strictly

Usechbohny, po D18 of ey,
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to follow the rotation and the tillages of his neighbours;
he must plough when they ploughed, and reap when they
reaped.  For as soon as the crops were off the ground, the
whole field became again a communal holding, and every
tenant of the manor was at liberty to turn in his cattle to
graze off the stubble, This practice would obviously inter-
fere with any systematic manuring of the land, and thus
ted to the exbaustion of the soil,

The Manor court.—Another institution of the mediwval
manot, which has now disappeared almost as completely as
the open field, was the manor court. These courts, which
were not regularly established untit after the Norman Con-
quest, were of two kinds—the court baron, where only the
frecholders and soc-men sat, and the court leet or popular
coury, at which all the customary tenants of the manor had
the right to attend.!  The court baron concerned itself only
with matters relaling to the free tenants. The courl leet, on
the other hand, took cognizance of all the affairs of the manor.

Here are some examples of orders made by the Court,
quated by Mr. Denten from the Launceston Courl Rolls—

AD, 1294, Willlam Cobbe’s wife fined 4. heeanse she worked badly
in harvest,

A, 1266, ITugh de Lay's land taken inte the lord’s hands becanse
he had neither plonghed nor harrowed it, and is unalle because he is a
l]ﬂ,lll)c‘r.

A 1290, Ordersd that William le Bercher and his wife with all his
family be sent away from the village, and not Lo Le taken back again,

A 1333 Agnes Valner, a nief (bonlwoman), gives to her lord o
fine ol G/, that she may be enabicd to serve and arry whomsoever and
whensuever she pleases, amd no more of a line because she s poor and
an orphan.

On the other hand a certain widow *“gives to her lord 1840 that she
may be withott a hushand (o (the el of er life.”

1S L)uulun; i)]). 13—10,
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The enclosure of wastes, a.n. 1235, —The first serious
encroachinent on the customary order of the manor was
made in the reign of Henry IIL  The statute of Merton
in 1235 gave power to the lord to enclose portions of his
waste that were not required for the pasture rights and
turf rights of the tenants. IHow much was to be left
uncnclosed was not defined, and from the date of the
statute, lawsuits and riots frequently cccurred, ditches were
filled up and the newly-crected hedges pulled down by
rioters ¢ warlikely arrayed.” ! A good illustration of the way
in which enclosures were probably often effected is given
in Smyth's Lives of the Berkeleys. Lord Maurice, Larl of
Berkeley, had “ within his manor of Hame a wood called
Whitclive, adjoining whereunto were his tenant's arable and
pasture grounds,”? He first negotiated with his manorial
tenants for a surrender of some of their acre strips and part
of their common grazing rights. When they refused Lo
entertain the proposal, he took the matter into his own
hands, secured the lund he wantad, and gave the tenants
such compensation as he thought fitting.  In this particular
case the only motive of the lord seems to have been to
¢nlarge his own park.

Enterprising spirit of thirteenth-century landowners.—
On the other hand, in the reign of Henry ITI., and still
more in the reign of the great Edward who foliowed,
wealthy noblemen, and the king himself, busied themselves
in experiments with new plants and crops, and in devising
or borrowing from abroad improved methods of cultiva-
tion. It was then that many of the commonest Iinglish
frutts were first regularty cultivated, either from  wild

! Dentou, o £57.
T omyt's Léves of tie Berieleps, val. L p g0,
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native stock or from plants imported from the Continent,
With the disorder of LEdward IL’s reign this spirt of
improvement secms to have died out, and during the
Hundred Years' War that followed, the English nobility
preferred the excitement of freehooting expeditions across
the Channel to the placid delights of fruit-farming.  The
Wars of the Roses too, though they seem to have but
slightly affected the actual cultivators of the land, fully
occupicd the cnergies of the great landowners; and it is
not until the settled government of Henry VI, that we hear
again of noblemen taking an active interest in agrieultural
Improvenents.

The agrarian struggle in the fourteenth century.—But
the indifference of the lords of the soil to the art of
agriculture during the Iater Plantagenct and the Lan-
castrian period did not imply indifferenee to the profits of
agriculture.  Landowners were still anxious to maiotain and
if possible to increase the revenues they derived from their
1ANOLS,

Ly the time of the Plantagenets, the free tenants settled
on the lord’s demesne liad commuted their services into
fixed money payments; and in a similar way had becn
comimuied the services due from the villains and cottiers,
now become the ¥ customary tenants™ of the manor.

At the same time slavery as an institwtion was dying out
in Logland,  The Conquerer had prohibited the Dristol
slave trade, and the medieval Church constantly used its
inlluence to sccure the manumission of slaves. 1t was
so far successful that by the end of the thirtcenth century
chattel slavery bad almost eompletely disappeared.

During the fourtcenth century, then, lords of manors
were nu longer able to cultivatle their demesne by the foreod
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labour of their villains, nor could they falt back upon the
labour of personal slaves. Instead they must apply the
commuted payments of their villain and free tenants to
the hire of free labourers. And as long as the rate of
wages for agricuitural labour remained fixed at about the
point which represented the vaiue to the lord of the villain's
foreed Jabour, the lord was no worse off, while the villain
was better off, for his time was now his own, subject only to
the neeessity of paying a fixed rent. The fourteenth century,
however, was marked by a succession of wide-spread plagucs,
of which the Black Death in 1348 was the most famous.
The population, which had been steadily advancing through
the long reigns of Henry 111 and lidward L., rapidly declined
under Edward III.  Villain boldings and free holdings
became vacant, and landless men had now no diffienlty in
getting land for themselves. The natural result was that
the priee of free Jabour rose. At the same Lime the lord’s
revenue out of which he paid for labour declined ; for many
of his tenants were dead and their holdings vacant.

Acts of Parliament to keep down wages. —To meel
these difficuitics, the barons and manorial lerds tricd two
separate plans.  First, they appealed to Parliament and the
king for power to compel labourers to wark for the same
wage as In times past.

Parliament meant themselves, and the king, Edward 111,
not unnaturally followed the advice of hig fellow-landowners.
In 1349 the first Statute of Labourers was issued by a royal
prociamation, which was confirmed by an Act of Parliament
two years later.' This statute required every labourer,
bond or free, man or womay, to work for the same wages

U For detailed information in vegard to the Statute of Labourers, sce
Denton, po 310, of sy,
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as in the twentieth year of the king’s reign (7.e 1347).
The statute applied to all agricultural wage labourers, and to
mechanics who engaged in agriculture.  In spite however
of this comprehensiveness, the statute seems to have failed,
and mainly from want of loyalty among the persons in whaose
Interest it was passed.  Lvery lord of a manor, or his
representative, the steward, was primarily anxious to save
his own c¢rops, and n order to secure sufficient labour would
covertly offer and pay higher wages than the statute allowed;
or would perhaps supplement the statutory wages by liberal
charity. Ceonsequently a few years later we find the giver
ot promiser of illegal wages freed from penalties if he
denounces his own breach of the law; the receiver alone is
to suffer. At the same time charity is forbidden ; while to
stop the migration of labour, it is further provided that no
man or woman may travel out of the hundred, rape, or
wapentake, where he is dwelling, without a letter patent
under the king’s secal.  For breach of this law the offender
is to be put intn the stocks, which are to be provided in
every town.  Further, boysand gitls who have been bronght
up to husbandry, and “have served at the plow and cart”
till the age of twelve, “thenceforth shall abide at the same
labour without being put to any mystery or handicraft.”

The attempt to revert to labour rents.—S3o much for
the first plan tried by the manorial lords for keeping up
the profits on their manors. The second plan left the
question of wages on one side, and, proposed that the
customary tenants should bie compelled to revert to the
practice of forced labour. This incident of villain tenure
had now bheen unknown for at least itwo generations of
tenants, and it was the atlempt of the nobles and landlords
10 revive it that led to the great rising urder John Ball and



AN HISTORICAL SKETCH. 23

Wat Tyler in 138r. By an ingenious utilization of the
people's loyalty and the king's perjury the rising was sup-
pressed, but the stewards of manors soon found that in
practice it was almost impossible to exact the old labour
rents.  After a time they abandoned the struggle, and in-
stead began to adopt the modern system of letting land to
tenants for the best money rent obtainable.

The tenant farmer of the fifteenth century.——In the
fiftcenth century then the tenant farmer first springs into
importance. The conditions of lhis tenure are not dis-
similar from those prevailing fo-day, and must be carefully
distinguished from the conditions imposed on the feudal
tenants created in the Norman and Plantagenet period,
For while the freeholder or the soc-man had only to
pay a fixed rent, called a “‘reni of assize,” the fifteenth-
century tenant paid a rack or competition rent.  Again, the
freeholder, subject always to the payment of his fixed rent,
was as much the owner of his land as the lord himself; but
the tenant farmer was merely an occupant, able to throw up
the farm when he liked, and liable to be turned out if he
quarreiled with the lord or the steward of the manor. As a
rule, however, through the fifteenth century lords and stewards
were only too glad to find tenants, and consequently a
tenant had a real fixity of tenure, and could sub-let or sell
or bequeath his holding.  His position indeed was in many
ways better than that of the landowner himself, who was
subject to the very heavy burdens of feudalism, and whose
power to dispose of his estale was strictly limited.

Was the fifteenth century equally golden for the
labourer *—-But while the tenant farmers were thus prosper-
ing, it is by no means clear that the labourers were doing
so well.  Professor Thoreld Ragers has indeed said that the

it
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fifteenth century was the golden century of the English
labourer, and the statement has been often repeated.  The
basis on which it rests scems, however, curiously insuffi-
cient. The statement is grounded on 2 comparison aof the
amount of the labourer’s wage with the cost of his food.
Thus : ¢ the agricultural labourer gets about 44. a day for his
work, in harvest time 64, ... The full price of the
labourer’s board was a shilling a week, often considerably
less ; his wages were thus twice or three times the cost of his
maintenance under contract.  In 1467 two girls are hired
to wotk, and are paid 24, a day. They arc also hoarded, and
this is put at z4. a day more. In the same year, at
Selborne Priory in Hampshire, the board of men is put at
2., of women at 132”7

In the first place it may be observed, that the calculation
here made, that the Iabourcr’s weekly wage is twice or threc
times the cost of his board, rests on the assumption that the
labourer will work every day in the week except Sunday.
But in the fifteenth century, as well as in the nineteenth,
ficld work must have been sometimes suspended on account
of bad weather. Nor in pre-Reformation England was
Sunday the only holiday in the weck. Lvery important
saint’s day was obscrved with the same strictness as the
Tord's day, and it is probable that the working week was
on the average nearer to four than to six days,

The labourer's enjoymentsin the fifteenth and nineteenth
centuries.—A still more fundamental flaw in the * golden
century ™ theory is this @ that the comparison of fifteenth-
century prices and wages, and nincteenth-century prices
and wages, leaves out of account the additional comforts of
modern life which have become necessaries te the immense

VoS Centierics, | 3200
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majority of English labourers, Not only articles like tea and
sugar, but bed-linen and even bhlankets were unknown to the
fifteenth-century labonrer. He slept at night on a bed of
straw or ferns, covered with the same cloak that he wore in
the fields in the day-time,! The oor —of beaten carth—was
strewn with rushes, so rarely renewed as to generally form o
mass of putrifying filth. If the labourer wished, as he probably
seldom did, to wash himsclf or his clothes, he would have
tospend half his day’s wages for a pound of soap. His food
for nearly six months of the year was salted beef or pork, and
bread often made from the bad wheat that he had received
in lieu of money wages ; potatoes and fresh vegetables were
unknown, As to furniture, here is the inventory of the
goods and chattels of a landless workman in 1431: “onc
dislt, onc adze, one brass pot, two plates, two angers, one
store axe, one threelegged stool, one barrel called stonde.” 2
When the Tandless labourer of to-day flits from one cottage
to another, e must borrew his employer’s wazgon, or hire
a van to shift his things. Thus cven if we leave ont of
sight such purely modern luxuries as penny postage and
Sunday newspapers, cheap railway trips and free hospitals,”
there is little doubt that the nincteenth-century farm

L Denton, p. zeb. 2 Pl peoaty,

3 It is Lruc thal gratuitons maintenasee was provided in the Middle
Ages for persons afilicted with the plague of lepresy, now happily
extinct ; and threugh the fifleenth century the leper louses outside
cach town were still ofien filled with inmates mostly coming from e
labouring classes. The sort of treatment that these sufferers reeeived
may be inferresl from a market regulation of the town of Derwick-on-
Tweed.  “ Rotten meat or fish "—to quete Mr Denten’s summary
ol the regulation - *¢offered for sale in the market was to be cornfiseated,
and sent to the lepers ontside the lown for Uieir eating, and if there
be no leper felk,” then “the rollen park or salmon is to lie ullerly
<lestroyed.””
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labourer has reached a higher point in the scale of civiliz-
ation, and enjoys a higher standard of comfort, than his
compeer of the Middle Ages.  That he enjoys also a better
average of health and a greater length of life is equally
provable.

The deterioration in the sixteenth century.—If, how-
ever, we contrast the position of the field labourer in the
middle of the fifteenth century with his position a hundred
years later, the “golden century * theory becomes plausible,
For towards the end of the fifteenth century, the agriculture
of the country underwent a change that was eminently dis-
astrous to the cultivators of the soil. The great land-
owners, who for nearly two centuries had been busy with
wars abroad or wars at home, under the settled rule of
Henry VII began again to turn their attention to im-
proving their estates. Juch of the arable land of the
country had been worn out by centuries of continuous
cropping on the three field system, and was now worth ex-
tremely little 1o the owner.  The opening up of trade with
the Netherlands created a new ntility for the soil ; instead
of growing wheat for home consumption it might be made
to grow wool for foreign expert.  The landowners immedi-
ately began to resume the farms that their predecessors had
been glad to let to tenants at alow rent, and they also began
to encroach on the holdings of their customary tenants, or
copy-holders as they were now called. DBy both processes
farmers and labourers were driven off the soil in order to
make room for sheep. To remedy this evil, Parliament
preseribed that a certain portion of land should be kept
under tillage, and the farm-houses maintained.

Risings of the peasantry against enclosures.—Tnfortu-
nately these remedies were not offective. The rule for the
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maintenance of * houses of hushandry ” was evaded by keep-
ing the housein just suflicient repair to give shelter 10 a single
shepherd ; and the requirement that a certain proportion of
land must be kept under tillage, was complied with by driving
a single furrow up the middle of a large pasture field. In spite
of the law then enclosures went on rapidly, and in the next
reign were further stimulated by the confiscation of the Chureh
lands. Up to this time the ecclesiastical corporations, partly
daoubtless from charitable considerations, and partly from the
ofs fnerffe that clogs the action of corporate bodies, had
made little or no attempl to keep pace with the “improv-
ing” landlord. They had been content io manage their
enormous cstates according to the eld manerial customs of
the country,  On the dissolution of the monasteries these
estates were transferred to individual proprietors, new men,
favourites of the king, or hangers-on of king’s favourites—
men bonnd to their subordinates by no traditional iies,
and while freed from the sanctions of the old faith, not yet
accepting any new creed as a guide to conduct.  These
men, suddenly put into possession of vast estates, were in
2 hurry to turn them to the best profit. They ruthlessly
cleared oul the ald tenants—yeomen who could trace their
tenure of the land through a dezen generations in unbroken
descent- —they cul up the open fields with hedges and
ditches, and fenced off the common pasturcs to make parks
for themselves.

AMany of these enclosures were absolutely illegal as well as
criel, and iv was the indignation of the rural population, as
well as ther suffering, that gave strength to the frequent
risings in the reign of Ldward VI

“The peasant, whose pigs awd cow and poultry had Leen seld or
sl died, Decause the commons were gone where they had fed; the
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yeoman, dispossessed of his farm ; the farm servant ont of employ, he-
cause where ten ploughs had (urned the soil, one shepherd now watched
the grazing of ihe flocks ; the artizan, smarting under the famine prices
which the change of culture had brought with it—all these were united
in suffering : while the gentlemen were doubling, trebling, quadrupling

their incomes with their sheep-farms, and adorning their persons anrl

their houses with a splendour hitherto unknown, ™!

In county after county the peasantry rosc against these
cncroachments, tore down the park palings, and re-levelled
hedge and ditch.  The nobility and gentry quickly combined
for common defence ; they sold their plate and jewcllery,
armed their personal retainers, and with the aid of German
and Italian mercenarics suppressed the successive risings.
The peasantry were thus compeiled, by the unanswerable
arguments of musketry and the hangman’s rope, to submit
to the loss of common rights which were theirs by the
prescription of centuries.

During what remained of Edward’s reign, and through
the brief reign of Queen bary, the work of euclosure still
went on, It began to slacken, however, under Elizabeth
and the Stuarts. and ceased altogether about the time of
the Commonwealth.?

The enclosures of the sixteenth and eighteenth centuries
compared.—When the practice reappears In the middle of
the cighteenth century, it is under different conditions, and
is prompted Ly different motives,

The enclosures of the fifieenth and sixteenth centuries
were made by the lords of the soil acting on their own
responsibility, and using such private means of force as
they could themselves command.  The preseriptive rights of
the tenants and the well-being of the tabouring papulatien

Vo Freade, vol. vo o201, chap. xxvi.
© feonsmic Kordee, July 1801, ppe 360, 361,
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were both ignored.  Nothing in fact was considered except
the probable profit to the lord of converting into pasture
for himself the arable fields of his tenants and the commeoen
waste of the manor. The whole proceeding was sclfish,
aggressive, and for the most part illegal from heginning
to end. In the cighteenth century there may have been
sclfishness—human beings are never quite devoid of that
quality—but there was patriotisim as well.  The eighteenth-
century landlord was before all things an agriculturist.
Indeed, a passion for agriculture seems to have taken
possession of the whole country ; everybody was cogitating
how to improve the cultivation of the soil, and wealthy
tandlords vied with one another in experimenting with new
crops, new implements, aew methods. In many parts of
England the improving landlord had a free hand. The
lawless enclosures of the previcus period held good, and in
some counties nearly the whaole area was divided into farms
of the modern type, On these the landlord, through his
tenant, could experiment and unprove to his heart’s con-
tent.  But taking the country through, barely half of the
cultivable land was yer enclosed. The great open ficlds,
with their innumerable strips of plough-land, were still a
striking feature of the landscape ; and everywhere too were
10 be scen wide stretches of waste land—undrained marsh
or uncared-for forest, or upland pasture half buried under
sorse and heather.  All this was vexation and Dbilterness to
the improving spirit of the eightcenth century.  But how
was it 1o be remedied ? The copyhold tenant of the munor
had as good a legal right to each one of his scaitered
acre strips as the lord himself to his manorial cstate,
Further, all the tenants, frecholders as well as copyholders,
had commonable rights over the waste, and as long as they
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insisted on these rights the waste could not be enclosed.
Much might, in theory, he done by a voluntary surrender
for mutuat advantage, but in practice it is difficult to induce
a number of ndividuals to surrender rights which they have
long exercised and understand, for future and only partiaily
realized advantages. Thus the only feasible plan was to
utilize the ommnipotence of Parliament, and campel an
agreement for common profit.  This was done, and appar-
ently with the consent of all parties. Fach capyholder
gathered together his scatiered strips and rounded them off
into a farm. The waste was shared out among the lerd
and his tenants in proportion to their respective estates in
the manor. “Unto him that hath shall be given” The
lord got most, the landless labourer was left out in the cold.

The labourer’s right of common ignored.—It is this
neglect of the labourer which is the great blot on the
cighteenth-century and nineteenthi-century enclosures, By
the enclosures the labourer lost the privilege of turn-
ing out any beasts he possessed on the common, and
received no direct compensation.  How valuable his privi-
leges were 1s incldentally evidenced by a writer of a report to
the Board of Agriculture and Internal Improvement ! on the
enclosure of Knaresboro’ forest,  The report is dated 1794 5
the enclosure was effected between 1775 and 178¢.

Part of the forest, explains the reporter, had been
ancicntly enclosed, but there remained “a tract of upwards
of zo,0co acres of comnnon, whercon Knareshoro' and
several other towns claimed and had exercised a right of
common and turbary cqually with the owners of property.
This waste in its open state yielded the inhabitants fuel, and

T General View of the Agricuiture of the West Riding of Yorkshire,
1704 Appendix No. 1. By Robert Stockdale, Lay,
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pasturage for their sheep, horses, and stock of young cattle ;
and some opulent yeomanry profited exceedingly thereby.
But to the necessitous cottager and indigent farmer it was
productive of more inconvenicnee than advantage ; ¢f wol 4o
themselves, al least & the pullic of large, who was by that
means deprived in a great measure of the cxertions of the
farmer and the labour of the cottager and their families; for
it afforded their families a little milk, yet they would atteinpt
to keep 2 horse and a flock of sheep. The first enabled them
to stroll about the country in idleness, and the second in the
course of three or four years were 5o reduced by the rot and
other disasters that upon the whole they yielded no profit,”
In other language, the common rights of the country folk 1
the neighbourhood of Knareshoro' were so vatuable that many
of them were able to maintain themselves without working
for wages ; and thus the “public at large,”” Z ¢ the land-
owners and tenant farmers, were deprived of their services.
But the enclosures lead to a rise in wages.—If however
the labourers received no direct compensation for the loss
of their common rights, indirectly they profited by the
cighteenth-century enclosures. Everywhere the enclosure
of open fields or waste land scems to have been followed
by a rise in wages owing to the increased demand for
labour.  What in fact the labourer lost in cnse and
variety of occupation he gained in wages, and fer the
time there may have been a net profit to him as well as
other classes in the community. The disadvantage of the
change was that it made hbim absolutely dependent on
ihe labour market ; he had no stand-by left; for the future
he must tuke what wages are offered or starve.  Now (hat
he is a voter, he is trying at length to emancipate himsclf

1 See report above quoted, fassiy.
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from this dependence by forcing Parliament to give him
an allotment of land for his own use.  ffad this been done
in each parish when the great wastes were carved up, and
at the same thine a sufficiency of land reserved for public
recreation, the enclosures of the eighteenth and nineteenth
centuries would have stood out as an unmixed benefit for
the whole community.

The interest of the general public in commons.—Happily
the importance of these points, especially the latter, was
realized in the great Enclosure Act of 1845. By this Act
commissioners were appointed to nvestigate the desirability of
enclosures in all parts of the eountry.  In some eases the
commissioners might authorize the enclosure of their own
authority ; 1 others they must make a report to Parliament.
Their instructions were to ‘“have regard to the health,
comfort, and convenlcnee of the mhabitants of any cities,
towns, villages, or populous places . . . as well as to the
advantage of the proprietors of the land.”? It was further
provided that village greens were not to be enelosed, but
might be assigned in trust to the church-wardens to be
maintained as a recrcation ground for the parish. At the
same time the commissioners were authorizad, but unfortun-
ately not required, to insist that in any case of enclosure, an
allotment, proportional in size to the population of the parish,
should be reserved for recreation. They were also to reserve
‘“such an allotment for the labouring poor as they shall
think necessury, with refercuce to the circumstange of cach
particular case.”™  In practice, however, the commissioners
seem to have almost entirely ignored these special powers ;
they still continued to treat the question of enclosure as a
matter concerning only the petsons having tangible pro-

L& g Vien e, 118, § 27,
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prictary rights,  This view was, however, rapidly growing un-
popular,  And for goed reason.  In the first place, thire was
now no jonger, as at the beginning of the century, any
necessity to increase the corn-growing aren in the country ;
foreign lands were able to provide us with all the wheat we
wanted, Again, one side of the cnclosure problem was
settled, or nearly so.  The © open fields,” with their wasteful
lusbandry, were now nearly all enclosed and re-divided into
compact farms.  All that remained to enclose were tue
“ commons,” as we understand the term to-day, the manorial
wastes over which alarge and ill-defined bady of persons had
large and ill-defined rights,  These wastes, for the most part
poor land, would be little good for corn growing, even had
the corn been wanted, but they would be of immense service
as breathing spaces for the rapidly increasing population of
the country.  T'ublic opinton therefore began to demand a
reversal of the old policy ; instead of restricting by enclosure
the enjoyment of ecach parcel of land to one individual, the
enjoyment was to be extended by “regulation” from the
large body of commoners tothe still larger body of the general
public.  Under the influence of these ideas, a committec
of the House of Commons was appointed in 1865 to “ lnquire
into the best means of preserving for public use the Forests,
Commons, and open spaces in and around the A tropelis.”
An Act followed on this inquiry, and a further nujuiry was
held on the whole question of enclosures in 186g.  This
inguiry in turn resulted in 0876 in an Act for ¢ facilitating
the regulation and improvement of Commons, cnd for
annulling the Acts relating to the enclosure of Commons.”
Here we find a wellmarked distinction drawn  Detween
 private interests 7 and the “ benefit of the netghbourhood ;7

and the policy of the Act was rather to regulate comimons for
I
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from this dependence by forcing Parliament to give him
an allotment of land for his own use. Had this becn dene
in eachparish when the great wastes were carved up, and
at the sams time a sufficicncy of land reserved for public
recreation, the enclosures of the eighteenth and nineteenth
centuries would have stood out as an unmixed benefit for
the wihole community.

The interest of the general public in eommons.— Happily
the importance of these points, cspecially the latter, was
realized in the great Enclosure Act of 1845, DBy this Act
commissioners were appeinted to investigate the desirability of
enclosures in all parts of the country.  In some cases the
commissioners might authorize the enclosure of their own
authority ; in others they must make a report to Parhament,
Their instructions were to “have regard to the health,
cowmfort, and convenicnce of the inhabitants of any citics,
towns, villages, or populous places . . . as well as to the
advantage of the proprietors of the land.”! It was further
provided that village greens were not to be enclosed, buf
might be assigned in trust to the church-wardens to be
maintained as & recreation ground for the parish. At the
same time the commissioners werce authorized, but unfortun-
ately not required, to insist that in any case of enclosure, an
allotment, propertional in size to the population of the parish,
should be reserved for recreation.  They were alse o reserve
“such an allotment for the labouring pour as they shall
think neceszary, with reference to the circunstance of cach
particular case.”  In practice, however, the commissioncrs
scem to have almost entirely ignored these special powers ;
they still continved to treat the guestion of enclosure as a
matter concerning only the pursons having tangible pro-

Aos e aViel e 118, § 27,
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prictary rights.  This view was, however, rapidly growing un-
popular.  And for good reason.  In the first place, there was
now no langer, as at the beginning of the century, any
necessily to increase the corn-growing area in the country;
foreign lands were able to provide us with all the wheat we
wanted, Again, one side of the enclosure problem was
settled, or nearly so.  The ¢ open fields,” with their wasteful
lusbandry, were now nearly all enclosed and re-divided into
compact farms.  All that remained to enclose were the
“commons,” as we understand the term to-day, the manorial
wastes over which a large and ill-defined body of persons had
large and ill-defined rights. These wastes, for the most part
poor land, would be little good for corn growing, even had
the corn been wanted, but they would Le of immense service
as breathing spaces for the rapidly increasing population of
the country.  Public opinion therefore began to demand a
reversal of the old pelicy ; instead of restricting by enclosure
the enjoyment of cach parcel of land to one individual, the
enjoyment was to be extended by “regulation” from the
large hody of commaoners tothe still larger body of the general
public.  Under the influence of these ideas, a committec
of the House of Commons was appointed in 1865 to “ inquire
into the best means of preserving for public use the Forests,
Commeons, and open spaces in and around the M tropolis.”’
An Act foliowed on this inquiry, and a further lnguiry was
held on the whole question of enclosures in 1869, This
inquiry in turn resulted in 1876 in an Act for “ facilitating
the regulation and improvement of Commons, and for
annulling the Acts relating to the enclosure of Commons.”
Here we find a well-marked distinetion drawn  between
¢ private Interests ” and the “ benefit of the neighbourhead ;7
and the policy of the Act was rather toregulate commons for
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These 700,000 little freeholders are probably for the most
part persons who have purchased the houses they occupy.
They may possibly deserve to be congratulated on the cir-
cumstance, but their existence does not seriously affect
the distribubion of English land. Even if each of them
possessed a full acre—and the average is probably less
than half an acre—there would still be left, according to the
return, 33,800,000 acres in England and Wales to be
accounted for. Again, the examination of any page taken
at hap-hazard, in the new Domesday Book, shrows that nore
than a third of the recorded owners possess less than ten
acres, many of them just the bare acre that brings them with-
in the limit.  Striking an average, we may deduct go,co00
persons from the total given above, and half a million fram
the acreage of the kingdom ; we then have lefl 33,300,000
acres, and 180,000 owners. Further analysis would shaw
that cven this reduced figure has very little relation to the
number of persons who may be said to divide the soil of
England between them. A far more accurate picture is
given by the following table of the possessions of the great
landowncrs,1

I Trom (he appendix (o Liateman’s Groa? Landeivaners. Leondon «
IMarrison & Sons, 1878,

A TABLE SHOWING TIIE DISTRIBUTION OF TUE AREA OF 101 UNIITRED
KINGDOM AMONG THE GEEAT LANDOWNERS,

Number of holders of 100,000 reres and upwnrds A2
v . between 50,000 and (00,000 .. 72

- . “ 20,000 and 50,000 283

" . " 10,000 and 20,c00 400

" . 6,000 and 10,000 (4

. .- 3000 an'd 0.000 1,00
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Trom this table, by a rough calculation, which may be
left to the reader, we arrive at the conclusion that half of
the United Kingdom iz owned by 2ice persous. The
population of the kingdom at the last census was 38,000,000
persons.



CHAI"'FER 1L
LAND TAXES: PAST AND PRESENT,

As the demand for increased taxation of land is onc of
the most imporlant features of the land naticnalization
movement, it is worth wlite to devote some pages to an
examination of the manner in which the present taxes on
land have come into being,

The threcfold burden, #frineda necessifas, to which all
Lfinglish landowncrs were subject before the Norman Con-
quest, has already becn described.  The burden was by its
nature necessarily uncertain in severity, and though not
immediately affected by the changes made at the Conquest,
scems gradually to have been merged in the analogous obli-
gations due from feudal tenants.

Ship-geld, Danegeld, and Carunecage.—In addition, how-
cver, 1o this uncertain obligaton, a definite tax on land was
from e to time levied hy the Saxon kings, in order to
drive off the Norsemen who ravaged the castern coasts.
This tax, taking its name from its intended vse, was at first
called ship-geld; but the Norsemen growing stronger, or
the Englishmen more timid, after a time the money was
used not to drive off, but to Lribe the invaders, and ship-
geld became danegeld.  'The tax, however, did not cease
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with the cause that gave sise to it.  The Danish kings of
Iingland themselves levied danegeld on vartous pretexts,
and William the Conqueror established it as a yearly tax
In the reign of lenry IT, it was dropped for a short
time, but under Richard 1. the same tax reappears with a
new name, It is called carweage, and is a land-tax levied
at a uniform rate on cach carucate of land, the carucate,
or the amount of iand that can be tilled in a season
with one plough, beiny identical with the hide of 100 to
120 acres,  The tax was chargeable on all agricultural
land, independently of the tenure by which the land was
held. Under Edward II. it was imposed for the last time
in the year 1224.

The revenue from the royal demesne.—Both before and
after the Conquest, however, the kings of England drew the
bulk of their revenues from their own estates—the royal
demesne.  The king’s forests provided him with game, as
well as with the sport of killing it; the tenants of his manors
furnished corn and other produce ; and the occupants of
towns built on the royal demesne paid definite rents,
collected by the sherilt of the county. This system of
revenue was regulated by fenry L, who converted the
produce rents of the rural tenants into fixed money rents,
and allowed each town to collect its own rent, firwa burgd,
and pay it wto the Exchequer direet.! In addition to these
fixed town or countly rents, the tenants of the royal demesne
were all liable to be called upon to assist the king in any
emergency up to thc tenth part of their goods. It is from
this specinl obligation of the tenants of ancient demesne,
that we get the ciue to the regular system of tuxation that
prevailed in Tingland for several centuries.

I Dowdll; vol. i p. 18,
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The revenue from the ineidents of feudalism.—Before
passingto this subject, however, it is necessary first to deal
with the revenues arising out of the feudal tenures introduced
by the Norman kings. ‘These must be carefully distinguished
both from the rents levied upon the tenants of the royal
demesne, and from the taxes, of which danegeld and
carucage arc instances, imposed by authority to meet an
emergency. The feudal dues were not taxes at all.  They
were the outcome of an arrangement, largely voluntary,
under which the tenant was secured in the peaceable
possession of his land in return for certain services to be
rendered to his lord.  Fhese services were never due to
the king as king, they were due to him as feudal lord, and
therefore only due from landholders who were the king's
immediate tenants—. ¢, the tenants-in-chiel. They in their
turn had a claim to similar services from their tenants ; and
so downwards, till sooner or later the actual eultivator of
the soil was reached, who held not by fendal tenure at all,
but by villainage.

The Knight's fee.—It was reckoned that a properly
equipped knight cost at least £ 20 a year for the mainte-
nance of himself and his family and his dignity, and that
five to six hundred acres of land would be required to
bring in this amount, This portion of land was called 2
knight’s fee, and formed the basis for the caleulation of all
fendal services.

Seutape : its origin and disappearance.—First among
these was the direct obligation of raisinz a force to serve
the field.  One knight must be supplied for every knight’s
{ve of land, and must serve, if required, forty days in cach
yvear, Such a limitation of the pericd of service was
obviously Inconvenient in the case of foreign expediuons,
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and on the occasion of an expedition to France, Henry II.
accepted from his feudal tepants a money payment iu lieu
of personal service. This payment was called “ scutage,”
or shield meney, and was charged at the rate of two marks for
cach knight's fee, or 15. 4#. in the pound. In subsequent
years the rate varied from 62, to 15, 87 in the pound.
But, though obviously a logical outcome of the feudal
system, scutage secms always 1o have been locked upon,
by the payers at any rate, as an ecxceptional charge,
and the frequent levies made by King John helped to
provoke the baronsg rising,  For this reason both Henry
1II. and Ldward 1. were chary of asking for scutages,
and in Fdward IL’s reign the charge disappeared alte-
gether.  The last payment was collected in 1322, on the
oceasion of the war with Scotland, from ““the archbishops,
bishops, clergy, widows, and other women who owed
service in the army, and were desirous to make fines for
the same™ 1

The three regular ‘‘aids”—1'hc¢ other burdens on
feuda! tenants were of a less precise character.  ‘They
arose, like all feudal incidents, out of the personal relation-
ship, supposed or real, bewween the lord and his tenant.
The most important were the three regular “aids,” as they
were called.  If the fewdal lord were taken captive the
tenant must pay his ransom ; when the lord’s eldest son
came of age, the tenant must bear the expunse of the
young man's knighthood ; and when the cldest daunghter
married, the tenant must provide her dower. For any of
these purpeses the king as feuda!l lord could levy an
“ald’ from hiz tenants-in-chicf, the great landowners of the
kingdom ; and they in their turn could exact the sante aids

t Dowell, vol, L.n. 36,
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from their tenants. At first there was no limitation to the
amount that might be taken on any one of these occasions ;
but in the compact between king and barons embodied in
Magna Charta, it was lald down that the aid must be
“reagonable” in amount, and a statute of Edward I.
defined the word “reasonabte” to mean zes, for cach
knight's fee, or a shilling in the pound.

Relief and primer seisin; wardship and marriage.—
The next items in the list of fendal burdens are relief and
primer scisin, When a feudal tenant died his Jord re-entered
upon the land, nominally to protect the rightful heir from
intruders, really to securc for himself the first year's profits,
the “primer seisin,” of the estate. In addition, when he
finaily handed the estate over, he was ecaltitled to exact
a further payment called “relief.” By Magna Charta a
relief was fixed at A5 for a knight's fee.  If, however, the
heir happened te be a minor, the lord, under the plea of
“wardship,” continued his cccupation of the land and his
enjoyment of its profits till the young man came of age.
Again, in the casc of an hciress, the lord had the right,
under the title of ‘“marriage,” to Dbestow the hand and
property of his ward on whom he chose. The opportunitics
for profitable extortion arc here obvious, and by the sale
of rieh heiresses the kings of Fngland were able to sceure
a considerable addition to thewr Incomes. Subsequcntly,
too, this right to give wards in marriage was extended
from girls to boys, and there are constanl entries on the
Exchernuer Rolls of fines paid by men as well as women
for liberty to marry whom they npleased.

Fines on alienation.-—Another serious burden on the
feudal landholder was the difficulty of alicnating his land.
In no case could he dispose of it by will, and if he wished
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to sell it during his lifetime, he must obtain the licence of
his lord, and must pay a finc.

Escheat and forfeiture.—Iastly we come to the incidents
of *escheat ” and “forfeiture.”  When a tenant died with-
out heirs, his estates reverted or ““ escheated ™ to the feudal
lord, as the original donor. Escheat also occurred when-
ever the tenant was found guilty of a felony. Over and
above escheat, however, was “forfeiture,” a claim made by
the king, not as feudal lord but as king, to the estates of
all convicted criminals. If the crime was only an ordinary
felony, the king’s claim to forfeiture ended with a year and
a day, and then the estate escheated to the feudal lord.
In the case of treason the estate was forfeited for cver to
the king, and all elaims to escheat were barred.

The proposed Great Contract.—These various fendal
dues—the three “ aids,” * primer seisin and relief,” * ward-
ship,” “marriage,” *“fines on alicnation,” “escheat and
forfeiture "—together made up an important part of the
revenue of the kings of England from the Norman Conpnest
to the Great Rebellion. That such charges lent themselves
casily to extortion is net hard to scc, and in practice the
officers of the Rxchequer were cver fertile in excuses for
expaading the charges that could legally be made on the
feudal tenants of the Crown. To put a stop to this
perpetual drvitation, it was proposed to King James L
that he should make a “ Great Centract ” with the nation,
and commute his claim to feudal incidents for o fixed
sum of £z200,000 a year. The project fell through, and
the feudal burdens continued ull the outbreak of the
rebellion.

The Restoration Parliament abolishes fendal tenures.—
During the struggle with Charles 1., and through the succeed-
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ing period of the Commonwvealth, these burdens were allowed
to lapse. Omn the restoration of Charles II. they were in
theory, épse facto, revived. But it is not easy to tecreate a
nuisanee that has onece ceased to exist. And mstead of
making the attempt, Parliiment reverted to the proposal
for a great contract. The oniy doubt was as te the means
by which the money should be raised to indemmify the king.
The natural ansl honest way would undoubtedly have been
by a rent-charge levied on the propertics which had been
previously subject to fendal incidents.  To this course it
was objected that many of these properties had changed
hands, and that it would he unfair to impose an unexpected
burden on the new proprictors.  The argument fell vn
willing ears, and the House of Commons decided, though
only iy the small majority of two,! to raise the money by
an excise on beer. At the same time all feudal tenures,
with two unimportant exceptions, were abolished.  Hence-
forward cvery holder by knight service became a holder by
“frce and common socage,” or in other words, acquired the
unburdened frechold of his estate.  The gain to the Iand-
owning classes was enormous, and ought to have been paid
for by the persons whe proficed. o make the general
body of tax-payers provide relief for a limited body of land-
owners was a gross abuse of the parliamentary power
possessed by the latter.

The tallage of towns, and of the king’s rural tenants—
To turn back now to another branch of the royal revenue
—it was stated above that the tenants of the king’s ancient
demesne were linble to Le catled upon, even to the tenth of
their goods, for aid to their lord in any emergency, ‘I'his
obligation exlended not only to the rural tenants of the king's

! Taswell-Langmead, p. 62z



LAND TAXES: PAST AND PRESENT. a5

manots, but also to the inhabitants of nearly all the towns in
the kingdom, for, with few exceptions, the towns had been
built on the ancient foleland, now part of the royal demesne.
Under the Norman kings this heavy obligation was not en-
forced. Instead, rural tenants paid their danegeld or land
tax, and the urban tenants paid a comparatively mild awviZium
or aid. Later under Henry IT., when the danegeld was for
a time dropped, the quwxiZinm was extended to rural tenants,
and the whele tax was then called a “ tallage.”  In practice
the tallage was a sort of composition between the king and
the tenants of his demesne.!  They were liable up to the
tenth of their goods shonld the king be drven to neces-
sity ; he preferred money down.  Thus when money was
needed for an expedition, the king first went to the citizens
of London and struck a bargain with them, and ihen, on
the basis of this bargain, the judges on circuit assessed
cvery town and cvery royal mancr. Finally the sheriffs
collected the money, and paid it into the lxchequer,
This arrangement was adopted by Henry 110 on three
occasions during his reign.  The tax, it is to be noted,
was not a land tax at all, nor was it a general tax imposed
on the whoele country ; it was a charge upon the property
of all persons living on the royal demesne, and the king's
right to exact it arose not from his authority as sovereign,
but from his privileges as Londlord,

The Saladin Tithe.—So¢ far then we have discovered
no one wx of the whole kingdom.  Danezeld and earseage
only tonched the agriculturists; scutage only affected the
king's fewdal tenants-in-chicl; tallages were enly demanded
from the tepants, urban and rural, of the royal demcsne.
But as early as the reign of Henry IL a tax was imposed

Duwel, a2
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that was undoubtedly general. This was the Saladin tithe
of 1188, The origin of the tax, as the name Implies, was
retigions rather than foudal or civil,  Money was wanted to
drive Saladin from Jerusalem, and all over Europe chests
were placed in the churches to be filled by voluntary con-
tributions. ‘The contiibutions were supposed to be pro-
portional to the wealth of the donor, and any one who
understated his property was liable to the penalty of
excommunication.  Henry II. 1eok advantage of this
enthusiasm and systematized it. By the aathority of the
royal council, he required every one throughout his
dominions in France and England te “give in alms the
tenth of his rent and moveables.”  Various exceptions were
altowed, and knights and clergymen who served personally
in the crusade were altogether exempted.  But apart from
these exceptions carc was tzken that no one should escape.
“And if any one shall, in the opinion of those presiding
at the collection, have given less than he ought, let there
be chosen from the parish four or six freemen, who on cath
shall state the amount which he onght to have stated, and
then he shall add what before was wanting.” !

Growth of the general property tax —The general
property tax that had its origin in the Saladin tithe id not
readily establish itself. Like the income tax of our own
century, it was at first regarded as an exceptional tax, only
to be tolerated in circumstances of grave national danger.
Under such circumstances, howevcer, it might rise to almost
any figure, and the nation would submit.  Richard I., for
example, apart from the cnormous tallages he took from
the tenants of his demesne, imposed in 1193 a property tax
of 25 por cent,, or onc-fourth of the goods and rents of every

I Dowell, vol. 1, p. 46,
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person in the kingdom. XKing John was more moderate,
and took only one-thirtcenth. To collect this tax com-
missioners were appointed for each county, with power
to examine individuals on oath as to the vahlie of their
chattels and rents.  Under-valuation or concealment was
punished by the forfeiture of all the delinquent’s goods,
and by imprisenment during the king’s pleasure.! In spite,
however, of these severe provisions, it 1s probable that the
tax-payer rarely paid on the full value of his property. On
several ocecasions large categories of property were inten-
tionally exempted from taxation, for example, household
furniture, riding horses, and church plate, and sometimes
all rents were exempted and only movables charged. Again,
a provision is more than once found for sparing the small
belongings of the poor. Thus in 1232, when the tax was
at 64, in the pound, all persons were exempted whose geods
amounted to less than 3s. a4,

Some mediseval assessments.—'This minimum was con-
stantly shifted, and the searching character of the tax may
be inferred from a surviving assessment of the town of
Colchester in the year 130r.  Here, among others, John
Fitz Flias Weaver is returned as possessing an old coat
valued at 25, and one lamb, value 64, On this he paysa
fiftcenth of 24.2  Other assessments are similar @ William of
Tending, the tailar, has an old cloak, 35, a bed, z5. 64d., a
brass pot, 1s. 64, and o pair of scissors, 34.—total s, 34.
Walter the weaver “has a swrlowt valued at 25 8d—
nothing more,” 3

The « Tenth and Fifteenth.”— U to the middleof Edward
1.'s reign, the general property tax with which we arc now

1 Dowell, p. 69. * Denton, P 214,
* Dawell, val. L p. 257.
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dealing went on side by side with the speeial taxes before
described.  In one year therc was a tallage or a scutage,
in anether a general property tax; or the three or any two
might fall together, no rule being obsarved except the
necessities of the king.  Towards the end of the thirteenth
century, however, an attempt was made to combine the
tallage of the royal demesne with the general taxation of the
country, and the superior liahility of the royal fenants was
recognized by demanding from them a higher rate. It is thus
that we get the system followed through several centuries of
demanding a tenth from the tenants of royal manors and
the inhabitants of all towns, while only a fiftecnth is demanded
from the rest of the country. This system hecame firmly
established in the reign of Edward 1I1., when, on the failure
of a final attempt to revive the old exceptional rights of
tallaging the royal demesue, a general “tenth and filteenth ™
was granted by Parliament, as a solatium to the king.

The settlement of the tax.—The king, however, seems to
have revenged himself by instructing the commissioners of
taxation to screw up the assessments.  The tax-payers
grumbled ihat they had never been asked to pay so much
before.  To remove this diseantent, it was arranged in the
next year, 1334 that the commissioners mizht treat with each
township as a whole, and make a composition for the puyment
of alump sum.  The sum rised under this new system was
about £ 3,000 for the whele country.  Being the result of
a bargain, or rather of hundreds of separate hargains, no
attempt was made in the succeeding years {oalier it.  Lrom
henceforward, when Parliament voted a grant of a tenth of
all the property intownsand on royal manors, and a fifteenth
for the rest of the country, nothing more was meant than
that cach tewnship should pay the sum agreed vponin 1334
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Occasionally a town pleaded poverty, and Parliament made
an abatement, which was afterwards allowed to continue, so
that after some years the amount raised by a fifteenth and a
tenth gradually dropped to about £ 30,000,

Various experiments in taxation. — The system of
fifteenths and tenths, however, as scttled by Idward TI1,
was not entirely satisfactory, and in the succceding reigns
various cxperiments were made in taxation. Richard IL
twice tried 2 poll tax; Henry IV, attempted to re-establish
the old land tax on the knight’s fee; Henry VI, tried a
graduated income tax. The last experiment is the most inter-
csting. This gradunated tax, or “subsidy,” 10 use the language
of the period, was first granted in 1435, and was repeated
in 1450 under a morc complete form.  The rate began at
64. in the pound, and rose to 25 in the pound for incomes
over £zoo, The new tax—involving a careful assessment
of property by royal commissioners—was not popular, and
was slowly paid.  The taxpayers preferred the old plan of a
hxed contribution from cach township and a local assess-
ment, and two further attempts, made in the latter half of
the fifteenth century, to introduce the new subsidy failed.

Henry VIIL's first “subsidy.”—Henry VIIL. was more
successful.  In 1513 he wanted £ 160,000 lor a war with
France, and it was granted to him by an Act, 5 FHenry VI1L
c. 17, which may most conveniently be taken as the
first of the long series of ““subsidy 7 acts.  Driefly, the first
subsidy was an income and property tax at the rate of
64. m the pound. Wage-earncrs were to pay on their
yearly earnings, and landholders an thelr yearly rents, while
the owners of personally were charged on the capital value
of their belengings “for every pownde in coyne, and the
valewe of every pownde that eny person hath in plate, house-
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hold stok of marchaundyse or other goodys or cattalles,
moveables . . . Lo the vatue of xls. or above, vid.” !

In order to ¢ollect the tax, commissioners were appointed
for every county, borough, and city in the kingdom, their
names being printed in the body of the Act.

The ““entire subsidy ” established as a regular tax.—
From hencelorward the “ entire subsidy,” as it was called,
became a regular feature of the English fiscal system,
At the same time, however, the fifteenth and tenth being an
old-cstablisled and thercfore not unpaopular tax, was still
retained.  What was done was to supplement the old tax
fixed in amount by the new subsidy based on contemparary
assessments.  Sometimes  one  fifteenth and  tenth was
granted, together with one or more subsidics ; sometimes as
many as “foure holle XV =% and X" to he hadde paide
taken and levied of the moveable goods cattalls and other
things usual”® In 1545, Parliament, moved by the con-
sideration that “under his Majesties sure protection, wee
do yet so live as if there were no warre at all, even as the
small fishes of the sea in the most tempestuous and stormie
weather doe lie quictty under the rocke,”® granted one
“ entire subsidie ” for the year, together with two fifteenths
and tenths, payable in two years.

Decadence of the subsidy.— DIy the end of Henry VIIL’s
reign the productiveness of the subsidy began to decline.
Wages and salaries hag entircly dropped out, and gradually
other property effected its escape from assessment.  In
Elizabeth's reign the Chancellor of the Exchequer pointed
oul to the Ilouse of Commons *“how favourable was the
taxation of subsidies, wherehy far less cometh to her

Py Heney VITL ¢ 17, ? 32 Henry VIIL o 50
¢ 37 Henry VITIL ¢ 23,
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Majesty’s coffers than by law is granted, a matter now
{1373) drawn to be so usual that it ishard to be reformed.”?
Again in 1601 a demand was made in Parliament for a
revision of the assessment, and Sir Walter Raleigh protested
against the under-zssessment of persons known to be
wealthy. % Our estates that be £30 or £ 40 in the Queen’s
books are not the hundredth part of our wealth.”

Systematic wunder-assessment. — This persistent and
glaring under-assessment is not hard to explain,  The com-
missioners for assessing the tax were local men, selected an
account of their position in each county or each borough.
These local magnates would not unnaturally he careful to
keep the valuation of their own district as low as possible,
lest they should be paying more than their neighbours.
They had too always before them the precedent of the
fificenths and tenths, where the fixed sum paid by cach
district had no longer any relation to the nominal rte.
Therc was thus always a tendency in assessments for sub-
sidies to drap back to the payments of previous years, and to
take thosc for the moxdmwn that the district ought to pay.
So far had this tendency been carried, that by the end of
Elizabeth’s reign asubsidy of 4s. in the pound on lands, and
2s. 84 in the pound on goods, had degenerated into a fixed
charge of about £ 80,000 o year from the laity and £ zc,000
from the clergy.

At this figure the tax continued throughout the next
two reigns.  Parlinment still religiously prescribed the way
in which the commissioners should do thelr work, and
assess overy man at the full value of his property, and
the commissioners with cgual persistency ignored their
instructions,

! Denton, vol. i. p. 184 L4, o 193, A
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During the reign of James 1. too, the old ffteenths and
tenths finally disappeared, and henceforward the subsidy
stood alone, To make up the revenue it was necessary to
vote several subsidies at once. On one occasion as many
as five were granted to King Charles 1,1 all payable within
twelve months ; so that in this year, if the real rate had heen
cqual to the nominal rate, the whele of cvery man’s rent,
and nearly three-quarters of his goods, would have gone in
taxation.

Monthly assessments of the Commonwealth.—On the
outbreak of the Great Rebellion, the need for raising large
sums of money rapidly in order to pay the army speedily

- convinced the Long Parliament that the time had arrived
for sweeping away the farce of the subsidy assessments,
Instead of pretending to impose a pound rate which every
onc kncw would never be exacted, Parliament fixed a
sum to be raised from the whole country, and shared out
the burden as fairly as it could guess between the different
counties and boroughs; and in framing this guess, it was
guided Ly the previous assessments of the locality for a
subsidy. In fact the precedent, set by Edward III in 1334,
was closely followed by the Long Parliament in 15648, The
difference was, that the sum demanded by the Long P’ar-
ltament from the whole country was determined, not by the
sums previously paid, but by the needs of the Common-
wealth,  Each locality then made its own arrangements
for levying its proportion of the tax by an cqual pound rate
on all property real and persenal.  The tax was payable by
monthly Instalments, and was gencrally voted by Parliament
for a fow months at a time, and not for the whole year.
For example, in 1656 Parliament voted an “ Assessment

1 3Can.Lre §
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upon England at the rate of £6o,000 by the moncth for
three moneths,” 1 10 meet the expenses of the Spanish War,
“and other necessary services of this Commonwealth.”
William III.’s new assessment in 1692.—The Common-
wealth tax on these lines survived bath the Restoration of
Charles I1. and the Revolution that drove out his brother,
and was employed during the first few years of the rcign
of William and Mary. DBut it was found to have serious
defeets.  In the first place, personal preperty had, before
the accessian of William, altogether slipped out of assess-
ment; secondly, the proportions for the different counties and
boroughs had grown unfair. These proportions, as already
mentioned, had been fixed on the basis of the last subsidy
payments made in the reign of Charles I, nearly Ofty years
ago. Probably even then they were not quite fair ; by the end
of the century they had grown obviously unjust, for some
districts had prospered and others declined. To correct
these anomalics it was decided to have a new assessment ;
and as the Government was grievously in need of money
for the French War, the tax was set for the year at the high
rale of 4s in the pound. This and nothing more is the
meaning of the famous land tax, so called, of William IIL
Details of the so-called “land tax” of 1632.—The
tax was granted by an Act, 4 William and Mary, ¢ 71,
centitled, ** An Act for granting to their Majesties an aid of
4s. in the pound for one year for carrying on a vigorous
war against France.” Section 1, without the verbiage, is as
follows :—* Be it enacted that all persons and hodies cor-
porate having any estate in ready moneys or in any debts
owing to them within this realm or without, or having any
estate in goods, wares, merchandise, or other chattels, or

U Scobell, Ordinauces, Anno 1651, ¢ 12,
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personal estaie whatsoever . . . shall pay unto their
Majesties 4s5. in the pound, according to the true yearly
value thereof for one year.”

Section z deals with professional incomes :—% And be it
further enacted that all persons holding any public offices
or employment of profit (except military and naval officers),
and their clerks, substitutes, &c., shall pay 45 for every
pound of their salaries.”

Section 3 :—*" And to the end a further aid and supply
may be raised by a charge upon all lands, tenements, &c.,
. .. be it further enacted that zll manors, messuages,
lands and tenemcents, quarries, mines, ironworks, saltworks,
parks, chases, warrens, woods, coppices, fshings, tithes,
tolls, annuities, and all other yearly profits, and all heredita-.
ments of what nature or kind whatsoevee sitnate in England
or Wales or Berwick-on-Tweed are hereby charged with the
sum of 4. for every 205 of the full yearly value.”

In one word, the tax of 1692 was not a land tax, hut
a property and income tax,

Let us pass to succeeding years :—The tax of 1693 is the
same as that of 16g2. In 1604 we have in addition a poll
tax of 45 a head, with certain exceptions, and a small
graduated income tax. In 1695 the Money Act is again
the same as In 1692. In 1697 the phrase “land tax” is
first used—8 and o William III, chap. 3:—"“An Act for
granting an aid to His BMajesty as well by a land tax as by
other subsidies and other duties payable for one year”
But it is not clear whether the phrase “land tax” bere
refers to the whole tax or only to that part of the tax which
applied to land.

The settlement of the tax in 1697.—TIn this year too
an important change was made in the tax, probably with
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the object of correcting the fraudulent assessments of the
owners of personalty,  For already personalty had bhegun to
ship out of William’s assessmenis, as it had shpped out of
the monthly assessments under Charles II. Each year the
produce of the tax grew less, and tc prevent a farther fall; in
1697 the principle of the pound rate for the whole country
was again abandoned in favour of the plan of fixed local
assessments,  Just as Edward IIL in 1334 had fixed and
localized the fifieenth and tenth ; so now in 16g7 William
I1I. fixes and localizes his new subsidies, the quota of
each district being fixed on the basis of the payment made
in 16g2. Referring to the Act, we find that—

Section 1 dehines the quotas to be raised in each county
and in each town.

Section z enacts that personal estates, offices, pensions,
&c., are to pay at the rate of 35 in the pound.

Section 3—* And to the end the full sums charged by
this Act upon the several counties, cities, &c., may be fully
raised, be 1t further enacted, that all manors, messuages,
&c., shall be charged with as much equality as is possible by
a pound rate for or towards the respective sums of money
by this Act imposed upon the several countles, &c.”

In other words, the tax-gatherer in each districe is to get
as much as he can out of the owners of personalty, and
then to come upen the land for the rest. Consequently
the more skilful the holders of personal property were in
evading the tax, the greater would be the proportion thrown
upon land. Nor does it need many words fo prove that
personalty can more casily cscape assessment than realty;
the farmer can drive off his cattle before the assessor comes
round, the houscholder can conceal his furniture, but the
lund and the fistures upon it are abways in evidence,  Thus
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it is easily intelligible that in time a tax originally intended
for a general property and income tax became little more
than a charge upon real eslate.

The Commutation Aect of 1798.—Fut to complete the
history of the tax:—The Act of 1697 was followed by a
serics of Acts which were repeated in exactly the same
form year after year for 10c years. The only variations
introduced were variations in the rate at which personalty
was charged and in the whole amount to e levied. The rate
is somectimes 3+, sometimes 25, and sometimes only 1s,
but after the commencement of the war with our American
colonies in 1776 it is always 45.  The amount to be levied
per each shilling of rate is almost exactly constant, being
close upon half a million pounds.

The last of these Acts was passed in the year 1797: 38
Georgze TII, ¢ 5. It was in all essentials identical with
that passed in 1697 and already quoted, except that the
rate was 45 instead of 35 In the next year, but in the same
session of Parliament, an Act was passed—38 George III1.,
c. bo—for making perpetual not the whole of the land tax,
but the portion of it that related to land. For even
in 1708 part of the produce of the tax—about L15¢,000
a year in all—was still derived from personalty and from
incomes.!

The landed portion of the tax, thus made perpetual, was
to be redeemable by the purchase and cancelling of an
equivalent amount of consols, The personalty portion was
ascereained for each district, and was voted annually by
Parliament as a charge upon all the personalty of the
district till 1833, when the tax was dropped. Finally the
portion of the tax relating to jncomes from offices and

T Doweil, vel, ili, p, 101,
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employments was also ascertained and voted annually till
1876.

Pitt’s income tax.—S¢ much for the land tax, so called,
apparently disposed of by I'itt in 1798, But as with French
kings so with English taxes, the succession is perpetual—
le rof est wrort, vive fz vor. No sooncr had the property
and income tax of William I11. been converted into a fixed
charge by the Act of 1798, than a new property and income
tax was called into being by an Act of 1799.  Pitt’s income
tax was in fact nothing more than the old land tax
charged on a new assessment. The old forin of the tax was
indecd allowed to continue side hy side with the new form,
just as in Tudor days the old fifteenths and tenths continued
side by side with the subsidy, but the new and expansible
tax became the keystone of the Ixchequer. It is true
that in comparing Pitt's tax with William IIL’s, differences
of detail will be found; in particular the CGoverament
machinery for assessment and collection was improved.
But fixing onc's attention cn the main features and not
on minor details, onc sees that the chain of continuity is
unbroken; Pitt's mcome tax, Witham IIL's land tax, and
the Tudor subsidy are all in essence the same.

The Land Restoration League and the land tax.—\We
are now 1n a posilion te appreciate at its proper value the
proposal made by some land reformers, that William IT1's
Land Tax of 1692 should be re-assessed at its original rate
of 4s.1n the pound.! This proposal is ingeniously caleu-

1 Fnglish Land Restoration Lengue, Leaflet No, 16. A Candidate’s
Catechism.

Ask your Candidlate—r. Will vou press for the re-assessment of the
“Land Tax" of '“four shillings in the £ on the full, true yearly valuc

of the land,” so that it shall be paid on the CUrRRENT value of Lhe land,
instead of (as ab present) on the value which it had in 16927
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lated to enlist in its favour the universal sense of justice
and our peculiarly English love of precedent. Our ancestors
in their wisdom, say the land naticnalizers of to-day,
decided in 1692 that all Jand should DLe taxed at the rate
of 45, in the pound; by the dishonesty of landowning
parliaments this magnificent tax has been whittled down
to a rate of twopence or less. DParenthetically it may be
remarked, that the dishonest landowners were our ancestors
quite as much as the men of 1692, and if we are to be
guided by precedents without examining their intrinsic
merits, the continuous policy of a century of parliaments
is at least as good a precedent as the heroic act of one
particular House of Commons. The examination of the
facts shows, however, that this apparently fascinating pre-
cedent is in reality no precedent. The tax of William IT1.
was not a land tax; the rate of 45 in the pound was not
intended to be permanent, and did not in fact become
permanent till three-quarters of a century later. Further,
the very cvit of which complaint is now made was fully
dealt with by Pitt; the farce of Willlam IIL.'s assessments
was swept away, and the tax re-established on a modern
basis, WWhat the land nationalizers demand has in fact
been done ; and the landowner of to-day pays bis property
tax on the “current value of the land.” Tn addition, on
those estates where the old Iand tax has not been redeemed,
lhe continues to pay a fixed rent-charge.

The history of the death duties.—If, however, land-
owners as a class are free from political sin in the matter
of the so-called land tay, it cannot Le said that they are
cqually blameless in the matter of the death duties.
The original probate duty imposed in 1694 was only a 55,
stamp on any probate of a will or_ letters of adminis-
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tration.! Realty under English law has always passed direct
to the heir, and therefore required no probate. And as long
as the tax on probate was merely nominal this inequality was
of little consequence. But in 1795 Pitt imposed a serious
prebate duty with an ascending seale of charges. Ty 1814
this tax brought in as much as half a million a year, but
no effort was made to Dring realty within the scope of
the tax. The reason for this tenderness to the landowners
1s sufficiently explained by the fate of Pitt’s legacy tax of
1796, As proposed by Pitt the tax would have fallen on
ail successions, though with the proviso that successors
to realty should Dbe allowed to pay their tax gradually,
Even this concession failed to conciliate the House of
Commons, and the tax was inmposed on personalty only.
Thus landed property passing by death escaped, and down
to 1853 continued to escape, both probate and legacy duty.
In 1853 Mr. Gladstone as Chancellor of the Exchequer
ventured to deal with one of these evasions, and imposed
a succession duty on real estate.  But cven then the land-
owners escaped lightly.  Legacy duty, or the tax on
personalty, 1s levied on the full value of the property
passing ; succession duty, or the fax on realty, 15 only
charged on the life interest of the successor, and is
payable in gradual instalments, which cease altogether
should the successor die before they are completed.  This
arrangement made in 1833 still continues; nor has any
Chancellor of the TExchequer ver ventured to ask the
landowners of the House of Commeoens to subject their
estates to any kind of probate duty.

The extent to which landowners escape-—The amount
of taxation that real property thus escapes is considerable,

' Dowell, vol. dik p. 130,
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Taking the figures of 1889, we find that while legacy duty
levied on .£78,000,000 of personal property brings in to
the revenue £2,842,000; succession duty levied on
Aagooe000 of real property only brings in £g929,c00.
Were the rate 1n ecach case the same, real property should
contribute nearly 1,400,000, Thus on this account alone
real property escapes annually nearly half a million of
taxation. The case is worse when we come to probate
duty. This duty, charged only on perscnalty, brings in
Aip3o0,000 a year. Were the same duly charged on
realty also, the revenue would be benefited to the extent
of nearly two millions a year. ‘Lhus allogether under the
death duties real property escapes taxation to the extent of
nearly two and a half mitlions annually.

Local taxation; personalty originally liable. —On the
other hand, it is contended that this injustice is more than
redressed by the fact that real property forms ihe sole basis
for local waxation.  The argument is plausible, and derives
additional weight from the fact that personalty has escaped
local taxalion, not through the deliberate intention: of Parlia-
ment, but through the carelessness of assessment authoritics,
or through the skilful evasions of the possessors of personalty.
For there is no doubt that, so far at any rate as the poot
rate is concerned, the original intention of Parliament was
that all classes of property should be equally rated.  Sewer
rates and paving rates, on the other hand, were charged
upon the owners of the land affected.! This latter is an
obviously equitable arrangement, for the landowner is the
person who reaps the most tangible benefit from good

! Cf. the Toer Law Aets of Queen Blizabeth, and various Acts for
constructing sewers and paving roads fram Henry VI to Hemy VITL;
e gnoan Act ol Ileury VILL for paving the Strand.
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roads and good drains through or past his property. Not
lessequitable was the original intention of Parlinment tocharge
all classes of well-to-do people towards the relief of the poor.
If it is the duty of the rich to prevent the poor from starving,
the obligation is a moral one, and cannot by any logic be made
10 hinge on the economic origin of the rich man’s riches.
But, as with the land tax (so calied)} so with the poor rate,
personalty, casily moved and easily concealed, was able to
evade assessment till its original lability was forgotten.

Local rates no set-off to the death duties,—\Vhether
this linbility should again be enforced is a malter which
may be left for discussion later on.  For the present, it is
sufficient to point out that a long-established charge upon
land {or any other permanent investment) has a very differ-
ent effect from a tax on floating property. For in the former
case the charge is aliowed for in the price at which the land
(or stock) changes hands, so that the actual helder at the
present time suffers no hardship, and would gain an un-
locked-for advantage if the charge were removed.  1In the
latter case, the tax takes from the owner something that he
has acquired in the expectation that it will he his. And a
woment’s consideration will show that fer the purposes
of this comparison, all properly passing by death becomes
for the moment *floating,” whether it be in the form
of banknotes or broad acres. TFor when the property
passes, the important question is its present value, and this
is known, or ascertainable, whether the property be per-
sonalty or realty. And from lhis known present value in
the case of personalty the State takes a large percentage ; in
the case of realty it takes next to nothing.

A particular instance will make the point clearcr. A man
dies leaving  1ooo, whether consols or an accumulated
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balance at his bank makes no difference to the argument.
This #1000 will pay legacy duty and probate duty, amount-
ing in the case of a child of the deceased to £35. But if
the deceased had instead left land worth £ 1000, the child
would only pay succession duty on his life interest, amounting
probably to less than £, payable in eight equal instalments.
Clearly this difference of more than £ 30 is not compensated
for by the fact that land is subject to local taxation, For
local burdens must be taken account of in estimating the
present value of the land left, and would equally be
reckoned for if the heir wished to spend his £1oco in the
purchase of land.  The sole difference is, that in the one case
his net inheritanee is worth £ 965, in the other case £g93.

An added legal absurdity.—To make this inequity still
wore appazent, the lawyers have grafied upon it an absurdity
of their own devising. Lor should the dececased in his will
have left directions that his Arooo at the bank should be
invested in land, then the courts will rule that the cash is
thereby turned into realty, and the heir becomes Hable only
to succession duty.  So that if we suppose that a son, who
is expecting a gross inheritance of £ 1000, has in any case
the intention of purchasing land, the sum that the State
will leave at his disposal for the purchase can be increased
by £30 by a single line in his father’s will. In the same
way, should a landowner direct by will the sale of his landed
cstates, they are in the legal mind #pse fucfy converted into
personalty, and the children become liable for the higher
duties, The abolition of these absurdities would, as ealcu-
lated above, increasc the revenue by two and a hall imthons,
and save not a little needless litigation. However, the morc
complete consideration of possible reforms in taxation must
e left to another chapter.



CHAPTER IV,
THE THEQRY OF RENT,

In the two preceding chapters we have Dbeen dealing
almost cxclusively with historical facts, only drawing from
them in passing the most obvious inferences.  We muast now
leave this safe ground for a while, in order to arrive, if it be
possible, at a elear undersianding on cconomic theorics ;
for on the theory of reat must nceessarily turn a large
part of the arguments for or against land nationalization.

Ricarde’s statement of his theory.—The most widely
known and the most generally quoted theory of rent
is that due 1o the cconomist Ricardo. It is mathe-
matical in its simplicity.  “Rent,” says Ricardo, ““1s that
portion of the produce of the carth which is paid to the
landlord for the use of the original and indestructible
powers of the soil.”?  And then he goes on to show how
rent arises aud how it grows.

F0m the st setiling of a eountry in which there i an alundance
of rich and fertile land, a very small proportion of which is required to
b eultivated for the support of the actual population, . . . there will
Lene rent ; (or no oue would pay lor the wse of land when there wasan
abundaut quantity not yet appropristed, and therefore at the Jdisposal of

b Ricardo, chap. ii.
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whosoever might choose o cultivate it.”  But “*when in the progress
ol society land of the seccond degree of fertility is taken into cultivaticen,
rent immediately comiences on that of the first quality, and the
amount ol rent will depend on the difterence in the quality of these two
portions of land,  When Jand of the third quality is taken into cultiva-
tion, rent immediately commences on the second, and it is regulated as
before by the difference in their productive powers. At the same
time, the rent of the first quality will rise, for that must always be
above the rent of the second, by the difference between the produce
which they yield with a given quantity of capital and labour. With
every slep in the progress of population, which shall oblige o
country to have recourse to land of a worse quality, to enalle 1t o
raise its supply of food, rent, on all the more fertile land, will rise,”

The theory eulogized by Mr. Henry George.—This
theory of rent inverted by Ricardo, and endorsed Ly Jobn
Stuart Mill, has been cnthusiastically accepted by Mr.
Henmry George.  “Fortunately as to the law of rent,” he
writes, ‘‘there is no nccessity for discussion. Authority
here coincides with common sense, and the accepted dictum
of current political economy has the sclf-evident character
of a geometric axiom.”™ In a later work ¢ Mr. George goes
farther, and apparcently identifics the Ricardian theory with
what he is pleased to call ¥ God's Law of Rent.”

Whether the origin of this famous law be divine or human,
Mr. George must decide for himself. But it may at once
be aduwnitted that he has good reason for saying that the
Ricardian theory is self-cvident, and that it is supporied
hesides by all the authority of the classic economists, Indeed
there is only onc objection to the theory—it does not
correspond with the facts,

A preliminary objection.-—In the first place the delinition
is inaccurate.  Rent is not paid for “the use of the inde-

U Pragress aid Poverty, p. 118.
2 Lk Conditiors of Labour, p. 73
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un

structible powers of the soil ;" for the indestructible powers
of the soil are for the most part useless.  As the late Pro-
fessor Thorold Rogers, among others, shrewdly pointed out,!
what is indestructible in the seoll s not its fertility, but its
infertility. A bed of granite will remain barren, however
much lalyour be spent upon it ; while, on the other hand, the
most fertile of virgin soils may quickly be rendered unpro-
ductive by carcless cultivation. Indeed Nature herself often
performs the work of destruction, and land that by much
exertion of human effort has been made fertile, will within
a few years, if the effort cease, relapse into barrenncss.
Consequently, so far as the permanent properties of the soil
are concerned, what the farmer pays for is rather the ab-
sence of bad qualities than the presence of good ones. This
is of course merely a verlxal distinction, but it is useful as
helping to emphasize the fact that there is no such thing as
a permanent fertility.

The theory historically untrue.—T.eaving, however, the
guestion of a more complete defintion of rent for the
present alone, let us pass to the more important question of
the origin of rent,  According to Ricardo rent arose by the
gradual extension of cultivation from fertile to inferior soils.
So far as England is concerned this statement is completely
at variance with known facts, Rents in England had a
compulsery or military, not an cconomic origin. - The rent-
piyer was in ninc cases out of len the serf or slave of the
rent-receiver.  He paid because be could not help himself';
the payment was a personal one; no attempt was made to
graduate the rent according to the nature of the soil ;) nor
was one serf’s rent raised beeause some othier serf was culti-
vating worse land,  The only circumstances that affceted the

L See for crample, fudiserial and Comicrcial History of Kugland,
}. ) ¥ 3
[
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rent were the needs of the lard, and the customs of the manor.
Nor did cconomic considerations affect the rent in cases
where a voluntary payment was made, as where a freeheolder
commended himsclf to a powerful lord. llere what the free
tenant paid for was military protection, not profitable land.
And, to jump from these early and obviously non-economic
rents to the fiftecuth century, when tenant-farmers in the
meodern sense began to grow common, there 1s still no evi-
dence for Ricardo’s imaginary picture of the extension of
cultivation inducing an mcrease of rent.  On the contrary, the
population was stationary, ot nearly so, and an immense area
of cultivable land was lying idle.  Neverthcless the villain
tenants of manors were willing to take up land and pay a
rent for it, because they acquired by so doing a more nde-
pendent status. A stlil more important test is furnished by
the rapid increase of rents at the end of the fifteenth and
through the greater part of the sixteenth centuries. Here
the causes were purcly economie, and therefore here 1f any-
where support should be found for the Ricardian theory.
It is not found. The rise was due, not to the extension
of culuvation, for thousands of acres were thrown out of
tillage, and the labourers flocked to the towns in scarch of
work, but to a change in the use to which the land was
put. The fields that brought in little profit as corn-land
could be made to bring in much profit as grass-land.

The rise in eighteenth-century rents.—Again, in the
cighteenth century there was a rise in rents that cannot he
ateributed 1o the pressure of population agaimst the soil
Thiring three-quarters of the century population increased
very slowly, prices were almost stationary, and  labourers
were prosperous.  The nccompanying increase of rent was
due to the improvements in the art of agriculuure, of which
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solnething has been said ina previous chapter. *Iu 1731-2,
when wheat was 20s. a quarter, barley 115, and oats gs. 6.,
Lord Lovell reports as the result of the new agriculture
that his profits on his outlay are more than 36 per cent”!
In bricf) the landowners were teaching the farmers how to
make more profit out of the land by better cultivation, and
this increased profit, or part of it, came back to the land-
owner in the form of increased tents,

The law of diminishing return.—Nor can it be said
that this is only ancther aspect of the Ricardian theory.
It is true that Ricardo allowed not only for the case of a
nore extensive cultivation by the breaking up of inferior
land, but also for a more intensive cultivation by the em-
ployment of additional capital on the old land. He did;
but the expenditure of additional capital, according to the
old methods, is a very dilferent thing from the adoprion of
improved methods. It 15 the latter procedure that gave
rise to the increase of rents in the eighteenth century; it
was the former on which Ricardo based the second half
of his theory of rent.

Doses and diagrams.—This side of the theory has been
fully worked out by later writers, notably by Professor
Marshall.  With much admirable reasoning Professor
Marshall explains how rent arises from what, following
Ricardo and Mill, hie calls the Law of Diminishing Return,
This explanation, like the other branch of the Ricardian
theory, is extremely pretty, and has the additional advantage
that it can be illustrated by diagrams. A diagram always
appeals to Lhe imagination. “The laziest of readers when

v Thorold Rogers, The Feonouric Tnlerpietation of Fistery, po 270,

* See Marshall's Keowomics of Tnefustry and Drincipies of Econentics
un the subjeet of rent,
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he sees a neat little diangram, and is told that one line,
by distances measured along it, represents the farmer’s
“doses™ of capilal, another in a similar way the successive
retnms obtained, aud a third line—a wavy once—the rate of
return per dose, at onee grasps the whole theory, or thinks
he does, and accepts without a murmur the conclusion, that
a cettain area included betwecn these lines must be the
landlord’s rent, and another area the farmer’s profit.  No-
thing could be more beautiful—only it is not true. That
is to say, the theory, with or without diagrams, docs not
explain, even approximately, the growth of rent in the
majority of cases where rent has grown.

The essence of the theory is that rent begins when the
point of diminishing rcturn has been passed.  As a matter
of fact, on ninety-nine farms out of a hundred now paying
rent, the point of diminishing return has not yet heen even
approached, ‘The capital that in theory ought to be spent
on the land is not spent, for the simple reasen that the
farmer has not got it to spend. This unpretentious fact
at once reduces the Ricardo-Marshall theory, adopted by
Henry Georze, to its proper position as an ingenious intel-
lectual exercise. Its abstract, unreal character has bheen
sufficiently exposed by that most cautious of cconomists,
Professor Sidgwick—

“Tt is misleading,” he writes,! “to spezk of the ‘last
dose of capital which pays no rent” as if this dose’ were
an clement delinitely ascertainable in the business reckonings
of an ordinary farm, . . The art of agriculture has not yet
reached the degree of esactness that would be required to
ascertain oven approximately in any particular case the
portion of capital thal 15 to be regarded as paying no rent,

Sidgwick, LOreinciples of Folitical Ecoronry, p. 287
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Thus '—with regard to the changes following on the recent
fall in the value of English wheat—'"the most that can be
said 1s, that the fall of prices hascansed a general tendency to
diminish expznse in farming wherever it can be diminished :
and cven this Is in many cases merely due to loss of capital,
and is in consequence a tendency to farm maore cheaply
than is really economical.”

The narrowness of the Ricardian theory. — But per-
haps the most sweeping condemnation of the Ricardian
theory is to be found in the fact that Ricardian theorists
invariably argue as if the only crop obtainable from the soil
were a crop of wheat.  All their aritbmetical calculations
and geometrical diagrams are based on this tacit assumption.
But the uses to which land can be put fall little short in
number of the wants which human beings can feel ; and for
any one of these uses the landless man will in general be
willing to pay some price to the landiord. It is, therefore,
on the face of it absurd to attempt to deduce the law of rent
for all Tand from reasoning drawn solely from one nse of
land,

The fundamental attribute of land. — And curiously
cnough Professor Marshall, who has taken so much pains
1o elaborate the Rieardian theory, elsewhere points out the
multifold utility of land, and states, more clearly than any
other writer has yet stated, the cssential attributes which dis-
tinguish land from other commoditics,

“When we have inquired,” he writes, “what it is that
marks ofl land from those material things which we regard
as products of the land, we shall find that the fundamental
attribute of land is its extension, The right to use a picce
of land gives command over 2 cerlain space—a certain part
of the earth’s surface, 'T'he area of the earth is fixed; the
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geometric relations in which any part of it stands to other
parts are fixed. Man has no control over them.”  And
again :—* The use of a certain area of the carth’s surface is
a primary condition of anything that man can do; it gives
him room for his own actions, with the cnjoyment of the
heat and the light, the air and the rain which nature assigns
to that arca; and it determines his distance from, and in
a great measurc his relations to, other things and other
persons,” 1

Let us fake this admirable statement as the basis for a
further investigation of the theory of rent.  Only before
starting on the task, let it be clearly understood that we do
not expect to discover any simple law, that may be expresserd
n algebraic formuloe or llustrated with geometric diagrams.
Our only object is to arrive at a clearer nnderstanding of
the way in which the general phenomenon of rent affects
particular proposals for land nationalization.

The law of supply and demand as applied to land,—
First then, when a man offers to hire a piece of land he
must have in view one or mare of the numberless uses Lo
which land can be put; and the advantage that he expects
to derive from the occupation of the land for that purpose,
will influence him in his estimate of the price—the rent—
which he should pay. But this consideration will not neces-
sarily, will not even probably, determine the rent that is
finally agreed upon. Qur particular applicant for land, and
the particular proprietor with whom he 1s bargaining, are not
alone in the world,  There are other pieces of land on the
eartly’s surface which will suit the applicant as well or nearly
as well; there are cther applicants, actual or potential,
willing to come to terms with the landlord. The fnal

P Mavshally, Princitles of Economics, p. 1938
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price agreed upon will therefore be determined—after such
bargaining as is possible belween the two parties—Dby the
Law of Supply and Demand. ¢ When there’s two pigs in
the market and anly one buyer, pigs is cheap; when there’s
iwo buyers and only one pig, pigs is dear,” said the old
farmer, and the law of supply and demand has never been
hetter stated.

The supply of land.—Obviously, however, this state-
ment does not exhaust the question of rent.  To say that
the rent of a piece of land is determined by the law of
supply and demand, is useless except as a prelude to an
explanation of how this universal law of price operates
in the casc of land. In other words, we must consider
what crrcomstances create the demand for land or alter the
effective supply of land; for though the finad supply of
land is unalterably limited by the size of the globe, the
offective supply of land at any given place for any given
purpose is constantly modificd by social conditions.  For
example, the establishment of 2 service of fast stcamboats
from St. Heliers to Southampton may render the soil of
Jorsey as citectively avatlable for the purpose of growing
potatoces for the London market, as if the whole island had
been taken up bodily and dropped down in Kent. Or
again, the snpply of land cffeclively available for dwelling-
houses in any given district of Jondon may be suddenly
diminished by the construction there of a wide-spreading
railway terminus, and as swldenly increased by the running
of daily cheap trains to and from the country. _

The * cost of production” of land.—Such illustrations
might be multiplicd almost ad Zufuitin, but the practical
point we have to consider 15 bow these modifications i the
supply of land ultimately affeet its price.  In the ease of
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most commoditics there is a well-understood connection
between the price of the commaodity and the cost of increas-
ing the supply of thal commodity, Where competition is
keen and free, the price of an article tends to equal the cost
of producing more specimens of the same article. Does
the same thing hold truc of land? TIs there in fact any
cost aof production in the case of land?

The land nationalizer, especially if he be a theologian,
would at once answer Na!  The land he asserts has been
created by a Divine Maker and delivered as a free gift to
the human race! To discuss the actions and intentions of
a Divine Maker is an endless task ; but even Mr., Henry
George must adinit that the land which God gave to the
human race was only partially suitable te human purposcs.
Many broad fields that now carry rich crops of wheat were,
when man took them over, but slagnant marshes breeding
pestilence ; the Weald of Kent, now covered with orchards
and hop-gardens and acres of dwarf fruit, was once a solid
farest. It is man who has drained the marsh, and man
who has ¢leared the {orest.  More than this. On particular
arcas of land, lmman labour has fenced off one field from
another ; has dug ditches and water-courses ; has cut roads
1o give convenient access to the different ficlds, and erected
suitable buildings m the spat where they are likely to be
most serviceable.  In bricf, a farm has been produced.

The thing ealled a farm. —Tet us concentrate our
attention for a moment on this product of human labour--
this thing, this farn. It has been produced by processes
which are essentally similar to those involved in the con-

Dot Tamd has no cost of preduction, since it is created by Gaod,
nol produced by man'—Ilenry Gemge, e Cowlition of Lakonr,
I
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version of wheat into bread, or pig-iron into penknives. In
cach case man bhas availed himsclf of the forces of nature,
so far as they go, and utilized them in co-operation with his
cwn muscles to produce a thing he wants,  The thing once
produced must take its chance in the market. It may feteh
far more than will repay the producer for the expenses of
production ; it may go for an old song.  Butif it is a thing
constantly asked for and constantly supplied, then, as was
just said, its price, so far as competition is keen and free, will
tend to an equality with the cost of producing a similar
article.  In the case of & farm there is not the same ease of
production, nor ¢uite the same regularity of demand, as in
the case of a penknife. The farm is a fixture on the eartl’s
surface.  Other farms cannot be Drought to preciscly the
same spat to compete with it} nor, as a rule, wiil applicants
coming from a distance wish for it so strenuously as the men
living in its neizhbourhond. In other words, the fixity of
the commodity ealled a farm limits competition in both
dircctions,  But when due allowance has been made for
these considerations, it is clear that the cost of production
docs to some extent affect the price of farms; for a farmer
will in gencrat be willing to pay for a ready-made farm, at
lcast as much as it would cost him to make a similar farm
for himsel.  Part of this payment is in practice made in a
lump sum to the outzoing tenant, for such Improvements
of his own making as the law of LEngland allows him to
appropriate.  The rest is included in the annual rent paid
to the landlord.

The attempted distinction between original fertility
and added value—Mr. Henry George, following Ricarde,
recognizes this, but would reply that he separates the valne
that has been added to the farm Ly human labowr from the



74 ILAND NATIOWALIZATION.

original value of the land in a state of nature. 'The pay-
ment for the first item is interest on capital; it is only to
the second item that the term rent belongs.  Like the rest
of the Ricardian theory, the distinction is beautiful when
looked at from a distance, but it will not hear contact with
every day facts. Tt fails indeed at the very outsct; for if
part of the rent actually paid is interest on capital, cleatly it
Is necessary to know on what eapital sum interest is to be
allowed. TIs it on the whele capital that has been put into
the soil in times past?  If so, even if the rate were fixed so
low as two and a half per cent,, then on most English furms
the margin left for the “original fertility of the soil” would
be reduced to a minus quantity. While if we decide that
interest is to be allowed only en that part of the past ex-
penditure which can be traced in the present value, we are
met by the absolut: impracticahility of the proposed in-
vestigation.  1Yor even if we possessed the complete records
of a farm for a hundred years back, or any period that we
care to take as sufficiently remote, it would stitl be impossible
to sscertain how much of the present fertility and convent-
ence of the farm was due to human labour, and how much
was derived from the original condition of the land.  Natore
works rapidly in the open air, and a womentary neglect on
the part of man may sct back his work for wocks or months
or years.  Dart of the labour put into the soil may at any
time be swallowed up, like manure spread upon a sand-bed,
white another part will express ilself as a valvable wldition
to the advantages of the land.  But, after the lapse of a
foew years, the completest ledger record will not be suffi-
cient to dekormine what present results are due to what past
operations.

Professor Sidgwick’s definition of rent. — O these
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grounds it is far wiser, as Professor Sidgwick has done,
1o abandon altogether the sahtle distinctions attempted by
Ricardo and his followers, and to use the term “rent” in
its “fordinary sense Lo ean the priec paid for the use of
land, whatever be the source of its ntility.””!

Have building sites a ‘“cost of production” ?—In
applying this definition to land intended for buildings, it
must be noticed, that as regards the actual site itself there 1Is
1o gradual accumalation of fertility or convenience as in
the casec of 2 farm. A site must be dealt with e neve for
cach succeeding housc placed upon it, and all the previous
work upon that plot of land must be wasted.

‘This, however, is not the case with the approaches to
site, and with the sewers feading from it.  Ceferis paribus, a
man will pay more for a site with a well-male road leading
up to it than for a plot of ground that can ounly be ap-
proached by a cart track.  Consequently the first thing that
a landowner does wiien he wishes 1o converl waste or agri-
cultaral land intoe building land 15 to Tay out convenient
roads, properly metalled and with sewers underieath.? A
Proportional part of the cost of Lhis work of necessity enters
into the price, or rent, that a speculative builder or private
persoit will be willing to pay for one of the sites thus
rendered available. Tt is true that in the centre of large

I Sidgwick, p. 283

2 Tlere, for example, Is an exiael from an auctioneer’s ciccular adver-
tising th:e sale of a huilding estate :—

“The roreds are made and formed with an estra thickness of metat-
ling. The estate i well drained, the dual system for sewage and
surface water having been adopted, and connected with the main
drainage system of the town, . . . The cost of the completion and
maintenance of all roads and footways, as shown on the Sale Plan, and
of all sewers, wiil he bome by the Vendors”
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towns this criginal cost of production has long heen over-
laid by other elements that go to make up the price of
Luilding land. But in new towns or residential districts,
deliberately laid out with the view of attracting residents,
such as FEastbourne or Bedford I'ark, it is probable that the
whole of the capitalized rent of each site is but little in
excess of the cost of making that site. Tt must be admitted,
however, that such cases are probably exceptional. As
a general rale, tong before agricultural land is actually built
over, it has begun to rise in value because many persons
have begun to appreciate its advantages as building land.
Consequently even the first tenants pay for thelr sites a rent
that may very far outstrip the cost of production,

The “cost of production” of mines.—7To pass to another
use of land, we find that in the case of mines the question of
rent is complicated by the progressive exhaustion of the mine.
There is indeed for every mine 1n one sense a very obvious
“cost of production,” namely, the cost of sinking the shaft,
erecting a wheel, propping up galleries, &c., &c. And for
these advantages, where they exist, a colliery master would
b willing to pay a rent equivalent to the cost of re-creating
them elsewhere; only the very presence of these advan-
tages is primni facie evidence that the mine has been to some
extent worked out.  In other wards, it cannot be inferred
that an existing shaft and galleries are a real addition to the
original valuc of a ming, in the same way that good roads
are always an addition to the value of a farm or a building
cstate.  All we can say is, that a mire cannot be © produced
without the initial Jabour ef sinking a shaft, &c., and the
cost of this operation will be taken into account by a colliery
master bidding for the lease of a ready-made minc,

We have shown then that there is gencrally an clement in
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the price of land corresponding very closely to the element
called “cost of production ” in the price of other commodi-
ties. The difference is that land being fixed in one spat, the
cost of production of a piece of land for a particular purpose
can never affect its price in the same systematic way in
which cost of production regulates the prices of penknives.
Two penknives can be identical in every respect, but two
picces of land cannot; if in no other respect they must
always differ in geographical situation.  Consequently while
the cost of supplying land for any given purpose docs un-
doubtedly affect the price of land, the important considera-
tion in determining rent is Demand.

The demand for land. —And the first point to be noted
about the demand for land is that a different demand comes
from different classes of people.  The Ricardians say that
the rent of a iece of land measures the superior advantages
af that piece of land over land that pays no rent. The
staterent if true would be lictle better than & truism,  But
is it true?  Advantages do not exist in the abstract; there
musl be some person o appreciate them., For whom then
does the Ricardian law racasure the vent that should he paid ?
A wellto-do farmer will offer for good land in Kent with
farm Dbuildings attached eizhteen shillings an acre; one of
lis labourers will offer for a strip of the same land, without
buildings, a shilling a rod, or eight pounds an acre. A rail-
way company gets five pounds an acre for labourers” allot-
ments carved out of surplus land that no farmer would
pay a penny lo hire

Nor need we confine curselves to this palpable contrast
between the rents paidd by labourers and those pad by
farmers.  The class of farmers itsclf is not howogencous.
The rent per acre paid by a furnier of a thougand acres

-
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will not necessarily be the same, will probahly be much less,
than the rent paid for exactly the same quality of land by a
fifty-acre farmer, due altowance in each case being made for
the value of the buildings. And the reason is simple. The
rinnber of professional farmers who possess sufficient capital
to farm fifty acres is considerably greater than the number
of farmers who could venture on a farm of athousand acres;
consequently there will in general be a keencr competition
for the smaller farms.

‘Thus, even for purely agricultural purposes, the demand for
land is by no means such a simple matter as the Ricardiang
assume it to be, But the uses of agricultural land are not
confined to agriculture.  T.and that might be made into a
farm, may be made into a park; land that would command
a low rent as a sheep-walk, may command a high rent as a
deer forest; land worth five shillings an acre to plough, may
be worth a pound an acre as o poultry farm.  Where does
the Ricardian ready-reckoner come in here ?

The truth is that almost the only generalization we can
make about the demand for land is this—That it depends
ultimately on the demander’s anticipation of the profit or
pleasure to him to be got out of the land.  And as nearly every
want of human beings involves some use of land, an increase
in the prosperity of a community—which mecans always a
multiplication of wants—will generally cause an increascd
demand for land.

The effect of improvements upon rent.—Descending
from this general statement, that rent grows with the growing
wealth of the community, lct us come to parlicular con-
siderations.  And first, if we regard land for the moment
solely as an instrument of production, not as an object of
pleasure, it is clear that any invention which Increases the



THE THEORY OF RENT. 79

utility that can be extracted from the soil with a given
amount of labour will generally increase rent. Tor the
occupicr of the land now finds that his labour or capital is
rewarded at a higher rate than formerly, and therefore, un-
less there is an accompanyng rise m the standard of living
among men of his class, competition will compel him to pay
over this excess remuneration to his landlord.

In practice improvements in the art of industry arc
generally accompanied by an improvement in the standard
of living ; the two are in fact only different expressions of
an incrcased mental activity.  Consequently though the
landlord may, as has been welt said, skim off the cream of
any particular improvement, the milk that remains hehind
will be worth something more than pigs’ food.

An increase in rent rarely accompanies an increase
in poverty.—On the other hand, it must not be forzotien
that the landlord can on occasion profit by an actual fall in
the standard of comfort. It is indeed this aspect of the
operation of rent that seems to have taken exclusive posses-
sion of Mr. George’s mind, and to have inspired his fancy
pictures of the human race groaning under the slavery
of private ownership of land. The cases, however, where
this does occur are happily rare.  One of the best instances
Is that of the rent of agricultural land in England at the
beginning of the present century.

The population under the artificial stimulus of the Poor
Taw was increasing even faster than it could be used up as
cannon fodder ; o series of bad harvests fell one afler the
other upon the country ; the price of wheat rose cnormously ;
se also id rents; the wages of labeur fell piteously. In
this case it was indeed out of the misery of the labourer
that the landlord ground his rents,
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Such instances, however, it may be safely asserted, are
extremely rare; as a geoeral rule it is not the growing
misery but the growing prosperity of the mass of the
community that leads to a rise iu rents.

Suecessive rents for the same piece of land.-—Another
point, important o note, is the way in which rent is affected
by the multiplicity of vses to which land can be put.  Yor
example, strawberry-growing is under suitable conditions a
very profitable use of land,  ‘The conditions arc that the
and must be of fair quality, and within an easy distance of
a good market.  Such land will command a high rent, and
we will suppose that a froit-grower in order to save this rent
moves off to what a Ricardian might call the “margin of
cultivation ™ for strawberries.  Will e there find land at
no rent?  Certainly not.  For though the land is worth
nothing, beyond the grower’s bare profit, for strawberry-
growing, it may be worth an appreciable rent for other
purposcs, say stock-rearing ; and there is no reason why the
owner of the land should forego this rent in order to gratify
a particular strawberry-grower.

This consideration is of fundamental imporlance in the
theory of rent, for it at once disposes of the Ricardian paradox
that the rent of land does not enter into the price of com-
modities.  The Ricardian, arguing as if the soil of the
British Isles had no concecivable utilily except to grow
wheat, contends that the price of wheat is fixed by the cost of
its production on the worst land, and that therefore the rent
puid for the use of the best land is not the cause, but the
consequence, of the price of wheat @ hence the landowner unly
intercepts the extra- profit that would otherwise go 1o the
farmer of the best land ; and the public is not aficcted by
this private arrangement.  All of which would be true if
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wheat were the only commodity extracted from the land.
But even one alternative nse for land upsets this calculation ;
for it may creaie a minimum rent below which even the
worst wheat land will not fall.  If so this minimum rent,
since il enters into the price paid for all wheat land, nust
enter into the cost of production of all wheat,

Tn England, as a matter of fact, there are few acres of land
under any sort of cultivation of which the passible uses are
not nearer twenty than two; and it may safely be smd that
within the limits of the United Kingdom occupied rent-
less land is impossible to find. In making this statement
ong dees not forget that at the present moment there are
farms lying vacant which the owners declare they would be
willing to let rent free, Yes; but for how leng?  LIior just
so long as may be necessary for the tenant at his own
expense o bring back the farm to a eondition of high fertility.
To say that such a farm is let rent free is an abuse of
language,

Some rent enters into the cost of production of commo-
dities.—IIowever, whelher there be or be not reatless land in
England, does not scriously affcet our present argument.
The point is that each lower, 7 e less profitable, use of land
makes 2 minimum rent for every higher usel  To take anly
broad distinctions, agricultural rents {orm minianuneents for
market-gardens, and the rent for market-garden lond forms
a minimom rent for town huilding-land. Within 2 own, too,
it is possible to trace the gradations of rent as the aumber of
profitable uses for the land increases from circurnference to
centre. In the suburbs of Tondon land i3 aveilable for

! This point has been admirably brought out Ty Mre. Jo Ao Hebson

Suee, for example, an acticle in the Quarterly forrnad of Aconamics for
Apnl 1891,
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few except residential purposes ; in the heart of the City there
is a possibility of a hundred alternative uses for any square
rod of land.

The mast profitable of these—ec. g the robbing of guilcless
clergymen by promoting bogus companies—must pay per
square foot of land at least as much rent as would be paid
for a less prefitable use of land, a few hundred yards away
from the centre. And for this reason, that  the margin of
cultivation " for bogus company offices is reached at about
a furlong from the Stock Exchange, Beyond ihis distance
it would not be profitable for the comipany promoter to
open his den. DBut such a site would be excellent for
an accountant’s office, or for a manufacturer's show-rooms,
or for scores of other purpeses. The best rent payable
for any of these purposcs will be the minimum rent below
which no cempany promoter can get a site for his office.
To this extent, then, the cost of production of bogus
companics is really cnhanced by the item of rent—a fact
which will perhaps help to console the eminently respectable
victims of the City freebaoter.

Again, 1o take an illustration from another Industry, where
coal 1s discovered beneath the surface of com-fields, the
coal-master must pay for all the surface land that his
operations require, at least as much rent as the cornfields
commanded. In practice he will generally pay much more,
because digging up cozl is, as a rule, a more profitable
business than growing corn.  Lut while such extra rent as
Le may pay will be a consequence, not a cause, of the high
price of ceal, the remt that the land was worth previously
for agriculture will be . necessary item in the coal-owner’s
expenszs of production. and will help to determine the price
at which coal could Le wold.
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Rent, Interest, and Wages.—Indeed the way in which
the three elements of production affect price is almost
identical. Tt is the minimum rent of land for a particular
purpose that affects the price of the commodity produced ;
any rent above this minimum will be a consequence of price.
In the same way, the aversge interest on capital must be
paid, or allowed for, as o minimum before profits can be
calculated. And as regards wages of labour, it is the wage
of the average workman thal forms the basis on which the
expenses of production should be caleulated; any cxtra
wage'paid for exceptional skill or ability is only an equivalent,
if even that, for the extra profit that the good workman
brings.! The geod workman commands in fact a specific
rent, over and above the normal wage in his profession, just
as the cxceptionally good soil or good site commands a
specific rent over and above the rent of the soil or site least
suitable for the particular purpose in view.

These conditions have been insisted on at some length,
because they help to dispose of the absurdity that rent
is no burden on the community, Obviously that part of
rent that does enter into the expenses of preduction is a
burden, making itself felt through the ageney of price. On
the other hand, specific reats for exceptional advantages
arc undoubtedly the consequence, not the cause, of price, nd
arc only a burden on the comumunity to this negafive extent,
that they could conceivably, by taxation, be taken away
from private individuals and devoted to the public weab

1 So far as manual labour is coneerned, this point has been profusely

iNustrated by Mr, Thomas Brassey, the preat contractor, in his hook on
TVork and Fages,



CHATTER V.
THE BURDEN OF LOCAL RATES.

THE preceding chapter, it is to be lboped, has cleared
the way for considering the practical question of how taxes
upon land affect different classes in the community. Ob-
viously this question is of fundamental importance in any
scheme of land nationalization; for even thosc rcformers
who, like the English Land Nationalization Socicty, are
mostly concerned with the problem of administering the
land, cannct, and do not, ignore the question of taxation.
And yet there are few points in the whole range of contro-
versy about which all parties talk se looscly,

Who pays local rates?—Local rates afford the Dest
cxample of this vague and often sell-contradictory talk,
They arc a charge upon real property, payable in the first
instance by the occupicr.  Ts he also the final payer? That
is the whole matter in a nutshetl. But the answer to this
apparently straightforward question seems to vary with the
shifting mocd of the person whe undertakes to deal with it
When, for cxample, a proposal is made in the House of
Commeons by a Tory Government, that local rates should be
relieved by contributions from the Traperial Fxchequer,
Liberal and Radical members will denounce the proposal
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as a bribe to the landowning classes ; while the Tories will
contend that it is the poor distressed occupier whom they
wish to rclieve. A few months later the Liberals will be
demanding that the rates shall be divided equally between
owner and occupier, in order to relieve the fasfer ;)—and the
Tories will reply that the owner already pays the whole
rate.

This is no fancy picture. Tt is a matter-of-fact description
of discussions that have taken place in the House of
Commons more than once within the last half-dozen years.
Part of the scli~contradiction is of course duc to the
peculiar exigencies of the politician’s trade. But, in
addition, a liberal allowance must be made for honest
confusion of thought, ¥For the question is not so simple
as it sounds. Where the rate is in the first instance paid
by the occupier, as in the case of most middle-class people,
the payer has no legal right to make a corresponding
deduction from his rent, and therefore on the surface it
seems as if the landlord bore no part of the burden.  And
where, as with most working-class people, it is the landlord
who in the first instance pays the rate, there it sometimes
happens that he will subsequently raise the rents of his
tenants on the plea that rates have gone up.  So that here
again it seems, on the surface, as if the burden in the last
resort fell upon the occupier.

Rates are allowed for in fizing the rent—T.ct us, to
sulve the difiiculty, go back for a moment to the theory of
rent discuszed in the previous chapter. It was there
pointed out that any individual in applying for land would
first consider what the land was werth to him for the
purpose or purposes for which he wanted it, and this
consideration must determine the maximum price that he
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is willing to pay. He may give less than this, but if he
is a free agent he will not give more, whether he is applying
for a thousand-acre farm or a halfacre allotment ; a coal-
mine or an applecrchard ; a suburban villa or a cotton
factory, In every case he considers what the thing he is
applying for is worth to bim, and then fixes his maximum
payment. But whether the whole of this payment goes to
the legal owner of the land, or whatever part is taken by a
local authority, clearly docs not affect the tenant as tenant.
Consequently if the applicant in the course of his bargaining
finds that the farm or villa he wants is burdened with a
local charge, he will deduct that charge from his estimate
of what he can afford to pay the owner.

Arthur Young's rule for aseertaining remt.—Here, for
example, is the advice given to applicants for farms by
Arthur Young i his Zarmer's Calendar published at the
beginning of the present century.

“ Asceriainment of Renf.—This is a very important part of
the Dbusiness in hiring a farm. . . . The principal point
here necessary fo touch on, is the combination of rent, rates,
and tithes in one sum.  Knowing the capital intended to
be invested, estimate the interest of it at not iess than 10
per cent,, and then calculate the expenses and the producc :
the former deducted from the latter, leaves that sum which the
farmer can afford to pay in these three species of rent
Dedict frurther the Hthes and rafes, and fhe yemainder s
what he can afford to pay the landlord, 1 rent be valned
in any other way, it must be erroneously and deceitfully
done, and no dependence can be placed upon it 1

In practice there is little doubt that ithe majority of
intending tenants, both in town and country, do take the

! Young's Farmer's Calendar, p. 485, .
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precaution of inquiring what rates or taxes they will have
to pay, and vary their estimates accordingly. In their case
then it is the landlord, and not the tenant, who bears the
burden of the rates. As for those tenants who de not
take this precaution, it is obvicus that their neglect to
inquire about rates and taxes can only be due to a feeling
that these charges are insignificant compared to the item
of rent. If so, they at any rate are not the people to
grumble about the weight of local burdens.

Working-class rents and loeal rates.-- But how about
the cases where the landlord, payiug the rates in the first
instance, reimburses himself by a levy on his tenants?  The
answer is that the cases where this does cccur prove too
much, For cxample, a penny library rate is imposed 1n a
provincil town ¢ on a workman’s house this would amount
to perhaps 25, a year at the outside ; but the landlord to
recoup himself will, as the tales go, raise his rents not 4.
but 64. a week. What does this prove 7 Obviously that the
library rate was not the cause of, but the cxcuse for, the
landlord’s action. The explanation of the whole matter is,
that at the time the rate was imposed, the rents of workmen’s
houses were generally tending upwards, Buta general upward
tendency will not of its own accord produce an increase in
a particular rent.  ‘The actual moment must come when the
landlord goes to his tenant and tclis him that for the future
hts rent will be raised from 65 a wecek to 65, 64.; and any
landlord, however crudely commercial he may be, will pre-
fer that this moment should he preceded by some event
which will give a plausible excuse for the unpleasant
message,

FYree Education and inereased rents.—It must be
admitted that some landlords are casily satisfied in the
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matter of plausibility, If the accounts in provincial papers
may be accepted as correct, many owners of working-class
houses have found in the Free Fducation Act of 18g1 an
excuse for exacting more rent out of their tgnants, The
fact scems monstrous, but there is no economic mystery
about it. By the abolitien of school fees the available
income of every working-class parent was increased, and
therefore the average tenant could, after the passing of the
Free Lducation Act, afford to pay more rent than previously.
If he was living in a district where rents had been previously
rising, his new prosperity would be the landiord’s oppor-
tunity, and he would now be asked for the rise that in strict-
ness the landlord could have exacted earlier. In this case
the abolition of fees would be the excuse, not the cause of the
rise m rent. [t might further happen that the remission of
fees in the autumn of 1891 caused as well as cxcused the
recorded instances of increased rents.  Tor the poorer
parcmis having more woney at their disposal would, some
of them, wish to secure better house accommodation.
There would consequently be an increased demand for the
better types of warking-class honses, while the supply of
such houses could not be increased at a moment’s notice,
Here then the remission of fees would by itself be sufficient
Lo cause a rize in rents, and if competition were sufficiently
keen, the working-class tenant might be compelied to pay
over to his landlord the whole of his children’s fees remitted
by Tarlizment.

An Indian illustration.—An amusing instance of the
converse ease, where o tax upon the landiord affords an
excuse for raising the tenant’s rent, is furnished by another
country. ‘The writer remembers well a conversalion with o
native gentleman in India, o landowner, a barnster, and a
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patriot, on the subject of the new income tax. With much
righteous indignation this gentleman was urging that the
mcome tax was the last straw laid by the Leartless Dritish
Government on the back of the overburdened pensant. It
was pointed out to him that this could hardly be, since
the tax was confined to official, professional, and com-
mercial incomes.  His reply was instructive, *Yes, but if
I am taxed on my professional carnings, of conrse 1 take
it out of my tenants.” Of course, what really happened
was, that the prosperity of this gentleman’s tenants, coupled
with thelr dependent position, cnabled him to screw more
money out of them, and the income tax on his profes-
sional income was as good an ¢xcuse as a marriage in
his family or the birth of an heir.

In every case the landlord ultimately pays taxes on land.
—1It might secin at {irst sight that such a casc as this, and the
free education cases in England, are hardly on all fours with
the condition postulated above —that the terant should be a
free agent.  TUndoubtedly neither the tenant of an Indian
nawib, nor of an Lnglish jerry-builder, is in the same position
to bargain freely as a Yorkshire farmer with 2 good bank
balance behind him, Dut the greater or lesser amonnt of
independence, though it may affect the total that the tenant
will pay, will not disturb the fact that it is on the landlerd
that any tax upun land ultimately falls.  However servile
the tenant way be, he must at least be left with sufficient to
keep him alive, and whether the land s taxed or not, the
grasping landlord will Ieave him no more.  In briefl; if the
tenant is free to bargain, he will onty pay in all what he
thinks the land is worth to Lim, and he will not trouble his
hiead whether the whole of Lis payment goes to the landlord,
or whether part is taken by a taxing authority ; if the lenant
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is unfree, he must submit, tax or no tax, to his landlord’s
exactions : hence in every case it is the landiord who bears
the burden of the tax.

Leasehelders and new rates.—But it may be urged,
suppesing a tenant has taken a house on a lease, and that
during the period of the lease a new ratc is imposed, clearly
the ratz will fallupon the tenant.  Of course it will, up to the
end of his tenancy, if he has bargained to pay atl rates while
the lenancy continues, New rates, however, do not drop
from the sky. They are imposed by local anthorities with
much wepidation, and when any important cxpenditure has
to b incurred it is always met hy means of a loan, spread
over a number of years, so that there may be no sudden
increase in the rates. What we have to deal with then in
practice is not any entirely unexpected new rate, but the
steady growih of old rates. Surely this steady growth,
noticeable in almost every town in the kingdom, will be
taken account of by a prudent tenant, and he will make his
bargain accordingly ; and if tenants neglect this precaution,
it can only be, as suggested above, that they think the item
unimportant. There is, however, good reason to believe that
the majority of middle-class and upper-class tenants, and
these are the only classes concerned, do seriously consider
the question of rates, and the possibility of their increase,
when looking for houses, A careful investization would
probably show that houscs or ats where the rates and taxes
are paid dircetly by the landlord, let at a proporticuately
higher rent than those where the tenant is lmmediately
liable.  Fur example, take a house or flat that the fandlord
is wiilng to let at £Lgo a year; rates amd taxes Dheing
estimated at about £ 1§ addidonal, so that the total cost to
the tenant would be about £i108. In such a case, if the
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landlord undertook to pay rates and taxes, and thus remove
all elements of uncertainty, it may safely be stated that
tenants entcring upon a lease would be willing to settle for
a total rent of £11o. This consideration is probably one
of the many reasons why modern flats command such high
rents.

In Tondon, however, the immediate landlord is rarely
the owner of the frechold; he is probably a builder who
has hired the land on a long leasc. Here then, it may
be argued, the actual owner of the land eseapes taxation,
the whole bLurden being borne hy that useful person, the
speculative builder, who risks his capital to provide houses
for his fellow-men. Cerlainly not.  The huilder, when he
makes his bargain with the freeholder, knows perfectly well
that the local rates which he undertakes to pay have a
temlency to rise, and he estimates accordingly. It is as
much part of Lis business to allow for rates and taxes as to
allow for the cost of bricks and mortar.

A rate upon houses wuay fall upon the builder.—On
the other hand, it must be remembered that local rates in
England are levied not on the value of the site, but on the
house and site together, and as a rule the house is the more
comsiderable item.  Take, for example, the case of 2 hnlding
estate well on the ountskirts of a town, where ihe land by
iself has only a market-garden value.  As market-garden
land it has been liable to rates and taxes which have un-
doubtedly come out of the landlord’s pocket.  'T'his left him
with a certain net income, and nnless he can realize at Teast
this net income by letting {or selling) the Lund for building
sites, lie will keep it as a marketgarden.  Thus the market-
garden rent, minus the wmarket-zurden rates, forms the
minimum rent at which the land can be got for building
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purposes. If then the builder gets the land at this minimum
price, he clearly cannat throw back upon the landlord any
additional rate put upon the house when built,  Such
additional rate will in fact act as a virtunl addition to the
cost of building the house, and will, therefore, generally
present itself in the price of the house.

But this is rarely the ease.—If, however (as would bethe
case where the land is close to a town), the aetual rent paid
by the builder exeeeded the above minimum rent, it cannot
be said that the local rate would add to the cost of the
house. For the fact that the landlord could get from his land
even a penny more than market-garden value, would prove
that the buitder anticipated for himself a profit after paying
all expenses, including rates and taxes; so that if, when the
house were builyy, the local zuthority were to forego the
additional rate chargealle, it would only he making an
unexpected present Lo the builder,  And if the builder had
known beforehand that this present woulkl be made to him,
he would have been willing 1o pay a higher ground-rent Lo
the Iandlord.

We have thus arrived at a rough criterion by means of
which we can determine, as Letween the ground-landlord
and the speculative builder, who pays the rates charged
upon buildings, If the ground-rent is just the harc agri-
cultural rent or market-garden rent, it is prebable that the
builder has got the Lind at the lowest price at wloch he
could wet auy tand for building purposes, and therelore the
rates imposed upon the house will be a real addition o the
expenses of building,  Lf, on the other hand, the ground-rent
15 a serious item, then it is certain that the rate upon the
building, as well as the rate upon the land, will really be
poid by the owner of the soil.
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But in applying the above criterion it muust always be
remembered that the ground-landlord often takes only part
of his rent n cash. The house that the leascholder huilds
is by the law of England added to the frechold. Both
parties to the bargain arc necessanly aware of this fact, and
the stipulated ground-rent will be reduced accordingly. In
other words, the ground-landlord takes part of his rent in
bricks and mortar. Hence a nominal ground-rent of a few
pouudds an acre, apparently nothing more than land would
be worth for agriculture, may really represent a very heavy
urban rent.  Bearing this in wind, it wiil be found that the
cases are extremely rare where local rates and Imperial taxes
on the building arc borne by the builder.  Probably in nine
cases out of ten they have been deducted beforehand from
the rent, or the purchase-maney, payable to the frecholder.

A particular illustration.—This conclusion is so Im-
portant that it is well to look at it from every point of view.
As a particular illustration let us take the case of Holland
Park., The owner of this historie ground is now letling off
a portion of it on building lease. Substantial private houses
are to be built, and for the site of each a ground-rent of
Sree will be charged.) The houses when built will be
subject to heavy rates, payable to the Kensington Vestry,
the London County Council, and the Fondon School Board.
They will also be subject to the Imperial Inhabited FHouse
Duty, and possibly the assessment for the Land Tax may
be increased—this last probably a triflling matier.  All these
charges will be payable either by the occupler of thie house,
or by the leaseholder who builkds it The owner of the soil
will hear nothing of them until; at the end of the lease, the

L ¥ think this s the actual figure, but it is o matter of no consequence
to the argnmaent,
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house which he did not build becomes by the law of England
his., Apparently then the owner of Holland Park escapes
all taxation except income tax on each £100 of ground-
rent. In reality every charge falls upon him ; for were these
local and Imperial charges removed, the occupants of the
houses would be able and willing to afford so much more
house-rent, and the leaseholder, knowing this, would have
been able and willing to pay so much more ground-rent.
The matter, in fact, is purely one of private bargain; and if
the owner of Holland Park cared te make a profitable
speculation he would offer to make himself liable for all
rates and taxes upon his estate.

Why landlords aveid direct liability for rates.—\Why
then, it may be asked, do the London ground-landlords
never in practice make such an arrangement? For two
good reasons. Asa class they do not understand speculative
business ; their tradition is to let their land at the best price
they can get, and to leave to the lessce the business of
making a profit out of 11, if he can.  The second reason is
political.  The power to imposc rates is vested ultimately
in an electorate, composed roughly of all the houscholders
in a town, Under the present arrangement o very large
number of houscholders are alse ratepayers; that is, are
persenally liable for the rates, with no power te deduct them
from rents previously agreed vpon.  These clectors, there-
fore, have at present a direct interest in keeping down the
rates, Were the landlords as a body to become liable
for the rates, this check on local expenditure would be with-
drawn and the owners, hopelessly outvoted at the polls,
would socn discover that they had made a bad bargain,

Possible eases of hardship.—We must take this point then
as established, that except in the case dealt with above,
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local rates, as well as Imperial taxes upon land, fall ultimately
upon the owner of the soil,

Is there, however, no injustice in practice owing to the
fact that it is the occupier or houseliolder who mn:ediately
pays the rate? Preobably not much. Cases may indeed
cccur where an unlooked-for rate is Impesed during the
currency of a lease, and this the tenant must pay.  And it
may happen that the rate ceases about the time that the
lease runs out, In this case the tenant will get no reduction
on his next term of occupation.  Should it further happen
that this unlocked-for rate was spent on an important local
improvement, its effect witl be to send up the value of the
land, so that the tenant will have to pay an increased rent
on account of the very improvement to the cost of which he
has already as a ratepayer contributed.

Such a coincidence, when it occurs, must be extremely
galling, but it is not a peculiar consequence of our system
of tocal faxation.  Even more galling instances of landlord’s
right and tenant’s wrong might be quoted where no question
of taxation is involved. TUnder English law whatever s
fixed to the soil belongs to the owner of the soil— Quirguid
Sluntatur solo, sole cedif. A man may therefore improve his
Liousc entirely at his own expense, and afterwards be charged
a rent on his own imprevements.  Clearly such a violation
of equity will nut Lue prevented by tinkering with local
faxation.

Why local rates are unpopular.- Indeed the fuss made
ahout local rates is probally the culcome, not of any wide-
spread belief that they are unfair, but of the genceral dislike
of the British cilizen to direct taxation. In almost every
town in the kingdom associations of ratepayers are formed
to keep down the rates,  But where is there any association
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of smokers to protest against the tobacco-duty, or of whisky-
drinkers against the taxes on spirits? And yel the total
taxation borne by tobacco and alcohol is more than
40,000,000 a year, while the revenue raised by local
rates only amounts to £ 5.4,0c0,cc0 for the whole of the
TUnited Kingdom. Again, the houscholder who grumbles
at every fraction of a penny added to his local rate, never
thinks of murmuring at the farthing or more that the
Governmenl levies as a tax on cach penny letter that he
posts.

In brief, local rates are objectionable to the payer prin-
cipally because he is conscious of the payment; they are
unsatisfactory (o the community, because they are so
collecred as to cause an altogether needless amount of
irtitation.  In the previous pages it has been shown that
local taxation falls in reclity upon the owners of the soil—
a small and generally wealthy body of persons.  The
system of coliection is, however, so arranged that in appear-
ance the tax is paid by the oceupiers—a large and rarely
wealthy body.  Thus while the few and the rich really pay
the tax without feeling it, the many and the hard-pinched
feel the tax without paymg it,  Common sense suggests that
the nominal burden shall be Iaid where the real Dburden
must finally fall,

Such a simple solutivn of the problem of local taxation
would, however, create a constitutional difficuity of some
magnitude. The owners of the soil might with justice
complain that they were being taxed by administrative
bodies on which as ewners they had no direct representa-
tion, and where as individuals they were hopelessly outvoted.
It 1z perhaps on account of this possible constitutional
difficulty that some peliticians have formulated a com-
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promise.—Let the rates be divided cqually between owner
and ocecupier,

The proposed division of rates—This proposal 1s
evidently based on the assumption that only two persons are
concerned In the question—the owner who at present
draws all the rent, and the occupier who pays all the rates.
But in London, at any rate, this siraple arrangement is dis-
tinctly rare.  In each London house there are generally
three parties concerned, soinctimes more.  Nor is it the
case that the actual occupier is always the nominal rate-
payer.  To the majority of Londoners the rate-collector’s
knock is absolutely unknown. In Kensington flats, as in
Whitechapel buildings, the tenants know nothing of rates or
taxcs ; the landlord pays all.  'The weekly scven shillings
of the East End workman, and the quarterly fifty guincas of
the West End plutocrat, both nclude every kind of local
rate and Tmperial tax. It is hard 1o believe that any political
party seriously proposcs to upset this voluntary arrangement,
and compel every houschiolder in Londoen to pay half of the
local rates with his own hand.  Apart from the extra ex-
pense of collection, the unpopularity of the change would
be mtense,  Rents of working-class houses are generally on
the rise in London and other large towns, and conscquently
the landlord would, in the majority of cases, be able to
pocket the wlhole of the relief, leaving the tenant paying the
sume rent as before, plus the new burden of half the rates.
Nor would other houschellers necessarily profit even in
appearance. The effect of the arrangement in each par-
ticular case would in fact depend on the state of the market
for houses, In a suburban district where rents were rising,
the cwner of houses oh which the occupier was liable for
the rates, would utihze the partial relief of his tenant as an
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excuse for putting up the rent. It would only be where
renis were stationary or faliing that any net profit would,
even in appearance, accrue to the occupier,

The woes of the long Lease-holder.—This aspect of the
question seems to have been altogether overlooked by the
advocates of a division of rates between owner and occu-
pier ; they seem to have assumed that such a compulsory
division must always be an advantage to the occupier. The
favourite instance is that of a man who has built a house
on a long lease. Here 1s a stock case extracted from an
electioneering speech.!

“In the year 18zo0, a great nobleman lald out a large
tract of land on a lease of gy years. The tenant agreed to
build a house, and at the end of the gg years he was to give
back to the great nobleman's family the soll and the house
he had buwilt wpon it.  {Skeme) During the time of the
lease the tenant was to pay the rates.  But what were the
rates seventy, or sixty, years ago?  One thing undoubtediy
for which no rates were then paid was pepular education.
The very idea that it was the duty of the public to educate
the people did not exist in 1520 and 1330.”

Hence the speaker concluded, that the leaseholder is
wronged because by the terms of hig bargain he now has to
pay rates which in 18z0 he had no possibility of foresecing.
But neither had the landowner any possibility of foreseeing
the enormous growth in the value of his land. He expected,
of course, some growth, probably a considerable growth, just
as the leascholler mostlikely expected some increase in the
rates, and they made their bargain accordingly.  The huilder
was to have the land at an easy rent, perhaps 45 per annum,
for the site of each large house, for 99 years; he was to

Ywee Luily News, Febl Gihy 1892,
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make himself liable for all rales and taxes, except landlord’s
income tax, and at the cnd of the lease the land with the
house upon it was to revert to the landlord. The bargain
was not apparently a bad one for the landlord, but it has
turned out still better for the leaseholder. Surely even
political speech-makers must be aware of the high prices
which the fag ends of leases fetch on the london estates
of “great noblemen.”  Inspite of the burden of unforescen
rates, in spite of the landlord’s power to resume the house
as well as the land, people are willing to give large sums of
money in order to plant themselves in the leaseholder's
shoes,

The truth is, that in most parts of London the value of
land has increased in a far greater ratio than the burden of
local taxation, and the leaseholder has consequently made
o handsome profit on his bargain. It is this bargain that
one-eyed reformers want to tear up, in order that the
Lurden of the rates may be divided between occupier and
owner.  For Parliument, when redistributing the lability
for the rates, must give to the parties who are bound by
a lease, power to revise their bargains, at any rate to the
extent to which their respective incomes are affected by
the altered liability.  1lence in all districts where rent is
on the increase, the utmost that the occupier could hope for
would be thal the decrease in his rates would jusi counter-
balance the inerease in hits rent.

Proposed special taxation of ground values. —Another
proposad often made for reforming local laxation is to impose
a special charge upon the value of the land, apart from the
value of the house, This proposal is principally advocated
by lhe followers in this country of Mr. Henry George.
Starting with the premise that all taxation should fall upon
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land, they object to a tax which is assessed upon the value of
the building as well as upon the value of the site. A tax
upon houses they contend is a tax upon a manufactured
commodity, and enhances the price of this commodity to the
consumer. This plausible contention 15 in practice, as. we
have shown above, rarely true. The builder of houses is
generally willing to pay for the site a rent which proves by
its magnitude that, after meeting every expense, he hopes to
make at least the ordinary business profit.  If then lis
expenses were reduced by liberating the fabric of his houses
from taxation he would be ready to pay more ground-rent.
It is thus upon the ground-landlord as a rule that the rate
upon buildings as well as the rate upon sites ultimnately falls.

Consequently the practical advantages of a separate
assessment of building sites are not obvious. The prac-
tical difficultics are serious.  In the first place, it 1s not
generally possible to determine accurately the value of a
site apart from the building upon it. The site and the
building together make up a whole thing which has an
ascertained value; it dees not follow that the value of
the land wiil be arrived at by deducting the cost of the
house, 7. ¢. the cost of building another house of exactly the
same character and quality. In some coses the value of
the whole thing—the house and site—may be due mainly
to the house, in other cases mainly to the site. Tor ex-
ample, a public-house in a suburb will command a rent far
ahove the rent that would be arrived at Dy taking the value
of an adjoining piece of vacant land, and adding to it the
cost of building the *pub.” On the other hand, an old-
fashioned, but well-built, dwelling-house in a modern quarter
may let at a rent barely in excess of what the land alone
would be wortk, if it were cleared -for.a new building, In
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such cases, on what principle would the assessors proceed
in dividing the rate between site and building? They
cannot take as a guide the value of neighbouring sites, even
were these known, for their value would not be the value of
this particular site. Nor can they take a huilder's estimate
of the cost of the fabric of the house ; for the shoddy *“ pub™
may be more valuable, £ ¢ may command a higher rent
than the solid mansion,

And even if these adminisirative difficuliics were sur-
mounted, we shauld still have fo face the constitutional
difficulty already touched npon.  If a special rate is to be
imposed on ground values, and charged npon the owners of
the sail, they may not unreasonably demand, as they have
demanded and obtained in Scotland, special representation
on local bhodies. The demand will be hard to resist
by politicians who proclaim as the first article in their
creed, that taxation and representation should go together.
We should therefore be driven to make a serious inroad
into the democratic character of our institutions, salely for
the sake of remedying an imaginary grievance.

The proposed rating of vacant sites.—A more reasonahle
prapasal for the partial reform of tasation in Lowns, is to
bring vacant land within the arca of asscssmenf. At present
town land not built over is cither not rated at all, or only
rated at its agricultural value. In this way the local authority
loses a considerable potential income.  On the other hand,
it must be remembered that the owners of the soil also lose
the income they might derive from it, and there s some
hardship in asking people to pay a tax for a property on
which they are earning no income. In fact such n proceed-
ing is go contrary to the general principles of taxation, that
it obviously needs some special defence.  The mere fact
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that the local authority loses so much income is no defence ;
it would be as reasonable to argue that the County Council
should he authorized to impose a tax on tall hats, because
the absence of such a tax involves the loss of a potential
revenue,  The defence for the proposed new tax, or cx-
tended assessment, is in fact social rather than financial.
As long as the owners of vacant land are free from taxation,
they can, it is contended, hold back valuable sites with a
view to forcing up the price ; a tax calculated on the selling
value of the property would provide them with a considerable
inducement to let go. In other words, the owners of
vacant sites are to be taxed, and to this extent the cwners
of covered sites relieved of taxation, in order that building
land may be brought into the market.

Doubtful expediency of the proposal. —To the theory of
such a tax there is no serious objection. But would the tax
in practice bring about the desired result in the mannecr
desired ? The preparation of land for building purposes is,
it must be remembered, largely a matter of speculation.
The owner of fields near a town, hoping that the town will
grow, lays ont bhis property in convenient plots, intersected
by roads. Then he waits for an offer. He may have to
wait a dozen years, and all this time he will be receiving no
rent; but he submits 1o the present loss in the hope of
future profit.  If, however, he bad known beforehand that
net only would he get no meome il tenanis came, but that
also he would have to pay a heavy annual rate, it is at least
conceivable that he would have been less ready to break up
his fields inte building-plots.  Thus the tax intended to
bring more building-land into the market, might in some
cases have exactly the opposite effect.  And even where
the effect intended was also the effect obtatned, the result
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might not be from every point of view desirable. For
example, in the parish of Kensington, there is a large arca
of vacant lamd worth thousands of pounds per acre 1o build
upon, but the owner escapes with a nominal rate on the
agricultural value of the land. A monstrous illustration,
says the Henry Georgeite, of the iniquitics of our land
system.  1f, however, we make further investigation, we shall
find that this vacant land, or most of it, is otherwise known
by the name of Holland Park, to which allusion has clse-
where been made.  The owner of what remains of this
splendid park obtains no rent for it, while his personal
enjoyment of the park is after all, probably, not much
greater than that of any passer-by who peeps through the
railings, Dot the park 1s there, with its glorious trees, and
its grecn grass, and its historic associations ; and every Lon-
doner may be part possessor of its charms.  Yet the very
persons who wish to “restore the land to the people,”
would be ready with their patent tax to compel the owner
of Holland lark to break it up into building sites for a
few wealthy residents.

The truth is that the proposed tax on vacant land is at
hest a clumsy device for securing an object that ought to be
sceured by more divect means.  If land is wanted for build-
ing purposes, and the owner refuses to let it go, the local
anthonity should be empowered to take it,  And conversely,
the loeal authority should have power to prevent the specu-
lative builder from covering with bricks and mertar tand
that would be more useful to the conununity as a park or
open space,

Failure of the three popular remedies.- - These three
stggestions— the division of rates between owner and ocen-
sicr, the taxation of grouwnd valucs, and the rating of vacant
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sites—are the proposals most frequently made for amending
the present system of local taxation,  As we have seen, they
will none of them hear the test of criticism.!  And this was
to be expected, for they are all tainted in their origin by the
false theory that rates fall upon the occupier, and are ali
prompted by the paradoxical desire to make the vwner pay
what he already does pay.  The grievance, in fact, which
the followers of Mr. George, together with some more level-
headed persons, seek to remove is purely imaginary; the
means they proposc to employ would only be applicable, if
even then, were the gricvance real. A grievance, 1t is true,
is a grievance still, even if it be imaginary.

“There is nothing either good or bad, but thinking makes it so.”

Only if the gricvance be imaginary, it must be dealt with
on that understanding.

The problem re-stated. —ILet us re-state the matter. It
has been shown above that rates, both upon buildings and
upon land, in the vast majority of cases fall nitimately upon
the owner of the seil.  Sometimes it is the freeholder wha
pays the rate at first as well as at last; sometimes there is
a leaseholder who is the immediate payer; sometimes the
actnal coccupant is the person favoured by the collector’s
visit.  One can only gness at the relative propertions of
these three cases, but it is safe to say that the last represents
less than half of the whole number of houseliolders; 1t 15

U Mr Skdney Webly, who has made a special stwly of thiz subject,
white approving of the principle asserted by the proposals te divide
renls between owner and ocoupier and Lo levy a special mate en growud
value, remaris that it is doubtful whether any {arge addition o loeal
revenues could vapidly be aliained from these sonrces without causing
cuch a depreciation of the valne of property as weuld inevisably he

regarded as conflisvation.” =Wl Lowdon Lrorrvrnene, p. 260.
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this case, however, that causes most of the trouble. Tor
when the rate-collector appears, the occupier of this class
generally forgets that the demands of the collector were dis-
counted, In fact if not in phrase, when the rent was agreed
upon. He therefore treats each demand as a compulsory
deduction from his persenal incomne, and hates it accordingly.
Ilence arises the typical parsimonious ratepayer: the man
who uses all his powers as an elector to keep down local
expendilure lest rates should rise.

Electors who never feel the burden of taxation.--
Equally objectionable from another point of view is the
effect of the rating system on the large class that kinows
not the rate-collector. This class, forming the numerical
majority of the population, is freed from ail responsibility
in the matter of local taxation, Ifitherto, its actnal power
at the polls has been incensiderable, but s now rapidly on
the increase.  The working men, who form the bulk of the
class, are beginning to em-ncipate themselves from middle-
class guidance, and to formulate a policy of their own—a
policy which involves generally an enlarged public expend-
iture. To this as 2 policy there is no general objection ;
the State could with advantage undertake many things that
are still left to private individuals to do, or are left undone,
and with equal advantage the State could spend mote money
in doing well some of the things that it now does cheaply
and badly. DBut it is hardly probable that the question of
what the State should do and what money it should spend
will be treated with proper caution, when the people who
call for the policy know that they will bear none of the
cxpense of carrying it out,

The present system of rating doubly bad.—Trowm both
sides then our system of rating is bad ; it makes the middlc-
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class elector protest with extravagant zeal against burdens
that he does not really bear, and it leaves the working-
class elector totally unaftected by burdens that his vote can
impose. WWhat is wanted is a system that shall sing home
to each citizen some responsibility for public expenditure,
but only so much responsibility as actually belongs to his
portion of the public burdens. In other words, the ideal
tax wonld affect every clector, while every tax-payer would
know exactly how much he was paying.

Combined income tax and electoral pell tax.--Such a
tax is unattainable in its ideal purity. Tiut it may here be
suggested, as a parenthesis to our main subject, that a
graduated income tax comes nearest to the ideal, and would
get over most of the difficulties of local taxation, The
present income tax in England, it is true. stops at incontes
below A150, but it could, without serious difficulty, Le
extended in the form of a graduated poll tax to cvery
adult citizen.  Assuming the country to possess, as it some
day will, universal suftrage, it wonld he the duty of ihe
revenue officials to scek cut and place npon the clectoral
register the name of every adult person.  Of the electors
thus auwtcmatically registered, the wealthier portion would
be charged with income tax on a gradually ascending scale ;
the poorer portion with a pell tax roughly graduated accord-
ing to the elector’s estimated income,  In some such way as
this each voter could be brought to realize that his power (o
control the State was dircetly connected with his willingness
to support the resulting burdens, both local and imperial,

Income tax compared with house tax.—Uiut the main
advantuge of an income tax, as compared with a house tax,
is that it is less ensily shifted. A rate upon a house comes
out of the price that a fenant is willing 1o alford for one
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particular item of his expenditure; but 2 tax upon a man’s
income affects the whole of lis expenditure, and there is
no reason why he should try and shift it on to his landlord
rather than on to his taitor or his wine merchant. To meet
the tax he either curtails his general expenditure or decreases
his savings, but ke does not, as in the case of a house tax,
pass on the charge bodily to another person Ly reducing the
price that he would otherwise have paid for a particular
thing. Tt may therefore De assumed that the burden of an
income tax generally rests with the person on whom the tax
first falls.  And this being the case, it Decomes possible so
to adjust the tax that it falls as nearly as may be with equal
severity on all persens,

The present income tax in England has wmany scrious
defeets, but cven as it stands the real grievance it causes is
probably less than tlic imaginary gricvance caused by the
system of local rating.  Tor 2 man’s income iz gencrally a
better test of his ability to bear taxation than is the value of
the house in which he lives. It is a matter of every-day
knowledze that persons whose incomes differ very largely
indeed, frequently occupy houses of identically the same
value.  For example, in 2 London suburb a struggling city
clerk may be in possession of a bLijou villa filled o over-
flowing with youngsters whose limbs grow more rapidly than
their garments s next door may be a prosperous old bachelor
filling an exactly simifar house with handseme farniture 2nd
expensive potures.  On the basis of house assessment each
man would pay the same tax, but the prosperous bachelor,
amply housed in his little vilia, may have double or treble
the incowme of his crowded neighbour.  Again, the house of
a physician is also s place of business ; ke must have a good
Iinuse tn a good quarter if he wishes to attract patients, 1t
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15 for these considerations that he pays a high rent, nal
because his ncome 1s necessarily large : next door to him
there may be a retired Jew who could buy him up ten
times over,

Possible reforms in the present income tax.—Even the
present income tax then would probably be felt as a less
irksome impost than local rates as now assessed.  And the
present income tax is capable of considerable 1improvement.
In the first place, it can be graduated so that large incomes
are taxed ata higher rate.  Next, provision can be made for
reducing the tax where the Income I8 precarious. A man
whose income depends on his personal health, or on his life,
is a less it subject for taxation than a man in possession of
an income of the same amount guaranteed in perpetuity.
The best way to meet this inequality is by allowing the
holder of the uncertain income to claim a heavy rebate off
the full amount of the tax.

Again, the income tax would peobably be fairer, both to
tax-payer and tax-receiver, and certainly less troublesome to
the former, if it were levied not on an averags of the three
years’ income, but on the actual #ef income of the last com-
pleted year. Al present a business man after a bad year,
when every pound is of consequence, may have to pay a
heavy tax because of the profits of the two preceding years ;
and if he has a dispute with the revenue officials he must
produce his boaks not for onc year only but for three!

With these reforms the income tax would become as fair
a tax as can be devised. Indeed, almost the only objection
toit1s the dishonesty attending its assessment.  Unscrupulons

! Both these reforms, and others oo detailed 1o Le here discussed,
ave ably advecated in the Fiunaueinl Keforue Abwanack for 1891, pp.
59-03.
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persons habitually return their incomes at less than their true
amount, and it is often hmpossible for the revenue officials
to detect the fraud. The sawme persons, however, are
always ready 10 evade taxes on commodities by smuggling
spirits or cigars.  And even the taxaiion of houses and land
is not {ree from the suspicion of dishonesty. A committec
of the London County Council has recently unearthed a
mumber of cascs of properties under-assessed by the parish
autherities, some of whicl are difficult to recoucile with an
hypethesis of universal honesty.

Tt must be noticed too that the assessment of the income
1ax is likely to be easier in the near future than in the past.
Private businesses are being merged into public companics,
and profits, before uncertain and individual, are now accur-
ately calculated and divided among several persons as
salaries or dividends. The new company becomes primarily
responsible for the tax and deducts it from the salaries of
its employés or the dividends of its shareholders.

Administrative advantages of a local income tax.—
From an administrative point of view the substitution of an
income tax for local rates would be an immense cconomy.
The same officlals who colleet the imperial income tax
would also collect the local income tax ; the same demand
note would even be used ; so many pennies in the pound for
parish or town purposcs ; so many for the county treasurer ;
and so many for the national exchequer.  This mrangement
would at ance get rid of the pernielous system of “grants
in aid"” from the imperial exchequer ; for if the Dasis of
imperial and local laxation was the same, there would no
longer be any excuse for relieving local rates at the expense
of imperial taxes. One difficulty may be suggested ; how
would the collectors decide to what locality 1o assign lie
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{ax wn the ncome of a man living i one parish with his
place of business in another?  Here again the answer is Lo
be found in combining taxation with electoral registration,
each individual having a vote in that district, and in that
only, where he paid his personal income tax.

An income tax the most perfoct method of taxing real
property.—Lastly, it must be remembered that a local
income tax would not abelish the taxation of real, Ze fixed,
property which is now the distinguishing feature of local
taxation in Lagland ; on the contrary, it would levy the taxes
on real praperty in a mote efficient manner than at present.
For when we speak of taxing any class of property, it 1s the
income derived from that property, not the praperty itself,
that we are thinking of, and our cbject 15 to briog within
the scope of the tax the income of every persen benelicially
interested in the property.  This is cxactly what is cffected
by an income tax. Take, for example, a hounse in Bayswater
fairly assessed at £ 9o, rented by the occupicer on a bene-
ficial agrcement at 8¢, and held by an intermediate
landlord on a Luikding lease at £15. Here three partics
are concerned : the occupier who eujoys, as il were, /10
of the rental of the house; the leaseholder who nets
A05 a vear; and the frecholder with his ground-rent of
A1s. The Commissioncrs of Inland Revenue demand
from the occupler £z 55 od (64, in the pound on #go):
this he pays, and deducts £z (64 1n the pound on £ 80)
from his next payment for rent; in twn the leascholder
deducts 75, 64 from the 15 groundrent duc lo the free-
holder.  Thus cach of the three parties concerncd pays a
lax proportional to the profit which cacli derives from the
house. The income tax in fact, as already administered for
unperial purposes, tealizes in the mosi perfect manner



THE BURDEN OF LOCAL RATES. 11t

possible the ideal clumsily expressed in the agitation for
a division of rates hetween owners and oceupiers, and the
special taxation of ground-values.

No reason why personalty should escape local taxa-
tion.—~The difference is that an income tax would in
addition bring within the tax-collector’s net, incomes derived
from other sources than the posscssion of real property. It
is exactly on this ground that the followers of Mr George
would object to the proposal to extend the income tax.
With this general objection we will deal in another chapter;
but as regards local taxation in particular, a few words may
here be said. ‘To take, first, two of the main burdens failing
on local revenues, is there any reason in the nature of things
why the owners of realty should pay the whole of the poor
rate and cducation rate, while other weli-to-do people go scot
free?  As has been pointed out in a previous chapter, the
obligation to maintain the poor is a moral obligation, and
cannot with reason be made to depend on the source of a
man’s income. In a similar way the burden of public
cducation should rightly fall upon every citizen. Again,
landowners, gu#d landowners, have no special interest in the
efficiency of the police force or of the fire brigade. A land-
owner’s house is not more likely to be burnt down by fire
or to be broken into by burglars than is a stockbroker’s or a
barrister’s ; nor do pickpockets confine their attentions o
“great noblemen.”  The higher police too of modern
limes—the prevention of adulteration and light weight, the
inspection of workshops—interests the landowner, gad land-
owncr, not at all.  What remains ?  The expenditure on
drainage, paving, and lighting; on public parks and new
thoroughfares.

The first two arc undoubtedly demns of divect interest
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to the owners of the soil. The value of a house depends as
much, and often more, on the quality of the approaches to
it and the drains from it, as on the thickness of its walls
and the size of its rooms. It may be taken as indisputable
that all improvements in the removal of sewage and refuse,
and in paving and lighting of public thoroughfares,
sooner or later lead to an increased rent of houses. If
therefore the occupler pays rent to his landlord for an
improvement executed by the local authority, it is only
cquitable that the cost of the improvement shouid be borne
by the landlord and the landlord alone. This, under the
present system of rating, 15 what ultimately happens ; but
with a local income tax falling on all incomes, the landlord
would only bear part of the cost.  Hence for improvemants
of this particular kind it would be fair and feasible to charge
a special income tax on the profits arising from real property
n the localities affected.

The proposed * improvement” rate.—The other two
items menticned, public parks and new thoroughfarcs, arce
very similar in character,  The creation of a public park
generally sends up the value of the neightiouring property,
not only because people like tolive near a park, but because
the operation has restricted the arez available for building.
In the same way a new thoroughfare will as a rule enor-
mously cnhance the value of the sites bordering upon it.
Here, then, appears an obvious case for a special rate upon
the persons beneficially interested in the property.  Such a
ratc has frequently been proposed under the name of a
“Dbetterment” rate, and reecently the London County
Council has become so convinced of the merits of the pro-
posal that it has refused 1o sanction any street improvement
until Parliament will authorize this method of taxation,
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Unfortunately this resolute action is less easily defensible
than at first sight appears.  For the betterment rate advo-
caled by the County Council is only an alternative means
of carrying out a principle already recognized and already
acted upon in another manner. When a new street is o be
made, the local authority can purchase compulsorily property
on both sides of the intended roadway, and as soon as the
cutting is completed they can sell or let Lthis property at such
enhanced value as it may command. If the operation is
skilfully carried out, the advantage reaped is as great or even
greater thun would accrue from the assessment of a better-
ment rate. For example, in the case of Northumberiand
Avenue in London, the whole cost of the new thoroughfare
was more than paid for by the profic derived from the sur-
plus land acquired and afterwards disposed of ; whereas the
most that the advocates of “betterment ” ask is that half
the cost of any improvement should be borne by a special
rate on neighbouring property. Thus the dispute ahaut
betterment involves no question of principle. but merely
one of administrative detail.

Recoupment serses betterment.—As against the present
plan of acquiring surplus land, it is urged that the terms on
which a local aunthority can buy land are generally so heavy
that there is no profit to be made out of the transaction. This
surely depends pardy on the way in which the operation is
managed. There is, however, no doubt that the powers of
local authorities for the compulsory purchase of land are
insufficient. It ought to be casy for a local authority to
buy up beforehand properdes that are likely to be required
for future improvements, so as to prevent the artificial
inflation of prices that now takes place when an improve-

ment scheme is announced.  Again, the local authority
I
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should have power to tzke legitimate advantage of any
clearance made by private persons : at present it constantly
hanpens that 2 new house is run up on land wanted for an
improvement in order o secure compensation when the
improvement is made.

On the other hand, as regards betterment, it is extremely
difficult te determine to what cxtent the value of any part
of a given arca has been aflected by a public improvement.
And yet this question must be determined before the
betterment rate can he imposed, and the rate must be
imposed before any dircct evidence of the alteration in
value can be obtained from experience of the improvement.
Again, if the improvement is to be charged on the local
landowners, they may reasonably claim to have some voice
in deciding whether it shall be undertaken at all. This
consideration, it may be mnoticed, was omitted when we
were considering the question of paving, lighting, ete., and
for this reason, that the lighting and paving of streets, and
the construction of main sewers are matters involving no
dispute. Every one, landowner as well as houscholder,
realizes their importance, and the local autherity, in carrying
out such improvements or repairs, is only doing on behalf
of the landowners, work which they would find it difficult
to do for themselves.  But the creation of pubhic parks and
new thoroughfares is another matter. ‘To the local land-
owner such Improvements can only appear in the light of a
speculation ; under the betterment scheme he must bear
the cost, and yet, as landowner, lie has no voice in deciding
whether the risk shall be incurred.

From this point of view the purchase system is the more
equitable.  The whole community, through its representa-
tivé authoriiy, décides’ oni the scheme : the whole community
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by purchasing the surrounding sites undertakes the specula-
tive risk involved ; should it turn out that the speculation
was unsound, the general advantage gained by the improve-
ment will be some set-off to the loss on the speculation.
Summary of the conclusions arrived at.—We¢ may now
briefly summarize the present chapter.  First, it has been
shown that all taxes upon land fall ultimately upon the
owrier of the soil, whoever pays them in the first instance.
Secondly, that in the same way, taxes upon buildings and
other inmprovements fixed to the soil fall generally upon the
ground-landlord. The case where he escapes is where he
has parted with his land on terms which implied that it had
only an agricultural value. The tax on this value falls upon
him, but any extra tax that may be imposed on any huilding
added to the soil, will, in this probably rare case, fall upon
the builder.  Hence we arfive at the position that local
rates as assessed in England arc in the majority of cases
ultimately paid by the ground-landlord. The acceptance of
this pesition at once reduces the importance of the proposals
madc for dividing the rates between occupier and owner, ot
for lmposing a special tax upon ground values and upon
vacant sites.  Practical objections to cach of these proposals
have been pointed out, and it has been suggested that the
best remedy for the imaginary grievance of the local rate-
payer is to substitute an income tax for the prescnt rate
upon houses.  This would be the fairest method of meeting
the bulk of the expenditure, present and to come, of
local authoritics ; but in the case of public serviees
which are of special Dbenefit to the owners of houses
and sites, such as paving and lighting, the 1ax should be
confined to incomes derived from the possession of real
property.  The proposed substitution of a local income tax
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for the present house-rate would, it is true, ultimately
relieve landowners of part of a burden which is now wholly
theirs.  On the other hand it would, without violating a
single contract, immediately diminish their present incomes
to the extent of their share of the tax, and it would inevitably
deprive them of the relief which they now get from the
imperial exchequer. There 1s no reason then for thinking
that landowners would gain mere than any other class in
the community by the introduction of a more equitable
system of local taxation.



CHAPTER VI
CONFLISCATION OR COMPENSATION,

In the preceding chapter various proposals for the reform
of local taxation were considered, and rejected for reasons
drawn from generally accepted principles of taxation and
government. The division of rates between owner and
occupier, the special taxation of ground values, and the
asscssment of vacang sites, are all ostensibly advocated as
useful reforms of a defective system of taxation. Tried on
this plea they must all he condemned. But behind this
modest pled is the larger theory that land is the most suitable
subject for all taxation ; and it needs but a slight acquaint-
ance with current doctrines and contemporary actors to
know that some of the advocates of these proposals are
more anxious to “get at the landowner ” than to rclieve
the ratepayer. The proposals just mentioned cannot then
be finally dismissed becavse they fail to satisfy the tests
that would be applied to other suggestions for taxation
reform; they must be further dealt with as parts of a general
schieme, or rather as tentative expressions of a general theory,
that the owners of land should e taxed more heavily than
other persons. 1t is this theory that we propose now to
consider.

Special taxation is a form of eonfiscation.—The theory
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that landowners should be specially taxed is obviously
only another form of the theory that landed property should
be confiscated by the State. Every tax, so far as it goes,
15 a confiscation of the property of the person taxed; and
therefore to declare landowners liable to special taxation,
is equivalent to saying that their property is specially liable
to confiseation. A light tax upon landowners gxd land-
owners is partial confiscation; a tax of 1oo per cent. is
complete confiscation. This identity of confiscalion and
special taxation is fully recognized by the advoeates of the
single tax on land, In Frogress and FPoverfy Mr, Henry
George first declares that his object is to confiscate rent,
and then explains that the means he proposes to employ is
the taxation of land values.!

The landowner's income, not his land, is at stake.—
It must next be noted, in dealing with the question of con-
fiseation, that it is with the jncome derived from the land
that we are concerned, not with the land itself, A land-
owner way be, often is, forcibly deprived of his land for the
bLenefit of the eommunity, but provided he receives an
cquivalent money value nothing is confiscated. This fact
again Mr. George recognizes, and strictly limits his proposals
to the confiscation of rent.  “ I do not propose either to
purchase or to confiscate private property in land. 'the
first would be unjust; the second needless. et the in-
dividuals who now haold it still retain, if they want to,
possession of what they are pleased to call #re/r land.  Let
them coutinue to call it #2eir land.  Let them buy and sell,
hequeath and devise 11, We may safely leave them the
shell if we take the kernel. 4 &5 ot necessary fo confiscele
land : 3¢ 05 only necessary o confiscate rend” =

b Pragress and Deverty, po 288, = Ahidy pe 288,
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The question then which we have to consider narrows
itselfl down to this: do any reasons exist why Incomes
derived from land should be confiscated while other incomes
are spared ?

Some of Mr. George's arguments.—Mr, George's argu-
ment on this point can bardly Le taken seriously. The
main contention of his book is, that private property in
land is essentially unjust. He devotes a whole chapter to
the “Injustice of Private Property in Land ”; and througl-
out the volume such remarks as the following are plentiful
—%The recognition of individual proprietorship of land, 1s
the denial of the natural rights of other individuals.”?
“Our boasted freedom neeessarily involves slavery, so long
as we recognize private property in land ;"% and so on.
Yet, a few pages later, in the passage just quoted, he
declares explicitly that ke does not wish to abolish private
property in land, but only to take the profits.  Mr. George
would reply that by confiscating the whole of the rent he
takes all the sting out of private property in land, and thus
cllectively abolishes the institution. It may be so,—the
point will be discussed later on,—but if it is so, it can only
Le because the confiseation of all rent has some ceconomic
effect in addition to the money gain to the public treasury.,
This economic effect—e. g forcing cwners to bring thelr
land into the market—would clearly continue to exist if the
public treasury were to repay in the form of annuities what
it had taken in the form of taxation. “Fhe only advantage
then that can be attribated to the confiscation of rent is the
profit to the exchequer.

The same advantage would result from the confiscation
of other forms of property ; bul to this Mr. George on

b Pragress and Doeerdyy o241 . SRR, a5,
1



120 LAND NATIONALIZATION.

principle objects.  Private property in capital he regards
as essentially just, and he is as tender to the pocket of the
millionnaire capitalist as to that of the half-starving labourer,
When, however, he comes to deal with practical objections
brought against his “remedy,” he admits that it is often
impossible to separate the valuc of the land from the value
of the improvements upon it.  “ Absolute accuracy is imn-
possible in any system, and to attempt to separate all that
the human race has done from what nature originally
provided would be as absurd as impracticable,”?

A compromise that destroys the prineiple.—Exactly so,
but if the accuracy goes, the argument goes with it. It
15 the bare land, and the bare land alone, that was, as
Mr. George would phrase il, given by God to the human
race, and thence afterwards stolen by a handful of indi-
viduals. This is the primary theft that no lapse of time
can convert into a good title.  But anything that the
human race has added is, according to Mr George’s
classification, not land but capital, and remains capital,
even though it be not, to our present eyes, distinguishable
from the original properties of the soil, When therefore
Mr. George proposes to allow only for the “value of
the clearly distinguishable Improvements, made within a
moderate period,” he is going back on his fundamental
principles. He is confiscating something which is not land,
and which was therefore not stolen ; he is, in fact, confiscating
capital. DBut if one form of capital may be confiseated, why
not others?

The appeal to “natural™ law.—Nor will Mr. George’s
principle itself hold water. It is based on the assertion of
the existence of some natural law of right and wrong, which

U Dragress and deveriy, o 302,
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overrides laws established by opinion or authority. No
such law exists. Metaphysicians and theologians may
argue about what they are pleased to call “natural” law,
tilt words fail them, but untif their “natoral” law has
been adopted by public opinion, or embodied in a judicial
decision, or set down in a statute, it is no law, but caly
somebody’s opinion of what ought to be law,  Everywhere
the average individual must conform to those Jaws which
are pressed upon him by his neighbours or forced upon
him by lis rulers—laws which he knews and understands ;
he cannot be expected to start a little code of his own,
evolved out of abstract argumment, and defy to his own
destruction the world around him.

Some consequences of confiscation.—7This general answer
to Mr. George covers so much of the ground, that it is
bardly worth while to reinforece it by illustration. The
task too has been often done. It is a commonplace to
point out the widely ramifying injustice that would result
from an attempt to confiscatle any une form of recognized
property. A trustce of an estate held for minors may buy
for one ward, gas shares, for another, ground rents; Mr.
George would confiscate the ground rents and leave the
gas shares. A banker in all honesty of purpose may invest
the money at his disposal in freehold mortgages; Mr.
George would confiscate the investment, and thus possibly
ruin some disciple of his own whoe had left his money m
the bank rather than buy land with it.  Such illustrations
might be multiplied without limit, but they would add
little to the force of the general considerations urged above.
When two or more forms of property cxist siic by side,
all regarded Dy contemporary opinion as equally sacred,
the confiseation of one slzcc'iﬂg’d form works 2 wrong which

[RERETE
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neithet metaphysics, nor theology, nor rhetoric can twist
into a right.

The toll that the landowner levies—And what is it
that Mr. George hopes to gain by this wrong? Rent,
he tclls us, ““is a {resh and continwous robbery that goes
on every day and every hour. Il is not from the produce
of the past that rent is drawn, but from the produce of the
present, It is a toll levied upen labour constantly and
continuously. Lvery blow of the hammer, every stroke of
the pick, every thrust of the shuttle, every throb of the
stcam engine pay it tribute.” And so on for half a page
more, witlt much about “agricultural gangs ¥ and “squahid
rooms,” ‘“‘penitentiavies ¥ and the “pure joy of mother-
hood,” “evil passions ” and a *“ merciful creator,” !

Let us be definite.  What is the amount of the toll that
produces alt these consequences?  In the United Kingdom
it may be perhaps fifty, perhaps a hundred millions a year.
Not more, and no nearer guess can be made at the actual
sum. From the income tax returns it may be inferred that
agricultural land and urban sites, together with the minor uses
of land, are worth somewhere about 125 millions a year. But
this is not the value that Mr. George wants to get at. Ina
formal statement of his proposals in the firancial Reforn:
Almanack for 1891, he writes :—* What we propose is not a
tax on real cstate, for real estate includes improvements.
Nor is 1t a tax on land, for we would not tax all land, but
onlty land having a valuc irrespective of its improvements.”
Trom the above 125 millions we have then to deduct all
that represents mlerest on the outlay upon improvements.
In the case of agricuttural land, this is undoubtedly the
greater part of the whole. The rent of an English farm

U Progress and Lvvertyy pp- 258, 250,
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includes not only the price paid for the use of the land, but
also for the house in which the farmer lives; for the stables
and byres and pigstyes in which his stock s housed ; for
the barns and sheds to protect his material ; for the roads and
fences and drains that make the Iand workable,  Again, the
value of building sites, as pointed out in a previous chapter,
is to some extent due to eapital expenditure upon roads
and drains.  So that before we get down to the value of the
“bare land,” it may easily be that our sum of 123 millions
has dropped to half or even less. DBut what the exact
figure will be no person can tell.

The price of the millennium.—Let us, however, for the
sake of argument, take some fgure,—seventy millions will
do as well as any other,—and call this the value of the bare
fand which Ar. George wishes to appropriate. Tart of
this is of course already appropriated by the State by means
of taxation, certainly not less than five or six millions a year.
Another appreciable part is already vested in corporate
hodies and emplayed for public purposes. Nearly every
municipal corporation and board of gnardians in the United
Kingdam has some freehold property ; hospitals, colleges,
and endowed schoels have more ; and the ecclesiastical com-
nussioners have large estates in almost every county.  Con-
sequently our rough guess must b still forther reduced,
and if we put the net figure at sixty millions it will be a
lberal estimate, It is this sixty millions o year that Mr.
George wishes to get at.  In return he promises us the
abolition of poverty and crime, of dirt and disease, of vice
and misery, of cvery ill, in fact, that flesh till now has been
heir to.  Truly Mr. George’s millennium is ehieap at the
money ! Sixty millions a year is just two-thivds of the
imperial expenditure of the Uritish Government, an ex-
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penditure which cannot be said to seriously distress the
British peopte. And if we add local to imperial expenditure,
we find that Mr. George's sixty millions is only two-fifths
of the whole.  Can any sane man believe that the reign of
lieaven on carth will begin in these isles when the burden
of meeting two-fifths of the public expenditure of the
kingdom is transferred from the general taxpayer to the
owners of a particular species of property?  Or, on the
other hand, if it be true that the millennrum can be bought
so cheap, does not commaon fairness suggest that since all
will profit by the purchase all should share in the expense?

With these two questions we must leave Mr. George
and his scheme for regenerating the world by confiscating
rent.

The unearned increment of land values.—A scheme of
a mate solid character for dealing with the income derived
from land was proposed by Joun Stuart Mill.  The point
on which Mr. Mill fixed his attention was the growth of rent
apart from the exertions of the owner of the sail -the
“unearned increment,” as he named it In progressive
countries this unearned growth is an almost invanable accom-
paniment of the inereasing wealth and aectivity of the popo-
lation. The owner of a bit of land in or near a great city
need generally have no anxiety about its future value; he
has only to sit still and wait.  While he waits others will
work, and will presently of their own accord offer hint more
rent for the use of his land for one year than his fathers
would have dreamed of demanding for the frechold. No
one can conlend that the owner of the =oil is morally
entitled to this unexpected increase in the value of his
propetty.  He has not reckoned upon it; he has not
earned it it s a frec gift from the industrious and enter-
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prising community around him. If then the community
choeses to decline for the future to make such gifts, it is
perfuctly Justified in deing so, and the owner of the soil will
have no excuse for complaining.

John Stuart Mill's proposal.—The plan suggested by
Mill for putting a stop to these liberal gifts to persons who
for thc most part stand in little need of charity, was some-
what as follows :—The present value of the land is to be
carefully assessed and noted, the value of any improve-
ments added to it will alse from time to time be noted ;
then, after the lapse of a specified period, the whole will
be re-assessed, and such additional value as it is found to
have beyond the value of the improvements made will be
treated as uncarmed increment, and taken back from the
awner by a special tax. This proposal invalves no injustice
to the owner, and is a theorctically perfect method of
enabling the general community to cnjoy collectively a
source of income which its collective energy has created.

Practical difficulties.—Directly, however, we Legin to
consider how the scheme would work in practice, we find
very serious difficultics. To estimate the value of a piece
of real property as it is, treating it as a whole thing, is not
hard ; its value is what it will fetch in the market. But
how is the value of any added improvement to be estimated ?
The cost of the improvement is not necessarily a guide, for
different people might take different views as to the wisdom
of the expenditure. In no case, indeed, docs the cost of
production of a commodity exclusively determine its price,
and still less can this be so when the commodity is in-
scparable from one particular small spot on the earth’s
surface. Nor can the value of the improvement be tested
by as}cjng what it would fetch in the market, for an improve-
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ment 10 a house or farm is not an independent commodity,
but a modification of an existing commodity, and cannot
therefore have an independent market price.  There must
then necessarily be room for wide divergence of opinion as
to the value to be assigned to particular improvements,
and room consequently for frequent disputes between the
owners of real estate and the revenue officials. On the
one hand, owners would constantly complain of unjust
assessment ; on the other hand, the assessors would fre-
quently be swindled by speculators whe had run up new
buildings to secure an allowance for improvements.

The possibility of unearned decrement.—There is
moreover, a further objection to Mill’s scheme which is
worth considering.  The increase in the value of real
estate in a progressive community, though general, is by no
means universal, and i the cemmunity deprives the owner
of any possible increase, it ought also te guarantee him
against a possible decrease. If it does not do so, the
arrangement becomes of the “heads I win, tails you lose ”
type ; and that this is practically, as well as sentimentally,
unjust can easily be shown. The present value of a piece
of land, or of any permanent investment, is necessarily
affected by the general anticipation of what will he its
future value. This fact the assessors under Mill's scheme
would in fairness allow for in their assessment ; they would
take the actual selling value of the property at the present
moment.  But directly this was fixed as the maximum
value which the property could attain, it would cease to be
the selling value } for any investor would reflect that while
there was no hope of the property appreciating there was
a risk of its depreciating, and on account of this risk he
wonld offer something less than the maximom fixed. To
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this extent then landowners would lose part of their present
property by any confiscation of future increment which was
unaccompanied by a guarantee against future decrement.

A State guarantee against decrement impolitic. —On
the other hand, there is much to be said against the policy
of such a guarantee. When Mill wrote, the rise in the
value of all land since the beginning of the century had
been fairly continuous, and he practically ignored the possi-
bility of any general fall. Since his death, however, there
has been an almost universal decline in the value of agri-
cultural land in the United Kingdom, and an appreciable
decline in the value of house property in many small towns.
If, therefore, Mill’s schane had been adopted during his
lifetime, and the execution of it entrusted to local authorities,
many of these would have been landed in a ruinous loss.
The same loss, it is true, would not have been felt had the
national government undertaken the scheme ; far the decline
in country rents has been more than made good hy the
growth of rents in large towns, But are we justified in
assuming that this would always be the case? The rate of
increase in our population has already begun to decling,
and other countries are fast cneroaching upon our pre-
eminent commercial position. It is concelvable that in
three or four generations England wili no longer be the
workshop of the world, and perhaps half of her present popn-
lation may be comfortably settled in Bechuanaland or
British Columbia. Tf, however, the nation had guaranteed
to the owners of the soil an income based on its present
value, there would be no honourable means of avoiding a
burden which would then be unbearable.

This consideration, it will be noticed, applies cqually to
any schemes for the wholesale purchase of land Dby public
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authorities. It does not, of course, condemn such schemes
entirely, for the public ownership of land may produce
compensating advantages, hut it condemns them as financial
projects, and that is the only aspect with which we are at
present dealing.

The agricultural labourer’s “unearned inerement.”’—
Is there then, it may he asked, no means by which the
community may be enabled to realize, for the benefit of all,
land values created by the activity of all?  Before attempt-
ing an answer 1o this question, it is worth while to point
out that landowners are not the only persons who profit
by the general progress of the community. Compare, for
instance, agricuitural labourers and  urban landholders.
During the last fifty years, the progress of manufacturing
industries in England has caused a depletion of the country
districts and a filling up of large towns. The owners of
urban land bave profited enormously; so also have agri-
cultural labourers. There is littte doubt that in ncarly
every county in England, the condition of the agricultural
labourer s incomparably hetter than it was fifty years ago.
He is better fed, better housed, better clothed; he has
a more independent position and less prolonged labour.
To carn these improvements he has done nothing; he
works not harder but less hard than before; nor has he
lightened his labour by any appliance of his own in-
vention.  He has, with rare exceplions, joined no trade
society, and taken part in no political agitation. In a
word, everything he has gained has been poured into his
lap as a free gift from those around him.  The same cause
which has swollen urban rents, namely, the townward fiow
of the population, has simultancously forced up agnicultural
wages.  Why then tax the unearned increment of the urban
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landlord and leave unicuched 1he unearned incremment of
the agricultural labourer ?

No answer can be given except these : that the labourer,
in spite of fifty years of progress, is still painfully poor,
while the urban landlerd is generally sich; that the labourer
must work for his wage, while 1he landlord may, if he
choose, he altogether idle,  In other words, the landlord is
te be taxed rather than the labourer, because it is desirable
that taxation should fall on the idle rich rather than on the
industrious poor.

The -'unearned increment " of other classes.—This is a
proposition with which no man can quarrel, but it carries
us far beyond the project for a special tax on the vncarned
gains of the ground landlord. We are at once driven to
ask why one particular class of the idle rich should be selected
for taxation. The ground landlord is not the only person
ameong rich men to profit by the progress of the community.
A banker's gains are closely dependent on the activity and
enterprise of the surrounding population, and a shareholder
in a large London bank, living at s case at Monte Carlo,
may find his income steadily increase from causcs 10 which
te does not comribute, and which he cannot control.
Barristers too as a class do not create their own prospenty ;
they are abliged to wait till Lusiness comes to them, and
their cotlective earnings are less influenced by their own
industry than by the enterprise or the quarrelsomeness of
the general public.  Indeod, as resards the leaders of the
profession, the fancy fees which thelr reputation enables
them to demand are strictly unalogous to the rents paid for
fashionable sites In a town. Nor can it with accuracy be
urged that such special profis as thsse are irregular and
tleeting while the rent of land s pennanently progressive.

K
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It is indeed truc that the power of a suceessful banking
irm to command, through several generations, a rent for its
name, may be suddenly and ecompletely destroyed ; while
obviously the fees of the popular Queen’s Counsel must
determine with his life, if not earlier. But neither is the
growth of ground rent so certain and stable as is generally
imagined. There is a fashion in localities as well as in
Queen’s Counsel ; and business quarters have their ups and
downs as well as hanking hrms.

Trregularities of fortune cannet be prevented short of
communism,—There is then no sufficient warranty for the
assuniption that the incomes of ground landlords will of
nceessity and for all time grow more certainly and more
rapidly than those of other classes in the commiunity.  The
only safe statement 1Is this: that in the progressive develop-
ment of a society, based upon private property and free
competition, some individuals will always from time to time
profit more than proportionately by the general advance in
prosperity. It may be the ground landlord, it may be the
farm labeurer, It may be the city banker, who for th: time
being is the lucky individual; but in no case can we
accurately determine the extent of his exceptional gains,
and still less can we safely predict their continuance.
Further, the more than proportionate gain of some classes
must have its counterpart in the less than proportionate
gain of other clagses. [Flence, if equality be our ideal,
these classes too ought to bhe souzht ont, in order that
they may receive just that amount of compensation that
will level their gains with the general average.  The mere
statement of this side of the problem is sufficient to prove
the insolubitity of the whole. Nothing short of absolute
communisim rigidly enforced will prevent the growth of
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irregularities in fortunc, and the attempt to accurately counter-
balance these unequal gains by means of taxation must be
abandoned as hopeless,

But can be mitigated by death duties—We come back
then to ihe contention formulated just now, that there is
no reason for taxing one set of the idle rich rather than
another set.  And if we wish to tax all the idle rich in
proportion to their riches, the best way to do it is by means
of a graduated duty on all property passing by death. The
man who to-day is enjoying an income for which he is
not working, and has not worked, in nincty-nine cases out
of a hundred, has received the capital from which his
income is derived by hequest or inheritance.  T'ax then the
corpus of the property as it falls from the dead man’s grasp,
and the Income that his heirs will enjoy without working
is instantly reduced. And tax all property, for to the
heir of a rich man it inatters uot & brass farthing whether
the property he inherits has grown out of city ground rents,
or African gold mines, or fees in fashicnable divorce cases ;
he invests the principal and lives on the income. A death
duty has also this advantage, that it is probably less felt than
any other tax of equal severity, With an income tax, the
payer has every year Lo give up a fraction of his actual
income ; but with a death duty, the heir or legatec does not
have to give up anything that he has already got, but mercly
to forego the receipt of something that otherwise might have
come (0 him,

Existing death duties capable of improvement.—On
the other hand, the death dutics at present levied in England
have several defects.  As was pointed out in a previous
chapter, the very considerable exemption of real propertly
is totally indefensible, and can only be explained by the
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predominance in Parliament of the landed interest.  Again,
the duties are only very slightly graduated ; probate duty
starts al lwo per cent. oni personal properties under £ 500,
and rises to three per cent. on those over £7loco; in
addition there is an estatc duty of one per cent, on all
personal cstates and real “ successions ™ ahove £r10,000 in
value. Legacy and succession duties are only graduated
according to consanguinity. The first reform is to abolish
altogether the fiseal and legal distinction between real and
personal property. Next the scale of graduation ought to
be altogether recast; on large estates, or on large legacics
ten or even twenty per cent. would not be too high a rate
to charge.  Lastly, in the case of intestacy, where no near
kinsfolk exist, the who'e property should lapse to the State ;
it is absurd to scour the world in search of some tenth
cousin of the deceased who had never dreamt of the good
fortune coming to him. With these reforms the death
duties might be made an Important feature of local as well
as of imperial finance, and would be the best means of
gradnally transferring back to the community the excessive
wealth—whether in land or in movables—that lucky indi-
viduals had been able to accuinulate,



CHAPTER VIL
OVERGROWN TOWNS.

Ix the preceding chapters we have been solely concerned
with the revenuc that flows from the ownership of land. It
is now necessary to turn to the other main branch of our
subject, and eonsider whal are the social and economic ef-
fects of leaving the control of the soil in private hends. And
the point that specialty needs consideration s the question
of how far the institution of private property in land is
responsible for the overcrowding of large towns,  Nothing
is commoner than the asscrtion that it is the bad system of
land tenure in Fngland that drives the population from the
country to the town ; while the advocates of land nationaliz-
ation explicitly declare that it is appropriation of the soil by
Private persons that is the cause of all the misrhiefl  Here,
for exmnple, are the epening words of a manifesto issued by
the English Land Restoration T.eague ! :—

“Whercas . . . . the appropriation to the fow of the land
on which and from which the people of England must live
is an efiicient cause of dulness of trade, lowness of wagces,
the idieness of men whe should be at work, the forcing
of women and children to unuatural toily, #rz depopiiation

L Oiiices ; —8 Duke Stieet, Adelphi, W.C,



134 LAND NATIONALIZATION.

of agriceliural districts, the croweding of atv shoms, the
sapping of mnational strength by forced emigration . . . .
therefore, &c.”

Apain, Dr. Alfred Russel Wallace, speaking as president
of the Land Nationalization Society on June 18th, 1891,
prophesies as a result of land nationalization, that *“a large
proportion of the millions who have migrated during the
last twenly years to the great towns, driven away for the
most part by the existing land monopoly,” would return to
their native vitlages.?

The believers in big towns. — Belore beginning to
examine whether the remedies proposed by these two
societies would effect the particular cbjects they have In
view, let us be precise as to the nature of the evil com-
plained of.  Doth societies complain of the depopulation
of the country and the congestion of larze towns, and
assume, as a matler of course, that these things are in
themselves an evil, Teo the present writer the assumption
scems a fait one; but there are many persons who regar
the continued growth of Jarze towns with perfect compla-
cency, Town life, they urge, is fuller, more ntellectual,
more progressive than country life, and it is an advantage
to the nation that as many people as possible should enjoy
this more brilliant existence ; for country lile is dull,
and impresses its dulness on the characters of country
people 3 the “son of the soil” is as heavy as the ¢lods he
treads, incapable of new ideas, doggedly chstinate to pre-
serve antiquated practiees.  Dut evan if we assume that this
comparison is strictly accurate, it does not follow that all
the advantages are on the side of the townsman. The

1 See Repord of the Lawd Nationaiization Seciety (1850-01), . 21,
pubiished at 14, Scuthampton Street, Strand, W. (L
N
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Londoner's contempt for the slowness of country falk is
reciprocated by the true countryman's scorn of the “ chat-
tering Londoner.” Such mutual recrimination of course
proves nothing, and it is only when we pass from moral to
physical qualities that we get on to really solid ground.

The relative mortality in tewn and country.-—And
here there is no room for doubt that the balance is on the
side of country life. In spite of the greater wealth of the
urban papulation, bringing to the average townsman betler
food, better clothing, better lodging than the average
countryman can afford, the mrortality of large towns is, with
rare exceptions, largely in excess of the general mortality
of the country, In thirty-one towns in the United Kingdom
the deathrate for the year ending September 27th, 18g0, was
233 per myriad (10,000'). Tor the whole of Lngland and
Wales during the year ending December jist, 1890, the
rate was 195 per myriad ;2 in the rural registration districts
in England and Wales it was only 174 per myriad ; while
in the urban districts it was zog per myriad,

It must be added, however, that the year 18po was
particularly deadly to townsfolk, as the following table
shows .—

Treaths per myviad pevsons living.

Ratio Lutween town death-
| T | C rate and counsry death-rate.
l 0wl Sonntry, -
1538 | 190 160 114 10 100
1889 ‘ 163 TH4 118 te 100
1890 209 174 ! 120t 100

This increase both in the absolute and in the relative
mortality of the towns is attributed by the Registrar-General to

1 See WWhitalter's Almanack for 1891,
P larliamentary Fapers, 1891, ¢ 64753, ¢. 6300, . 6520. A7t R
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the plague of influenza. It is, howevet, a poor satisfaction
to townsfolk to be told that they are specially liable to dic
from any epidemic that may visit the kingdom.

Similar figures for Scotland and Ireland —In Scotland
no less than five groups of registration districts are recog-
nized and their rates of mortality compared. Ilere is the
comparison for 18¢go :—

Principal town districts ... 218 Deaths per myriad persons living.
Large town districts .. 203 " ' ' o
Small toen districts ... 180 ' “ . o
Mainland raral dislricts .. 164 o o " s
Tnsular rural Qistricts .. 164 . ' iy "

For Treland no comparizson between wrban and rural
districts is worked out 1n the Registrar’s returns, nor is the
town population of Ircland an important quantity. The
death-rate for the whole island in 18¢0 was 183 per myriad,
varying from 139 in county Sligo and county Mayo, to 243
in county Dublin.  In the city of Dublin the death-rate for
the year ending Sept. z7th, 1890, was 267 per myriad,

Death-rates in France.—TPassing to France we find the
same phenomenon.  In the period from 18671 to 1865 the
average mortality of the urban population in France was
261 per myriad, of the rural population 215 per myriad @ in
the period from 1878 te 1882 the corresponding figures were
243 and 209.1 It will he noticed that the difference between
the two rates is slightly less in the second period,  This
decrease is probably due both to improved sanitation of
large towns, and to the inclusion as “urban” of many suh.
urhan districts with their relatively healthy populations.  Just
as the death-rate of London is lowered by its rim of sub-
urhs inhabited by prosperous, well-fed people.

The drain of young blood from the country.—Nor do

Y La Population Franeeieo, vol. 1L . 135, R
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the figures we have just given, showing the heavier mortahity
of uthan districts in England, in Scotland, in Ireland, and in
Trance, disclosc the whole of the truth, Everywhere the
ropulation of large towns is recruited by young men and
women attracted by the gaiety of town life, or by the prospect
of better wages. On the sther hand, at the end of life,
people begin to grow weary of the perpetual strain of town
work and town amusement, and there s an cbb of population
back Lo the country. Those who have secured a competency
retire to cnjoy themscelves in the simpler pleasures of country
life till death comes.  While lower down in the social scale
some working-men, for examyple, railway peorters and sigual-
en, when their strength or skill begins to fail, drifi back to
the less exacting work and narrower wage of the country.!
The consequence is that the population of large towns con-
tains more than a fair proportion of active adults, of an age
when death isleast to be fearcd,  If, therefore, the conditions
of town life were as healthy as those of country life, the
mortality of towns ought Lo be not lugher, but cansiderably
lower than the general average for the whole country.  Or,
to state the same proposition in other words, if we wish to
get an accurate comparison between the rates of mortahity
in town and country, we ought (o take account of age as
well as of numbers. Thiz comparison has Decn made
by M. Levasseur? for Parls and Prance in the fullowing
table :—

1AMy, HL DL Swmitdy, in his artieles on the influx of population into
Lemdon, gives some nseflul statistics of the ages at which country people
leave their homes o seck sitvations in London,  Summarizing bis
firures, he (inds that 8o per cente of these innmigrants are between the
ages of 15 and 230 See Chades Booil's book on Ledowr and Fife
in Lewdon, vols, 1., 1

2 L Dupaledion Frangaise, vol. Qi . goz.
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Deaths per myriad persons living of the same age.

Ajres. J Paris. ] France,
010 1 year | 23007 700 ?
I to 5 years 582 250
15 to 20 ,, 91 6o

30to 40 ,, 136 100
6o to 70 ,, §I2 410

Thus at cach of the ages taken, the death-rate for Parls
is far higher than the rate for France as a whole. And
France, it must be remembered, includes Paris and many
other towns equally unhealthy. If these were excluded so
as to compare the mortality at specified ages in Paris, and
at the same ages n rural France, the discrepancy would be
still more glaring.

Fipures for Germany and Sweden.—In Germany again
town life 15 as deadly as in Tngland and France. The mean
rate for five principal cities of Prussia was from 1367-71,
374 per myrtad ; from 1872-75, 400 per myriad.  But during
sixty years the mean rate for the whole of Prussia was only
290 per myriad; being zov for the urban population, and
284 for the rural population.  For Sweden the same pro-
position that country life is healthicr than town life is proved
by an abundance of -tatistics similar to those just quoted.
Ancther aspect of the same thing is shown by the following
table giving the average age at death in town and
COUntry : —

o Average age at death i years,
Sweilen, 187 173,

Men. | Women.
Urban 25 8 ‘ 3[;;
Rural 32 354
General | 326 ! 37°3

b Malhall, Detimravy of Statistics.



OVERGROWN TOWNS, 139

To other words, a Swedish countryman may expect to live
eight years longer than a Swedish townsman,and a country-
woman scven years longer than a townswoman.

Lowered physique of the townsman,—It is unnecessary
to insist further on this point.  Wherever the stacistics have
been worked out, the same fact 1s found, that the inhabitants
of towns cverywhere die off more rapidly than the inhabit-
ants of the country.  And this inability to resist death un-
doubtedly arises not merely from the greater facilities in
towns for the spread of contagious diseases, hut also from a
general lowering of the townsman’s physique.  The point
is an impertant one, and it is abundantly proved by inci-
dental cvidenee.  The question of the migration of country
people into towns has long occupicd public attention.  Mr.
H. T.), Smith, in the articles already referred to, shows
conclusively that the movement i1s mainly an cconomic one.
The countryman comes up to London to get better wages,
and he comes as arule not on the chance but with the
certainty of finding employment, whteh wild be offered fo
kim rather thaw fo a Londoner, T'hers 1s much town work,
says Mr. Smith, that town-bred people are unable o do,
and hence the countryman is called in.  The country im-
migrant does not thercfore drift, as used to be supposed,
tnto the ranks of the unempleyed ; he goes straight to a
situation that has been offcred to himy, driving out the
mncificient townsman.,  The “unemployed” are “ the sedi-
ment depnsited at the bottom of the scale as the physique
and power of application of a town population tend to
deteriorate,”

If further proof is needed of the diminished vilality tlat
results from town life, we may point to the every-day advice
that dectors give to their patients lo go into the country to
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recruit, and to the fact that many of the large hospitals have
now established country homes for convalescents. In every
way the proposition that human physique deteriorates in
large towns is so well established that only a love of
paradox can suggest a doubt on the point.

Physical disadvantages of town life irremovable.—
Nor is there any solid reason for hoping that we shall ever
be able to make our Londons, or even cur Birminghams, as
healthy as the open country.,  We may improve our sewers,
and consume our smeke, and wash our streets ; but we shall
never be ahle to make up for the want of space and country air.
To some extent, of course, the establishment of large parks
and open spaces does mitigate the evils of crowded towns;
it gives us places where we can breathe frecly and move freely
without fear of inhaling disease or of jostling our neighbours.
But so far as public parks arc large enough to form at atl cffec
tive lungs, they take away from the essential advantage of town
life, namely, the concentration of an number of persons on
a small spot.  On the other hand, the physical advantages
of the country are capable of immense improvement. At
present the inhabitants of many linglish villages have the
poorest of food, tainted water, and no milk, and but for the
pure air they breathe their death-rate would be enormous.
The removal of these causes of death and disease in the
country districts would add far more to the vitality of the
nation than any number of millions devoted to the purchase
of parks for crowded towns.

Intellectual advantages of large towns,— We have
gone al some detall into this question of the physical dis-
advantages of large towns in order to reinforce, by statistical
proof, the tacit assumption of land nationalizers and other
reformers, thut large towns are an evil.  Anrd to the
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question of health may be added the question of crime ; for
it is indisputable that large towns are a breeding ground of
criminals. In France, for example, the criminality of the
urban poepulation appears to be just double that of the raral
districts.? That there are some compensating advantages in
moderately large towns cannol for a moment be denied, Fhe
friction of mind against mind that always takes place where
masses of people are living within hail of one anather,
is perhaps the greatest cause of the social advancement
of the human race. DBut it may be suggested that this
advantage could be obtained at a much smaller cost to
individual health and vitality. At least two-fifths of the
arca of London is covered by squalid tenements whose
occupants, it may safely be asserted, add nothing t¢ London’s
intcllectual life.  They are for the most part cogaged in
occupations that might equally well be performed a hundred
miles away. 11 1s not the mere size of a town that creates
inteltectnal vigour. DProbably in the whele history of the
world, no city has ¢ver contributed so much ie the intel-
lectual progress of the race as ancient Athens,  Yet it is
extremely unlikely that the population of Athens at any
iime execeded onc-twenticth of the present population of
Londen,  Or, to confine our comparison to modern cities,
Paris has but half the pepulation of London, Edinburgh
hall that of Glasgow, yet no one will contend that the larger
town in each case is notoriously the more inteliectual.
Admitting then to the full the intellectual gain to the raece
that comcs from the existence of large towns, there 15 still
nothing to justify such enormous and increasing aggregations

T In 1884-86 out of each tco,000 persons living in rural districts ¢ight
were churged with crimes ; out of the same town pepulation sisteen
were chargel.  See Lo Papudation Frengeive, yol. il p. 436,
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of people as are to be found in modern towns. This being
taken as proved, we have now to cxamine how far the
abnormal development of the medern town is due, as both
schools of English land nationalizers declare, to the existence
of private property in land.

Mr. George's remedy would aggravate the evil.--
Tet us deal first of all with Mr. George. Would his fammous
remedy prevent the depopulation of the country and the
overcrowding of towns? Without the least hesitation it
may be answered that it would not.  All that Mr. George
proposes is to tax land up to the full extent of its un-
improved valne; he does not propose to dispossess the
prescnt proprietors, or in any way to interfere with the
tenure of land. The private proprietor would still be able
to attach such conditions to the letting of his land as he
chose, and would still be abie to absorb, where the law
allowed it, the fruits of his tenant’s labour and enterprise.
The only difference would be, that he would have to pay
over a considerable part of his present income to the State,
and on that account the probability is that hz would be a
harder landlord than before. The wealthy landlord who
can afford to be generous is nearly always the most lenient,
So far toen as agricultural holdings arc concerned, Mr.
George’'s scheme would rather aggravate the evils of the
present system,

It may be argued, on the other hand, that the heavy tax
on land would cause owners who now keep laud for their
own enjoyment, or in the hope of securing a rise in its
value, to sell or let it for the purpese for which it was best
adapted.  Very likely.  But this would not prevent the
depopulation of the country. On the contrary, it would
rather increase it. For, in LEngland at any rate, almost the
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only instance where land is held back for a rise, is in the
neighbourbood of large towns, If the owners of such land
were forced to scll, the general effect would be a shght
lowering of wrban rents; but this instead of emptying the
large towns would help to swell them, Nor would Mr.
George’s plan prevent the conversion of Highland pastures
into deer forests ; for the capialists to whom he is so tender,
are always willing to pay a higher rent for sporting ground
than the farmer will pay for a sheep run.

Dr. Wallace's remedy insufficient. — More apparently
hopeful is Dr. Russel Wallace’s scheme of land nation-
alization, for Dr. Wallace and his party have at any rate
realized that the important social question is not the tax-
ation but the administration of land. The actual scheme
is to create, by means of State intervention a system of
small farms held on such secure terms that the tenants will
be in practically as good a position as occupying owners,
‘This may or may not be a good method of distributing
agricultural land, but there is no reason to expect that it
will prevent the depopulation of the country districts.  The
system has been tried—in I'rance, in Germany, and in
Relgivm, and newhere has it had the effect that Dr. Wallace
anticipates. Fverywhere, in fact, throughout the civilized
world the townward tendency of the population is as well
marked as in Great Britain,

The growth of large towns a world-wide phenom-
enon.—In 1846 the urban population of Trance was only
253 per cent. of lhe iotal; in 1886 it was 339 per cent.!
Yet nearly holf the soil of lrance is owned by peasant
cultivators.  In Germany again, where small proprictors
cultivating their own land are extremely numecrous, the

Y La Pepulation Franpaise, vol. il p. 338.
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towns are continually growing out of proportion to the
growth of the country. The urban population of the
German empire in 1871 was 36'1 per cent. of the total;
in 1885 it was 418 per cent. Even more instructive
than these percentages is the following table, showing haw
the growth of the town population was distributed between
large and small towns :—

Germna Fanpire. I 1871, I 1883, J in}i‘;“é;g
Towns aver 100,000 1,963,000 3 321 oan 60 per cent.
Towis over 20,000 ‘ 3,147,000 | 4. 147,000 31,
Towns over 5,000 45 558,000 5,004,000 - %
Towns over 2,600 5,086,000 5,734,000 ’ 12 4,
Kural Pepulation 20,210,000 26,318,000 3 ,, mille.

Ner is it only in the crowded countries of the old world
that the towns outstrip the rural districts in rapidity of
growth. More than a f{ifth of the population of the
United States is now gathered inte towns having more than
8,coo nhabitants, and the proportion s rapidly growmg,
In our Australian colonics the tendency townwards is
cven more remarkable than in the United States. In the
colony of New South Wales the city of Sydney alone now
includes more than a third of the population of the whole
colony with its immense area of yet uncultivated land
And in the same way Mclbourne with its suburbs holds
more than a third of the inhabitants of Victoria.

In the face of such a universal tendency as the above
figures show, it is childish to talk as if the overcrowding of
Lendon and  Birmingham and Liverpool could Le com-
pletely explained by defects in the [nglish system of land
tenure.  In order to explain the phenomenon we must
clearly find some canse of enqually world-wide application.

The popular explanation.—The cause most frequently
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assigned is the preference that modern men and women are
alleged to feel for town-life. Possibly this preference does
really exist ; possibly il the inhabitants of the civilized world
were polled, an enarmous majority would declare that they
preferred the brightness of the town to the dulucss of the
country. DBut neither the assumption, nor the proof, of this
preference in the least explains the phenomenal growth of
large towns; for unfortunately there are very few people
in the would who are at liberty to indulge such preferences.
Men and women who have Lo earn their bread must go
where work is to be found whether they like it or not. Tt is
only the favoured few whose incomes are secured without
any exertion of their own who are free to live where they
choose. The real explanation, then, of the universal growth
of large towns must be economic. If this preposition be
accepied, the search for a general cause becomes com-
paratively simple,

The increased efficiency of labour applied to the
land. —The great economic feature of the present century
has been the improvement of the implements and methods
of industry. It is in the department of manufacture that
these improvements are most casily noticeable, but they are
not less important in agriculture.  The typical implement
of agriculture, the plough, has becn immensely improved
by the mechanieal progress of the contury. The modern
Plough is lighter to draw, more cfficient in its work, and
cheaper to buy than the plough of fifty or even thirty years
aro. A similar improvement in quality and a similar reduoc-
tion in price has been ceflfected in vearly every implement
that the farmer or his labourer uses.  Still more important
is the cheapening of the means of conveyance of heavy

goods.  In the fiest place, this allows fariners to spread on
L
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their fields fertilizers brought from the other end of the
world.  Secondly, it allows each soil and each climate to be
devoted to the crop which suits 1t best.  The rich pasturces
of England are able to grow heef or milk, while the wide
prairies of Awmerica with their hot sun are producing wheat.
The result of these various causes is, that the feod of the
world 15 uow produced at far less cost of human labour
than at any previous period.

The demand for agricultural produets limited; for
manufactured produets unlimited,—It is truc that the
same economy of human force, it may be even a greater
cconomy, has been effected in the production of nearly
every manufactured article. But while in the products of
manufacture there is no limit to human desires, in the pro-
ducts of agriculture a limit is soon reached. Persons whose
hunger is fairly satisfied spend the surplus income that
remains to them, not on more food, but onn manufactured
articles of comfort or fantasy. And as soon as, in the pro-
cess of mechanical improvement, any one of these articles
beecomes cheaper ancother similar article will be bought,
another pleasure satisfied, with the meoney saved.  ‘T'he con-
sequence is that the labourers, who are no longer needed
to produce the world’s food, are summaned to the towns to
minister to the endlessly expansive wants and whims of the
human race.

Ihe true explanation then of the universal townward
drifting of the population of the world is (he greater cffi-
ciency of human labour applizd to the production of food.

The establishment of town industries in ecountry
distriets.—This is obviously not a cause which we should
care to remove even if we could. It may, however, he
possible, when the cause is clearly understond, to obviate its
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effects.  When once we are agreed that the business of
food production must occupy an increasingly small portion
of the energies of the race, it becomes clear that the only way
10 prevent the growth of large towns is to take manufactures
into the country. In England a movement towards this
end is specially ncedful ; for since we are the great manu-
facturing nation of the world, the evil of large towns is more
scrious here than in any other country.  This statement is
abundantly borne out by the following table, which shows
to what extent the largest towns—i, e, those over 100,000
inhabitants—affect the population of different countries :—1

TOWNS HAVING MORE TIIAN 100,000 INHARBITANTS.

Percentage of their
MNumber of towns.| inhabitants ta total
population,

United Kingdom 27 20°3
Holland 3 167
Belgium 4 15°7
TFrance It 106
German Empire 17 gz
United States 20 9'C

Our position at the head of this table is the undeniable
consequence of our indostrind supremacy ; but there is no
reason for believing that this supremacy is dependent on the
existence of such enormous towns. Most of our staple
industries can be carried on, and in places are camied on, in
comparatively small manufacturing centres. A dispersion of
manufactures throughout the country is therefore within the
limits of economic possibility ; the only thing needful is a
national determination to bring it about. Probably an
improvement in our land laws would facilitale the process,
but it would not of itself start the mevement, much less

U T Pagrelution Frangeise, vol, i, p. 385
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secure the end. If we wish to accomplish such a huge
transformation of the face of the country, we must deliber-
aicly turn the whole of our national policy in that direction.

Government encourages large towns.—At present,
unfortunately, our policy is rather the other way. Con-
sciously or uucouscicusly, the different governing Lodies
in the country are constantly stimulating the increase of
large towns. Let us take first of all the case of London,
the largest city in the world. There are undoubtedly many
economic reasons for Tondon's enormous size—its splen-
did commaercial situation, the banking business of the world
that it has been able to sccure, and its long tradition as a
manufacturing centre.  And in addition, London is the
capital of the kingdom and of the empire. As such, it
Lecomes the scat of fashion, and wealthy persons flock into
it, followed by crowds of more or less remote dependents.
So nmch cannot be prevented. But the inevitable drift
towards the capital is further encouraged by a ncedless
centralization of government institutions.

The Law Courts.—The best illustration of this central-
ization is o be found in the law courts.  With the exception
of such special courts as the Court of Chancery for the
county palatine of Lancaster, and with the exception of the
intermittent jurisdiction of the assize courts, the only local
tribunals for civil cases are the County Courts, whose juris-
diction is strictly limited.  Consequently, all the most
important legal business of England and Wales is sent up to
London for trial.  This means, in the first place, an appre-
cialile increase in the number of wellto-do persons—judges,
barristers, solicitors and their clerks —living in Tondon;
and, secondly, an increase of custom to London trades-
men and hotel keepers, fron the constant influx of witnesses,
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country solicitors, &c., who spend in London money earned
in the country.  This concentration of all the legal business
of the country at one centre is entirely peculiar to England,’
and it is hard 1o find any solid defence for it.

The General Pest-Office.— Another illustration of needless
centralization is furnished by the post-office. A sub-post-
master selling stamps in a back street of Birmingham or
Belfast is not allowed to account for his sales to the head
postmaster of the town where he lives ; he must every day
send up to London the recerd of his receipts and outgoings,
and must periodically transemit by rail the cash surplus he
may have accumulated. The Post-Oftice Savings Bank is
worked on a similar plan.  If a Highland shepherd or a
Jersey farmer wants to withdraw 105, from his account at
the local post-office, he must apply to London for authority
to do so, and he will not be able to touch his money till
the warrant arrives.  In many ways this excessive central-
iration is both inconvenignt and costly. So far as our
present subject 1s concerned it has the special disadvantage
of drawing a large number of young men and women from
the country and previncial towns to Londan, to serve as
clerks in the different departments of the General Post-
Office.

Post-office negleet of the eountry,.—This disadvantage,
however, represeuting the addition of perhaps two or three
thousand persons to the salaried population of London, is
a small matter compared with the indircet encouragement to

1 Asa minor illustintion 'of the way in whieh London is favoured at
the expense of the rest of the country, it may be mentioned that a large
part of the cost of the London police courts, and of the metropolitan
police, and the whele cost of maintainiug several Lenden parks and
several Londoen streets is borne by the Natienal Excheguer.
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large towns that the Post-office gives by its neglect of the
country districts. A rapid postal service and easy telegraphic
communication are necessities of modern business. But if
a manufacturer were to attempt to establish a business in
any small village or hamlet in England, he would have to
face the inconvenience of having only one post a-day, and
possibly no telegraph office within a couple of miles. TIn
many businesses such conditions would be absolutely
prohibitive.

Railway neglect.—Analogous to the Post-office neglect
of the country is the neglect practised by the great railway
companies. In the South of England railway dircctors
apparently devote the whale of their attention {o the service
of London ; villages and small country towns are left to
take care of Lhemselves, Not only are the trains slow on
cross country lines, but they are often so clumsily timed that
passengers are compelled to waste in dravghty junctions
morc time than the journey takes. Moreover, large villages
are often lefl without a station, even though they may be
actually traversed by the railway line. In explanation of
this neglect, it must be remembered that so far as country
districts ate concerned, competition between rival companies
is, except in rare instances, non-existent. The great railway
companies do compete to a limited extent for the traffic of
large towns; the intervening villages are entirely at the
mercy of the company within whose district they lie.

Munieipal encouragement to large towns.-—And it is
not only the central government and the railway companies
that encourage the growth of large towns; the governing
bodies of the towns themselves are equally active.  Every
municipal corporation propetly strives to increase the amen-
ities of the town over which it rules, and the very size of
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the town, by providing a greater taxable area, increases
the power of the corporation in this direction. But in many
large towns the local authoritics, not content with adding to
the general amenities of the town, have adopted a policy
of subsidizing individual inhabitants. This matter is so
important that it deserves more than’a passing allusion.

The policy of charity rents—The subsidizing policy
everywhere takes the form of providing certain persons with
house room at less than the market price.  In pursuance of
this policy the defunct Metrapolitan Board of Works, during
its existence, sank more than 2 million sterling in sccuring
sites for artisans’ dwellings. With the same object the
London County Council scems likely to spend public money
at an even more rapid rate. On one re-housing scheme alone,
the Boundary Strect area in Bethnal Green, 300,000 is 10
be spent for the bencefit of 3,720 nersons, or at the rate of
A5z ahead.  And this sum, like the previous million, be it
well understaod, is not a capital outlay that may he re-
couped afterwards by the rents charged for the houses; it
is the sstimated net loss on the whole transaction.  Other
schemes similar in characler are being rapidly matured ;
somc less extensive are alrcady in operation. In some of
these schemes, the land acquired by the Council is let to
builders under covenant to crect workmen’s dwellings of a
specified character.  In nther cases, as, for example, in an
arez at Limehouse, no huilder can be found to tender for
such a job, and the Council undertakes the work itsell. But
in no casc does the rent paid by the ultimate tenant recom-
pence the Council for its eriginal outlay.

Parliament partly to blame.—In defence of these opera-
tions it might be argued, that the Council is obliged to clear
the land because it i8 covered by unsanitary houses, and
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that the cost of the clearance exceeds any price that could
be realized by the resale of the land. To a partial extent
this defence is good, for it distributes the blame between the
Council and Parliament. It is the fault of Parliament
that there is no readier method of dealing on a large scale
with nnsanitary areas, and that the cost of purchasing the
area is so swollen by the gains of speculators. It is also
the fault of Parliament that the municipal anthority 15 com-
pelled to provide accommodation for the population dis-
placed, instead of being allowed to sell the land for the
purpose for which it will command the best price, which is
also presumably the purpose for which it is most suited.
But these views of the legislature are adopted Dby the
administrative body when it starts clearance and re-building
schemes. The local body would be within its right in
declining to move until provided with proper powers. There
15 no compulsion of sanitary necessity ; for houses that are
plainly unfit for human habitation can alrcady be closed
by a magistrate’s order. The same summary method cannot,
it is true, be applied to large areas, but in the worst of such
areas there is no necessity for fwumediate action. In the
Bethnal Green area, selected by the County Council as the
worst in London, the clearing operations are to be carried out
piecemeal, and spread over a period of six or eight years.
How the policy is defended —It may therefore be as-
sumed that the London County Council, like other municipal
bodies, accepts the policy of providing cheap houses for the
poor cut of public money. And this assumption may be
confirmed by examimng the proposals adopted by the
Council for dealing with the houses that 1t iutends to build
itself.  The rents of the new dwellings are to be fixed, not
at the figure that free competition ameig possible tenants
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would determine, but at a figure suitable to the pocket of
a “poor man,”  So that the County Council, having begun
with a bad speculation in the purchase of the land, makes
no attempt to retricve its bad bargain, but lets its dwellings
at charity rents. The usual defence for such a departure
from commercial practice 1s, that the population to be pro-
vided for is so poor that it cannot afford a commercial rent
for a decent and healthy dwelling. That depends on where the
dwelling is.  The commitice of the County Council charged
with the preparation of the Bethnal Green scheme points
cut, that at places a few miles from London, easily accessible
by workmen’s trains, good houses can be obtained in plenty,
at moderate rents, even adding the train fare to the actual
rent.  “ But,” naively adds the report, * your committee
arc aware that but o small number will avail themscives
even of cheaper and better dwellings when they are ata
distance from town life.”  Put in other language this means,
that persons who prefer town life, but are too poor to indulge
their preference ai their own expense, may come 10 the
County Council and get a subsidy sufficient to cover the
extra rent of a town house.

Economic and administrative objections,—It would take
us too far from our main subject to deal at length with the
manifold objections to such a system of wholesale charity
out of public funds; but two important objections may be
mentioned in passing.  The {irst 1s economic,  The kindly
hearted philanthropists who are mainly responsible for
initiating these charitable schemes, probably imagine that
the poor persons who are provided with nice houses at less
than the market price, will enjoy the net advantage of the
reduced rent. This is not the case.  Where competition
for employnient is as keen as it 1s among the poorer classes
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in large towns, any serious reduction in the necessary weekly
expenditure will be quickly followed by a corresponding
reduction in the weekly wage. It is not, in fact, the work-
man but the employer who will pocket the subsidy of the
County Council. The sccond objection is administrative.
It is easy cnough to say that the rent for a fourroomed
house shall be three shillings a week, but if the market
price is six shillings,—7.«. if plenty of persons are willing to
take the rooms at six shillings,—how is the favoured tenant
to beselected P Is he to bechosen because he had attended
church regularly, or because he had voted straight at
clections, or because he had given a suitable gratuity to
the officer who had the letting of the rooms? None of
these mecthods of selection is altogether desirable.  Again,
when this primary difficulty is surmounted, others remain.
The “poor” man who has been installed in the three-
shilling four-rcomed house, may through luck or industry
grow richer.  Is he to be promptly evicted by the County
Council?  Or, on the other hand, he may continue poor, but
his family may increase.  Is he to be inducted into a larger
house at a still lower rent ?

These arce 1llustrations of the very scrious difficulties that
would follow any attempt fo depart from ordinary com-
nercial prineiples in the letting of houses. But for cur
present purposes we are concerned only with ihe effect of
such a systen in promoting the overgrowth of large towns.
As to this therc can be no dispute.  Whether the benefit of
the reduced rent granted by the municipal authority remains
in the pockel of the poar man, as the philanthropist hopes,
or whether it is appropriated by the employer as the econo-
mist believes, in either case a direct encouragement is given
to the increase of the urban population.
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‘T'hus while every politician and writer in England verbally
deplores the depopulation of the country side, both the
imperial and municipal governments are persistently increas-
ing the relative advantages of town life.  Until this policy
is abandoned it is useless either to tinker with the laws of
land tenure, or to introduce any wholesale scheme of
nationalization of the soil. Teowns will continue to grow
more and more populous until the nation makes up its mind
to transplant town industries into the country, and to increase
in every way the attractiveness of country life.



CIHIAPTER VIIL
MINING ROYALTIES.

I'orur.ar opinion has attached perhaps rather more im-
portance to the question of mining reitts and royalties than
the subject deserves.  Undoubtedly the mining industry is
one of the most important in the kingdom, both directly
and for its influence cn other industries. Undoubtedly, toe,
mining rents and royaltics are a nuisance to the persons who
have to pay them, and the total sums paid under these
heads are considerable. But these premises are by no
means sufficient to authorize the popular conclusion, that
the system of royaltics 1s an oppressive tax on one of the
staple industries of the kingdem.

Royalty and dead-rent.—TFirst, it is well to be quite clear
what mining royaities are. "The rent of a mine, it 1s obvious
at first sight, cannot be regulated in exactly the same way as
the rent of a farm. A farm is generally improved by culti-
vation; a mine is of necessity gradually exhausted as the
process of working is continucd.  If) therefore, the owner
of a mine were merely to stipulate for a fixed annual reut,
the lessee might by rapid working get all the coal out in
a few years, and the owner would receive only the same
number of years’ rent. ‘l'o avoid this risk, the universal
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practice of owners of mines is to charge a royalty on each
ton of mineral raised. But, again, if this were the only
arrangcment, a lessee might, for motives of his own, work
the minc 50 slowly that the ownet’s annual income would be
very small. Hence, the royalty charge Is always accompanied
Ly a stipulation that a certain minimum sum, called the
“dead-rent,” shall be pald cach year. This, on the other
hand, might be a hardship on the lessee who gets up less
coal in any one year than will cover the dead-rent.  Conse-
quently, he is generally allowed to make up the deficiency—
the “shorts”—in the immediately succeeding years. Driefly,
then, the main charge upen a mine is a royalty on cach ton
of mineral raised, subject to certain financial stipulations to
sccure the continuous working of the mine,

Way-leaves, above and below ground —In addition to
this main charge made by the owner of the mine, there are
certain minor charges made by neighbouring landowners or
mine-owaers.  In order to get the coal from the mouth of
the pit to the market it is often necessary to cross private
property, and the owners insist on being paid for the “way-
leave,”  Or it may happen that a seamy of coal is most con-
ventently worked by getting at it through an cxisting mine.
Here again a * way-leave ” must be paid for.  Amnl since it
is in this case necessary to make an opening between the
iwe mines, a further charge is also made, under the name of
“in-stroke " or “out-stroke,” according to the point of view.
Somectimes, also, the owner of the first mine makes a
separate charge for the use of the shaft of his mine. But
all these three charges it will be scen are really part of the
same charge, arising out of the divided ownership of the
land. Thus, essentinlly mining rents and royalties consist
of (#} the royally charge made by the owner of the mine,
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(&) the way-leave charged by the owner of the adjoining
land.

The ratio between royalties and produce.—Next, as to
the amount of these charges-——that, unfortunately, is not casy
to arrive at, The royaltics are the result of a series of
private bargains, and only guesses can be made at their
total. Professor Sorley, who has made an imdependent
examination into the whole subject, estimates the royalties
on ceal at five or six millions sterling a year.! Tn 1884 the
value of the coal raised in the United Kingdom was
506,000,000, in 1890 it was £ 75,000,000.2 Consequently,
the total of the coal royalties on a liberal estimate is only
ten per cent. of the value of the produce, In agriculture the
proportion of rent to produce is far higher.  Arthur Young,
in his advice to farmers, calculates that the rent, rates, and
taxes, which he properly lumps together, cuglht not to exceed
one-third of the total produce of the farm. At the present
time the proportion is probably less than this, perhaps only
a fourth or a fifth, but it is certainly much more than a tenth.

Are royalties a tax or a rent?—Iowcever, this com-
parison would be of little importance if, as some people
apparcntly imagine, mining royalties were, not an cconomic
rent, but a compulsory tax. Were this the case, even if
the tax were only at the rate of one per cent. on the produce,
it might have a more serious effect on prices and wages
than an economic rent amounting to twenty-five per cent.
But is there any reason for believing that a mining royalty
is a tax? In South Wales royalties on coal average 84. or
od. a ton; in Durham only 44. or 54 'This contrast at
once suggests that high royaltics are paid where the coal is

! Sez pamphlet on Mining Royalties,
* Bee Pariiamentary DPapers, Mines and Minerals,

e
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of good quality or easy of access, A more striking iHustra-
tion is given by Mr, Serley, who, in the pamphlet already
referred 1o, quotes the remark of a colliery master, that he
would sooncr pay half-a-crown a ton for some mines than
get others for nothing. This can only mean, as regards
the higher rovaltics at any rate, that the lessee of a mine
merely pays for the special advantages he is enabled to
utilize ; he pays 10 fact a rent and not a tax.

Is there any minimum rent equivalent to a tax *—With
the lewer royalties the matter becomes slightly different.
In order to get at any scam of coal it is necessary to break
up and disfigure the surface of the land somcwhere in the
immediate neighbourhood.  The land thus taken might
have been used for tillage or pasturage, and this possible
alternative use will, as pointed out in a previous chapter,
make a minimum rent for the mine beneath, Nor is this
the only consideration. Something must be allowed far the
actual disfigurement of the swrounding country that results
from mining aperations, A landowner will not allow his
estate 10 be permanently disfigured unless he reccives an
appreciable pecuniary advantage.  So that it may safely be
said that the minimum rent of a mine is always considerably
more than the agricultural rent of the land destroyed. 1o
addition, the lessee is generally required at the cud of his
lease to pay a fine sufficient in amount to restore the surface
of the land to its original condition. Irom these premises
Professor Sorley proceeds to arguc that there is a minimum
royalty on every coalmine in Great Dritain of about 4&. a
ton. If this contention be correct, 44 a ton represents a
real tax on Britigh coal, and must be cither added to the
price the consumer pays, or taken from the wages the coiliers
curn, ot from the profits of the coal wasters,
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Professor Sorley’s estimate.-—Unfortunately, however,
Professor Sorley’s calculation is curiously defective. He
does not attempt to estimate the money value at which a
landowner assesses the amenity of his estate ; and obvicusly
such an attempt would be hopeless. Nor does he try to
calculate what charge per ton of mineral ralsed would be
required in order to make up the agricultural rent of the
small piece of land occupied Ly the debris at the mouth of a
mine, Here again the calculation is impessible for want of
sufficient data, Therefore, in despair, Professor Sorley takes
the lowest rent that he finds to be actually paid on any
British mine, and roundly declarcs that this is a minimum
rent which must be pald, and is therefore a tax on the
British coal industry.  But Great Britain is not surrcunded
by an impassable wall or even by a customs tariff, Her
coal enters into competition with the coal of Belgium, France,
Germany, America, and even India. Indeed, it is very largely
on account of the competition of these countries that the
outery against mining royalties in Great Britain has arisen.
This DProfessor Sorley admuts, and labours to ascertain
whether mining royalies in France and Germany are really
less than in England. Assume that they are less. Dbut
surcly that only proves, as in his own comparison between
Durhanmy and South Wales, that British coal is either of better
quality or more easily won than foreign coal. Yor it must
not be imagined that the foreign royalties end with the charge,
arbitrary but moderate, which foreign governments make to
the concessivunaires of coal-mines. This charge, indeed, may
be of the nature of a tax, butr below the concessionnaire is
the lessee, the capitalist who actually works the mine; his
bargain with the cwucessionnaive is a purcly commercial one.
In brief, a colliery lessee, equally in France, in Durbam, and
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in South Wales, makes the Dbest bargain hc can with the
legal owner of the coal.  In Irance he pays perhaps 24, a
ton, in Duarham 44, in South Wales 34, Compeltition is as
free between France and England as between Durham and
Wales. Clearly then, if, as Professor Sorley properly argues,
the extra royalty in Wales represents the advantage of
Welsh over Purtham collieries, so also must the difference
Letween Durham and French rovalties represent the advan-
tage of Ducham collierics over French.  In other words, the
fourpence that is the lowest actuzl royalty in England is
not a “minimum rent.”  Twopence, at any rate, ont of the
fourpence is the consequence of the superior excellence of
British collieries, and that twapence is therefore not a fax.
The true minimum rent.—As to the balance, the true
minimum rent which all mines must pay, it is impossible to
say whether it is twopence, or a penny, or only a farthing a
ton.  The means for making the calculation simply do not
exist. But this we can say, that whatever this minimum rent
may he in amount, it wonld equally exist if minerals were
nationalized. TFor the minimum rent only anses because of
the alternative uses to which the surface of the land can be
pat, and because of the disfgurement made hy mining
debris. On both these accounts the owner of the soll
wonld be justly entitled 1o compensation, whether the
ownetship of the minerals under the soil remained with him
or passed to the State. Consequently, the true minimum
rent or royalty, the rent which alone forms a real tax npon
mincral production, cannot be abolished by any process
short of a grant of public money to mining lessees. If the
State were Lo iake upen itsell the compensation of cvery
landowner for the destruction and disfigurement of his fields

by mining operations, the only burden that lies upon the
M
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mineral industry would be at once removed, Nor would
the expense be very serious. It may, however, safely be
prophesied that the public would object to paying any sub-
sidy, however small, in order tu relieve a particular industry
from an cconomic burden, which in a greater or less degree
15 common to all industries.

The colliery lessee is a free agent.—To the line of
argument followed in the preceding paragraphs, it may be
objected that it is based on theoretical considerations whicl
may not be true in actual practice. In many cases this
objection would be undouhbtedly serious, and might even
alter the whole aspect of the question.  17or example, in the
case of farm rents our theory ought always to be modified
by the reflection that farmers are not universally free to
bargain. They are often tied to one spot by inertia or
by sentiment, and will sometimes pay an excessive rent
rather than leave the farm they have been brought up in.
Moreover, the farmer is generally in a weaker cconomic
and social position than the landlord, and 1s to this extent
at a disadvantage in bargaining. But all this is reversed in
the case of collieries.  All the more important collieries are
worked by wealthy capitalists or by powerful companics.
The same capitalist or company may have leases with three
or four landowners, and if there is any inequality in bargain-
ing, the inequality is in favour of the lessee. Undoubtedly,
lessees sometimes rmake Dbad bargains.  But that is an
accident to which all business men are liable; and it can
hardly be seriously argued that one of the duties of the
State is to come to the rescue of every person who, on
occasion, makes a bad bargain. Colliery masters have,
however, ingeniously contrived 1o enlist public sympathy
in tllmr favour, by 1);35gp‘g1i11g that mining royzalties keep
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down miners' wages. The device is no new one in our
history, and in the history of other countries. Protectionist
manufacturers abroad, in petitioning for prehibitive tanffs,
always talk of the woes of their workpeople; and English
landowners for generations taxed the food of the whole
country for the benefit of the “poor farmer.”

The popular demand.—Let us consider for a moment
what are the definite demands involved in the pepular out-
cry against mining royalties. The most popular cry un-
doubtedly—Lbecause it is the easiest to repeat—is for the
“abolition of mining rents and royalties,” It is unnecessary
to make any elaborate answer to this demand. The rents of
mines vary within very wide limits, according te the quality
of the coul and the convenience of the mine. The remark
of a colliery owner has already been quoted, that he would
sooner pay halfa-crown a ton for some mines than nothing
a ton for others. Supposing this man in occupation of the
rich mine to which he referred, why should he receive from
the general taxpayer a subsidy of half-a-crown on each 1on of
coal he raises, while the oeccupier of the zero mine receives
nothing?  Or, to put the same question more generally,
why should South Wales receive an average State subsidy
of eightpence a ton, while Durham receives only fourpence ?

The demand for regmlation.— A more intelligible demand
is somelimes made for the “regulation” of mining rents
and royaldes. It Is alleged that the charges made by the
owners of the soil and of the minerals Leneath are complicated
and oppressive,  Theie is first the main royalty, with the
“ dead-rent ' arrangement atlached 1o it; then the various
way-leaves charged by different proprictors.  These should
be reguluted, it is said. DBut how? The capitalists who
enter upon the business of mining are surely as competent
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to take carc of themselves as any section of persons in the
community. [f they preferred any less complicated arrange-
ments than those now commen, they would probably make
them. When a question of wages is raised, the colliery
masters are ready enough fo combine to crush their men ;
it 15 absurd to supposc that they could not equally well
combine against obstinate landowners. For example, much
good sympathy is wasted on the poor lessce—probably a
coal company with a capital of half a million-—who after
paving a heavy royalty to one landowner, has to pay a way-
leave to another, in order to get the coal away from the pit.
It does not seem to have occurred to these ready synpa-
thizers that if the way-leave to the second landowner could
have been avoided, the {irst landowner would have been
able to demand a higher royalty.

The origin of the outery.-——The truth 15, that the agitation
against mining royalties is the outcome of two distinct cir-
cumstances. First, the decline of trade as compared with
the flourishing period of 1870 ; secondly, the growth of the
idea of land nationalization.  As to the frst point, it is no
doubt unfortunate for the colliery companies who scaled
their leases in or about 1870, that coal is cheaper now than
then,  But the risk of loss is inscparable from the hope of
gain, and no colliery master has yet proposed to share with
his landowner any nnexpected gain.  The second point is
more important,  There is something peculiarly at variance
with the popular idea of justice, in the spectacle of a land-
owner suddenly enriched heyond the dreams of avarice by
the discovery of minerals beneath his fields.  For the wealth
that then comes o him is not showered down by some
gracious fairy ; it is won by the hard work of hundreds of
his fe}%c_)w-beig:gs, tDﬂil{]g in the bowels of the earth to minister
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to his luxuries. That such an arrangement is unjust ho onc
can deny. But, unfortunately, an injustice that has been
allowed to grow till it has become part of our social system
cannot be uprooted at a moment’s notice.  Any attempt
at such sudden reformation must necessarily lead to new
injustice. In a previous chapter it was argued at length
that to confiscate rent rather than any other form of property
would be unjust ; a fortlers, it would be unjust to pick out
for confiscation mining rents, leaving other rents and
dividends untouched. AH that we can do, as regards the
private property already established in minerals, is to bring
it gradually, by means of a high income-tax and heavy death
duties, into the public purse.

What can be done for the future.—But the question still
remains whether we can prevent the fature extension of the
injustice by nationalizing in advance minerals not yet
brought into private property. That ought to be possible.
(iold and silver found in the United Kingdom are Crown or
national property ; and the Chancellor of the Exchequer—
though not without some friction—arranges the conditions
on which these minerals way be searched for. In order to
establish cquitably a similar system for other minerals, it
would first be necessary to make a complete record of the
mineral rights already existing, The land covered Dby this
record would include all the land known to posscss minerals
below the surface.  In these cases where the mincrals are
already being worked, the most that the State could do
would be to impose a purely nominal royalty on all minerals
raised, in order to assert a dominant proprietary claim.
But where the minerals are not being worked, although
l.nown to exist, the State need not be so tender. It would
throw upon the owner of the soil the burden of proving
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that he had bought the land, or otherwise dealt with it on the
expectation of deriving profit from the minerals it concealed.
1f he could not prove this, his right to the minerals should
at once cease, and pass wholly to the State. The same
transference of proprietary right is still more obviously
equitable in the case of land where the existence of minerals
is not even suspected. Here again the State should step in
and assert, with regard to all minerals that may be discovered,
the same claim that it now asserts to gold and silver.

In thissuggestion that the State should assert a paramount
right to all mincrals there is nothing novel.  Such a right
has long been established by law in France, in Germany,
and in Spain.  In these countries all minerals belong to the
State, and the owner of the soil has no power to forbid their
extraction.  In order to get at the minerals it is of course
necessary to do some damage to the surface of the land;
but the landowner cannot equitably claim, and should not be
allowed Lo clainy, anything more than reasonahle compens-
ation for the damage done. By an alteration of the law an
these lincs, though we cannot at once sweep away the
injustice that our ancestors have allowed to grow, we can at
any rate prevent its further cxtension.



CHAPTER IX.
SOME SUGGESTIONS,

Tt has been argued in the two preceding chapters that
State ownership of land would net in itself mitigate the
overcrowding of large towns, and that the principal reform
needed in the case of mining royalties is to prevent the
extension of the evil in the future.  But these two branches
of the subject do not exhaust the advantages that it is
alleged would flow from the nationalization of Jand. Dr.
Alfred Russel Wallace, for example, seems to advocate land
nationalization mainly because he destres to see established
in this country a system of * occupying ownership.” The
State is 10 acquire possession of alt agricaliural Jand, and 1s
then to det it out in small holdings, on terms which will
give to the tenant the same security for improvements and
the same guarantee of undisturbed possession as if he had
purchased the freehold.  Agam, municipal ownership of
urban land might, it is arguable, improve the conditions
under which many of the inhabilants of our towns live.

Dr. Wallace’s small holdings.——7The first of these points
does not require very lengthy consideration.  If the soil of
England 15 lo be made national property, il must be for
some wider reason than for the sake of establishing small
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farms.  For, to begin with, most Euglishmen are by no
means convinced that small farms are cconomically or
socially superior to large farms. The question has been
debated by economists and philanthropists for at least one
century, and the debate is likely to continue for many
centuries more. Plenty of evidence is forthcoming on both
sides; France especially forming a favourite feld for in-
vestigation. In France, Dr, Wallace, following John Stuart
Mill, finds evidence of the untiring industry of peasant pro-
prietors ; in France, also, Lady Verncy finds peasant pro-
prietors sunk in squalor that the poorest of English labourers
would rebel against, and her experience is confirmed by the
observations of such different writers as Georges Sand and
Emile Zola, The industry of the peasant proprietor may
without hesitation be admitted ; but continuous toil that cnly
ends in misery is a curse, not a blessing. - Towever, it is not
a part of our present task to add a word to the interminable
debate on zmall holdings, but only to point out that their
advantages arc not so transparent as to justify such an im-
portant step as the abolition of private property in land.
For, after all, small holdings, such as Dr. Wallace hopes for,
can be created without any very drastic change in the general
law. In Ireland his ideal has bLeen practically realized,
Since the Land Act of 1881, the Insh peasant farmer is in
the position of an “occupying owner,” subject only to the
payment of o rent charge fixed Dby judicial authoiity. So
satisficd is he with this position, that he will not exchange
hiz nomunal tenancy for legal ownership, and the Tand
Purchase Act of 1891 has remained, so far, almost a dead
letter. Again, an attem)ic has been made in lingland during
the session of 1892 Lo create small proprictary holdings ;
but so far ftom this attempt being connected with theories
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of State awnership, it is avowedly intended by some of its
supporters as a bulwark against land nationalization.

The State as universal landlord.—The contention that
State ownership of urban land might mmprove the conditions
under which mast of us occupy our houses, cannot be so
summarily dismissed. Indeed, the proposition may legiti-
wately be extended ; and it may be argued that the State,
represented by lacal autheritics, should own all land not for
the sake of promoting any particular kind of tenure, but for
the sake of improving the conditions of all tenures.  In other
words, land naticnalization may be advocated on the ground
that the Statc would prove a better landlord either of house,
or farm, or mine, than the present individual owners.
Undoeubtedly this is poassible ; but it is by no means certain,
And the suggestion here made 1s, that before advocating a
general system of State ownership, with all the financial
risks involved, we should by means of experiment determine
the capacity of the State to make a good landlord.

The importance of experiment.—In order to determine
this point, not one but a whole series of experiments is re-
quired. Alrcady we have the State acting as landlord to
the Crown property --a property that inclides houses, farms,
and mines. But no one would contend that the adminis-
tration of Crown land by the Commissioners of Woods and
Forests is so brilliantly suceessful as to form an argument
for universal State administration.  As far as ean be gathered,
it is neither much better nor much worse than the adminis-
tration of other large landed estates. Again, several muni-
cipal bodies have house property, acquired at varnious periods
for various purposcs ; bul here loo the cvidenee is incon-
clusive. There is nothing to show that the estates of the
City Corporation or of the lLondon County Council are in
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any marked degree better managed than the Portland or
Bedford estates. If, then, we wish to test the capabilities of
the State as landlord, we must allow local autheritics to try
their hand at landowning as a regular part of their ordinary
business.

Enlarged powers for loeal authorities.— A1 present, local
authorittes may only acquite land for certain specified pur-
poses, and may only hold it under certain statutory con-
ditions. "T'wo reforms arc necessary : first, to give to public
corporations the same power that a private individual pos-
sesses, of purchasing land by voluntary agreement and
holding it for any purpese ; secondly, to extend the facilities
that local autherities now possess for compulsory purchase.
The second point is by no means simple.  Under the existing
law, every compulsory purchase of land requires the sanction
of a special Act of Parliament, and the conditions under
which Parliament gives its sanction are extravagantly in
favour of the landowner. Probably the best remedy les
in the creation of a special judicial body, somewhat on the
lines of the Irish Land Commission. This body, with the
help, if necessary, of sub-commissioners, would hear and
decide all cases of compulsory purchase of land by local
authorities. Tt would decide not enly the price at which
the land shonld be bought, but also whether the local
authority was justificd in selecting for compulsory purchasze
a particular piece of land. Subject to the control of a Land
Commission having these powers, there is no reason why
local authorities should not be given independent powers
to acquire land compulsorily for any purpose.  With these
powers, and unlimited power of purchase by voluntary
agreement, municipal bodies would be able to get rid of
many obstacles to public sanitation and easy locomotion,
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that now continuc to exist hecause of the expensc of re-
moving them. At the same time, there would pass under
municipal control a landed estate large enough to test the
desirability of making the municipal asuthority the universat
landlord.

The law of landlord and tenant.--But while thus en-
larging the powers of local authorities, it is of the utinost
Importance that the gencral law of landlord and tenant
should be amended. At present, the presumption of the
law is nearly always in the landlord's favour. 1f, for example,
1 tenant cnters into a house that Is in an unsanitary con-
dition, the law presumes that the tenant knew what he was
about, and the landlord cannot be compelled to set the
matter right.  Again, the law as to fixtures is absurdly
favourable to the landowner. In practice, of course, many
landlards act more liberally than the law allows, and reap
their reward either in such consolations as a good conscience
brings, or i the readiness of thelr tenants to pay high
reats,  Lut afl landowncers are not so generous or so far-
sighted. Landlords constantly insist on their stiiet legal
rights, and the greatest hardship often results to the tenants.
Whether the present system of individaal ownership con-
tinues, or whether it is to be replaced by municipal owner-
ship, in cither case it is desirable that the formal relationship
bLelween oecupier and owner should be made as equitable as
the law can make 1t

Compensation for improvements.—In this connection
the most important point is the question of improvements
or additions to the freehold.  The okl common law gives
to the owner of the soil whatever is attached to the soil
conscquently, in gencral, any improvement of any kind
affected by a tenant can be contiscated by a landlord.  "The
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obvious injustice of this arrangement, and the growing im-
pottance of the tenant farmer’s vote, have together induced
Parliament within recent years to pass Acts giving to the
tenant of agricultural land, under certain conditions, a
property in his own improvements. The last of these Acts
—the Agricultural Holdings Act of 1883—specifies certain
improvements for which the tenant may claim compensation,
even 1f he has executed them without the landlord's consent.
These so-called improvements, however, involve little more
than the ordinarv routine of good farming. On the other
hand, all permanent improvements made by the tenant,
such as the erection of buildings or siltos, improving roads
or bridges, digging ponds or wells, planting fruit-trees, re-
claiming waste land, &c. &c., belong to the landlord, unless
he has given permission In writing to the tenant to execute
them. In practice, tenant farmers complain that tand-
owners refuse to give this permission, in order to reserve (o
themselves the power of confiscating the results of their
tenant’s fabour.  Clearly such a power ought not to exist ;
but—to give due weight to both sides—it would also be
extremely unfair to force a landowner to buy “‘improve-
ments "’ which added nothing to the commercial value of
the land,  All tenants are not, like the Laureate’s Northern
Farmer, able to boast that they have done their © duty by the
lond.” Lven under the mcagre provisions of the present
law, a class of scamps has been developed who, farming on
a yearly tenancy, ingenigusly contrive to run np a big bill
for improvements, and then, leaving the land worse than they
took il, pass on.

The court of arbitration.--For this double evil it may
be suggested that the best remedy would be found in a
system of arbitration. The prineiple guiding the court
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would be that the property in an improvement helonged to
the improver and not to the freeholder; the question for
the court to determine would be whether or not the freehold
had been improved. In the case of agricultural land, a
jury composed of ncighbouring farmers and landowners
familiar with the district would quickly decide this guestion
of fact. If the jury found that the land had been so im-
proved by the tenant that it would command a higher rent,
or sell for a better price, the landowner would be required
to pay for what he gained. If, on the other hand, the farm
had been let down by bad cultivation, or spoilt by unwise
alterations, the tenant would be liable for the consequences
of his own conduct,

In the case of houses, it is not so easy to determine
whether a partienlar alteration is an improvement from a
commercial point of view ; but that is not a sufficlent reason
for giving to the landowner the right to confiscate cvery
improvement., It may safely be prophesied, that if a tenant
had power on the expiration of his tenancy 1o remove every-
thing which he had added to the freehold, whether it were
a whole housc or an ornamental chimney-piece, the two
partics would soon discover some way of coming to terms.
Under these conditions, applied mwutatis mutandis, both to
agricultural and to urban tenancies, the necessity for asking
the landlord’s consent to this or that improvement would
disappear.  The only case In which the landowner would
have ground for interference would be if the tenant proposed
to do something which would interfere with the amenity or
commiercial value of the rest of the estate; for example,
in the country, building a jam factory in a ncedlessly
prominent posilion.

Landowner’s power to misuse his property.—This, how-
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cver, is a maltter in which the nation as well as the land-
owner may rightly claim to interfere. As the law now
stands, the freeholder of half an acre may spoil the land-
scape for five miles round, and no one can touch him. He
may, for example, first build a vulgar house right on the
surnmit of the most glorious hill in Scuthern Fngland, and
then, lest the world should forget what a great man lives
within, he may put up a screen fifty feet high to shut himself
off from the common herd of human beings.  Obviously, it
ought to be possible to prevent by public authority such a
wanton cutrage as this upon the beauty of nature. In towns
the municipal authorities already have some control over
the plans of proposed buildings, but the control may only be
exercised within very narrow limits.  For example, except
in new streets, the height to which a building may be raised
1s entirely at the discretion of the individual builder, and
such monstrosities as Queen Aune’s Mansions are the result.
Again, municipal authoritics have no general power to
compel the setting back of new houses built i a narrow
street ; so that though a street may urgently require widen-
ing, new houses are continually built up to the old line of
frontage, to be eventually pulledl down at the expense of the
community. In regard to open spaces, too, the community
is at the mercy of the builder. Tand that would have
becn invaluable to the community as a public park, is often
covered with houses that might equally well have been bailt
elsewhere.

The community should have a power of veto.—Generally,
then, what is required is to give the eommunity mere com-
plete control over the use to which land may be put.
Probably the best way to accomplisht this would be to
empower the local authority, either in town or country, to
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veto any proposed building. In some cases—--for example,
the setting back of houses-—the exercise of this veto would
have to be accompanied by the payment of compensation
to the owner of the soil. But in pgeneral, the law should
refuse to recognize any claim by an individual to use his
land to the detriment of the comimnunity.

Preservation of historic monuments, —Another maiter in
which the nation has a right to interfere with the existing
powers of landowners is in preventing the destraction of
buitdings of historic or @sthetic intercst. In this matter
the French law is far better than our own, Any interesting
building in France may be declared by the Ministry of Fine
Arls to be an “ historical monument.” It is then protected
by law from destruction, and the Government undertakes
such repairs as may be necessary to preserve it from graduaal
decay. Unfortunatcly, there as well as here, the zeal of the
restorer occasionally does more harm than a hundred years
of wind and weather ; but in the vast majority of cases the
intervention of the Government is purely good. TPerhaps
the best method of securing the same end in England would
be to give to county and town councils the power to veto
the destruction of any building or monument, and, if the
case required it, to arrange with the owner for the purchase
of the building and site.

Wasted margins.—Among minor defects of individual
ownership of land, the creaticn of what may be called
“wasted margins” is worlth mentioning. ‘These arise in
towns wherever the line of buildings does not run parallel
with the street, or from some accident stands back from the
street,  From either of these causes a piece of lamd often
gets lefl Leiween the boundary of the public roadway and
the wall of the adjacent houses, and is of no use fo anybody.
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A good instance is the long narrow strip of wasted land
between the buildings of Lincoln’s Inn and the foatway on
the west side of Chancery Lane.  In all such cases as these
the local anthority should have power to acquire the wasted
land compulsorily, paying to the owner a price based strictly
upon the actual value of the land to him.

The rights of the general public.—From another point
of view, the question just dealt with may be regarded as a
particular illustration of a very important aspect of the land
problem.  Over and above the disputes between land-
lord and tenant, between State and individual, is the claim
of the general public to usc freely for purposes of recreation
land that is not set aside for any conflicting purpose. This
is a claim as yet quite unrecognized by English law.]  What
is called common land is only common to a limited number
of persons who have specified rights over it.  The general
public has no greater right to the frec use of common than
of private land, except in the cases where a right has been
conferred under the Commons Regulation Acts.  Again, in
the case of Crown land, or land belonging to a Government
department, or to a municipal body, the pubhc may be as
rigidly excluded as they would he by a game-preserving
squire,

The landowner’s power of exclusion. —Consequently, the
mere transfercuce to the State of the freehold of all land
would nol in itself give the general public any greater
privileges than it now possesses. If the present law con-
tinued, the enjoyable use of the seil would be confined to
the tenants of the State, in the same way that it is now con-

! An attempt to assert this elaim has been made during the session of

1802, and the House of Commons has passed a rvesalution in favonr nf
giving the public free access to Scoteh mowntains,
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fined to private owners and their tenants.  And for this ex-
clusion there is, as regards an immense arca of land, no
solid reason. Mountain pastures would afford just as good
grazing if the holiday-maker were free to ramble over them ;
river meadows, except when in hay, are unhurt by the foot-
steps of the angler. By many landowners and their tenants
these obvious facts are recognized, and in a large number
of cases no atternpt is made to exclude persons in search of
the simple pleasures of a country walk. Bat there are
churls both amaong occupiers and owners, and some of the
most beautiful scenery in the British Isles is barred to all
but a handful of persons.

“ Trespassers will be prosecuted.”"—DBefore considering
how this can be remedied, it is well to be explicit as to the
exact power of exclusion now passessed by landewners and
their representatives. ‘There is a popular belief that trespass
upon another man's land is a punishable offence, and this
belief is fostered by the threatening notices that may be seen
all over the country, warning trespassers that they will be
“ prosecuted.”  To the majority of persons the word “pro-
secution ” implies a criminal procedure ; but, as a matter of
fact, a landowner has only a civil remedy against trespassers
upon his property. Ile can ooly sue them for the damage
deone. If no damage has been done, the landowner has no
remedy. Tn practice, however, actions against trespassers
on land are generally brought before the court of petty
sessions, and the sympathetic bench of landowning magis-
trates is not very strict in requiring rigid proof of damage
done. The court will often assume that neminal damage,
estimated at a farthing, has been donc by a pedestrian
walking across a ficld, and will give judgment accordingly.

The judgment carries costs, and thesc may amount to an
N
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appreciable fime, Beyond this, however, trespass upen land,
unless the trespasser is in pursuit of game, cannot be
punished. On the other hand, the owner or nccupicr of
land has the fullest right to expel, by force, if necessary, any
person intruding upon the property. ‘This power of ex-
pulsion is the landowner's real protection. Let us briefly
consider to what extent it is desirable that it should be
maintained,

Reasonable limitations to the landlerd’s right.—In the
case of a dwelling-house or place of business or private
garden, there can be no dispute. A man may reasonably
claim, if he choose, the same exclusive right to his own
house and garden as to his own toothbrush. But when we
pass from garden to park, and from park to meadow or
pasture or meorland, the case is different. Here well-
behaved persons inflict no annoyance on the landowner by
walking casually across his land, or even by sitting down
upon it. Ill-behaved persons may, admittedly, do consider-
able damage ; but there is no reason why the well-hehaved
should be excluded because of the possible misconduct of
the ill-behaved. What is really wanted 15 a more efficient
means of dealing with wanton damage to property, public or
private. To trample down ripe hay, or corn, or growing
crops, to injure trees, 10 tear up fences, and even to litter
glass bottles or other refuse m park or meadow, should he
made criminal offences, punishable by fine or imprisonment.
Were this protection given to the owners and occupters of
land, there would be no recason why the general public
should nat have free access to all open land.  The boon to
the nation would be enormous, the loss {o landowners
practically nil.

Rights of way; their use and abuse-—And herc it is
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worth while io mention, that the main reason why both
farmers and landlords are eager to close public footpaths is
because of the damage done by mischievous or careless
petsons, Town larriking out for a country walk will often
in purc fiendishness throw gates off their hinges, play at
leap-frog through the ripe corn, or scatter the hay-cocks that
stand waiting for the cart. Naturally, the farmer objects;
and as the law gives him only a civil remedy, which costs
more to obtaln than it 15 worth, he takes matters into his
own hands, and trles to close the public footway through
his fields. In order that the public interest may be safe-
guarded, power has recently been given to county councils
to protect rights of way. But county councillors are for the
most part either landowners or large occupiers, and their
sympathies lean to the side of the defenceless farmer, so
that the new powers are little used.  Probably this would
not be the case if county councils were also empowered to
act as prosecutors in the case of malicious injury to any
property within the county. One or two heavy sentences
would stop the nuisance, and would deprive landowners of
the only shadow of excuse which they now have for stealing
a public right. At the same time, the attempted theft of a
right of way by the exposure of lying notice boards or other
mzans should be made a penal offence, and the local
authorities should have power to prosecute.

Repairs to public foetpaths.—As a minor but not unim-
portant reform, it may be suggested that local authorities
should have power to repair public footpaths. At present
it frequently happens that a uscful short cut, to which the
public has as much right as to the main road, becomes quite
impassable in the winter. A few loads of gravel would
prevent this public loss, but nobody except the owner or
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occupier of the land has power to lay the gravel down.
What 1s further wanted is some easy means of diverting an
ancient footpath. Often a public path takes a line that
causes the maximum inconvenience to the landowner and
the minimum advantage to the public. But where land is
settled, the tenant for life cannot dedicate a path to the
pulblic, so it is a question between keeping the old path or
having noue at all. A simple alteration in the law would
remedy this defect. The local autherity would then arrange
with the landowner the line that the public path should
take, and would see that it was always maintained in a fit
condition for traffic.

The Game Laws.—One word may be added with regard
to the game laws.  Game-preserving, in a crowded country
like Great Dritain, is too great a luxury. In order that a
few individuals may have the pleasure during a few weeks
in the year of slaughtering large numbers of pheasants or
grouse, an Immensc area is, for the rest of the twelve
manths, cut out of our small island, and rendered unavail-
able for any use. Nor is that all.  Yor not only does game-
preserving amuse the idle rich, which may be a good thing,
but it also cncourages the 1dleness of the poor, which even
the rich will admit is distinctly bad. en, who might have
made good workmen, arc tempted by the profusion of game
around them to take up the uncertain, semi-outlawed pro-
fession of poaching,  From poaching they pass to farmyard
pilfering, and possibly thence to house-breaking. The
whole evil results from the statutory privileges that land-
owners in Parliament have conferred upon themselves.
The law recognizes no property in wild animals ; it should
equally refuse to recognize any special privilege to kill then.
Subject to the maintenance of a close time for those birds
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and animals which it is desirable to preserve from extinction,
there is no national reason why the natural sporting grounds
of England should not be thrown open to anybody. ‘There
would, at any rate, be more f*sport” than now, when a
single individual stands with a succession of guns beside
him, firing into a flock of birds as they are driven past.
Registration of title.—To pass to another category of
questions, it is necessary to say a few words about the legal
titte to land. One of the greatest ohstacles to the free
transference of land, either hetween private persons or
between individuals and the State, is the difficulty of ascer-
taining fully to whom the land belongs. That this evil
should be remedied has long been demanded by various
schools of reformers, and the gratification of their demand
should certainly precede any general scheme of land national-
ization. In Australia land can be transferred by a simple
alteration 1n a ledger record ; there is no rcason why the
same simplicity should not be attained in England. The
first step is the only serious one. In order 1o open the
record, something of the nature of a new Domesday Survey
would be required. It wouldl be necessary to register
every separate holding, carefully describing it by reference
to the ordnance map. The names of the occupler and
of the owner would of course be registered, and alsc
any mortgages or other charges upon the holding. This
would not be quite so simple as it sounds, for it would
be necessary to allow time for rival claimaints to assert
themselves, and for the disclosure of concenled mortgages.
But when once the record was complete, these diffienlties
would cease.  Every new transfer, every new mortgage or
rent-charge, every new lease or agreement to let, would be
registered automaticatly ; for the law would refuse to recoanize
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any transaction with regard to the land that was not so re-
corded. To the Government this complete compact record
would he of immediate advantage for fiscal purposcs, for it
would give the revenue officials a very valuable check over
income tax returns. It would also be a contingent advan-
tage to the State by furnishing reliable evidence on which
to base, should it ever be deemcd desirable, a general
scheme of State purchase of land. To the community
generally the simplicity of transfer that would result from
compulsory registration would he a distinet and consider-
able gain.  But perhaps the persons who would realize in
the most tangible manner the advantages of the system
would be the existing body of landholders, who would find
their net incomes considerably increased by the reduction of
their lawyer's bills.

Summary and conclusion.—In conclusion we may now
bricfly recapitulate the results at which we have arrived m this
and the preceding chapters. In the first place, it has been
strongly argued that the scheme of land nationalization, so
called, advocated by Mr. Ienry George, wounld effect none
of the objects for which State control of land is desirable;
and that the confiscation of rent, which 1s in reality the be-
ginning and end of his scheme, cannot be defended on any
ground of equity.  Almost cqually indefensible are the
proposals to place special taxation upon grourd rents or
mining royaltics.  ‘There 15 no rcason, it has been argued,
why incomes derived from these sonrces should be more
highly taxed than other permanent incomes. They can
best be dealt with by graduated death duties falling equally
on all classes of property, and by a graduated income tax
charged at a higher rate on all incomes that are independent
of the recipient’s own exertions. So much for the income
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derived from the ownership of land.  As regards the question
of admiuistration, there is obviously a possibility that State
ownership would give better results than individual owner-
ship.  But in order to put this possibility ro the test, it is
not necessary to embark upon any wholesale scheme of
State purchase. ‘The execution of such a scheme might
result in a sericus financial loss that would only be partially,
if at all, counterbalanced by the administrative gain. It is,
therefore, far better, on the one hand, to proceed first by
cantious experiment in the direction of State purchase; on
the other, to improve to the nttermosi the existing system
of individual ownership. Various suggested improvements
have been mentioned in the course of the present chapter.
From among them may be sclected for repetition that which
is undoubtedly the most important—the suggestion that with-
out altering the present tenure of land the public should be
endowed with an extended right to the use of land for the
purposes of recreation.  So long as neither the processes of
agriculture nor the privacy of the immediale eccupier are
interfered with, every Englishman should be free to roam at
will over English land. With this condition attached to
present tenures, the soil of our country would, it is sugzested,
he more truly “nationalized ” than under any scheme of
State control that has yet been formulated.
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Classical.
The Nicomachsan Ethics of Aristotle, Edited, with an

Intredaction and Notes, by Jodx BURNET, M. A., Professor of Greek
at St. Andrews. Demy 8vo, 155, net.
"T'his adition contains parallel passages from the Endemian Ethics, printed under the

text, and there is a full commentary, the main cbject of which is to interpret difficulties
in the light of Aristetle’s own rules.

“This is hoth a schelarly and an original contributicn to the study of the ancient
Greel Janguage and the ancient Greek philesophy. Tt is an original hook in the sense
of contributing to the study of the subject, not only mere learning and skill in summing
up and expounding the results of the researches of prier scholars, hut alse fresh and
illwminative ideas of the editor’s own. It is an edition which reflects every credit upon
its author's learning and critical acumen, and which cannot but prove beartily welcoms
to all classes of Greek scholars.” —Scafsman,

The Captivi of Plautus. Edited, with an Introduction,
Textual Notes, and a Commentary, by W. M. Lixpsay, Fellow of
Jesus College, Oxford, Demy 8vo, 10s. 6d. net.

For this edition all the important MSS. have been re-collated.  An Appendix deals
with the accentual element in early Latin verse.  The Commentary is very [ull.

Plauti Bacchides. Edited, with Introduction, Commentary,
and Critical Notes, by J. M*Cosm, M. A, Feap. 4to, 125, 6d.

Taciti Agricola. With Introduction, Notes, Map, etc. By
R. F. Davis, M. A, Assistant Master at Weymouth Cullege,

Crown 8vo, 2s. aitizen by MicinsoN A
Taciti Germania. By the same Editor. Crown 8vo, 2s.
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Herodotus : Easy Selections. With Vocabulary. By A, C.
Lipperr, M.A., Assistant Master at Nottingham High School,
Feap. 8vo, 1s. 6d.

Demosthenas against Conon and Callicles. Edited, with
Notes and Vocabulary, by F. Darwin SwirT, MLA. Fcap. 8vo,
2s.

Selections from the Odyssey. By E. D. 5ToxE, M.A,, late
Assistant Master at Eton.  Feap. 8vo, 15. 6d,

Plautus: The Captivi, Adapted for Lower Forms by J. H.
Frersk, M.A., late Fellow of St. John’s, Cambridge, 15, 6,

A Greek Anthology. Selected by E. C. MaARCHANT, M.A.,
Fellow of Peterhouse, Cambridge, and late Assistant Master at St
Taul’s School.  Crown Svo, 3s. 6d.

New Testament Greek. A Course for Beginners. By G.
RopweLL, B.A. With a Preface by WaLTER Lock, D.D., Warden
of Keble College. Feap. 8vo, 3s. 6d.

Exercises in Latin Accidence. By 5. E. WINBOLT,
Assistant Master in ChrisU's Hospital. Crown 8vo, 1s, 6d.

An elementary book adapted for Lower Forms to accompany the shorter Latin
Primer.

Notes on Greek and Latin Syntax. By G. BUCKLAND
GREEY, M.A,, Assistant Master at Edinburgh Academy, late Fellow
of §t. John’s College, Oxen.  Crown &vo, 3s. 6d.

Notes and explanations on the chief difficulties of Greek and Latin Syntax, with
nummereus passages for exercise.

Passages for Unseen Translation. By E. C. MARCHANT,
ALAL, Fellow of Peterhouse, Camhridge : and A. M. Cook, M.A,,
Assistant Master at St. Paul’s School,  Crown Sve, 33, 6d.

“We know no book of this class better fitted for use in the highar forms of schools."”
—Cuardian.

Scriptorum Classicorum Bibliotheca

Oxoniensis.
OXFORD CLASSICAL TEXTS, 1gco

Thucydidis Historiae. Libri 1.-1V. By H. STUART JONES.
Crown 8vo, paper covers, 3s. ; limp cloth, 3s. 6d.
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Platonis Opera. Tom. I. (Tetralogiae I.-11.). By ]. BURNET.
Crown 8vo, paper covers, gs. 3 limp cloth, 6s,

Livereti Cari de Rervm Natvra. By C. BAILEY. Crown
8vo, paper covers, 2s. 6d. 3 limp cloth, 3s.

Cornelii Taciti Opera Minora. By H. FURNEAUX. Crown
8vo, paper covers, 1s. 6d.

Aeschyli Tragoediae cum Fragmentis. By A. Singwick.
Crown 8vo, paper covers, 3s. ; limp cloth, 3s. 6d.

Apollonii Rhodii Argonautica. By R. C. Seaton. Crown
8vo, paper covers, 2s, 6d. 3 imp cloth, 3s.

Aristophanis Comoediae. Tom. 1. By F. W, HaLL and
W. M. GrLpaRT. Crown 8vo, paper covers, 3s.; limp cloth, 3s. 6d.

Xenophontis Opera, Tom. L (Historia Graeca). By E. C
MARCIIANT. Crown 8vo, paper covers, 2s, 6d.; limp clath, 3s.

Classical T'ranslations.
EpiTep BY H, F. FOX, M.A,

FELLOW AND TUTCGR OF BRARENOSE COLLEGE, OXFCRD,

Messrs, METHURN propose to issue a New Series of Translations from
the Greek and Latin Classics. They have enlisted the services of some of
the best Oxford and Cambridge Scholars, and it is their intention that the
Series shall be distinguished by literary excellence, as well as by scholarly
aceuracy.

Crown 8ve,  Finely printed.

Cicero. De Oratore I. Translated by E. N. P. Moor, M.A,,
late Assistant Master at Clifton.  3s. 6d.

Aeschylus — Agamemnon, Ch&ephoroe, Eumenides,
Translated by LEwis CAMPRELL, LI. 13, late Professor of Greek at
St. Andrews.  §s.

Lucian—Six Dialogues (Nigrinus, Icare-Menippus, The Cock,
The Ship, The Parasite, The Lover of Falsehcod), Translated Ly
S. T. Irwin, M.A,, Assistant Master at Clifton; late Scholar of
Eseter College, Oxford. 3s. 6d.

Sophocles—Electra and Ajax. Translated by E.-D. A,
MorsHEAD, M.A., late Scholar of New College, Oxford ; Assistant
Master at ‘Winchester. 25, 6d.
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Tacitus—Agricola and Germania. Translated by R. B.
TowNsHEND, late Scholar of Trinity College, Cambridge. =zs,
6d.

Cicero—=Select Orations (Pro Milone, Pro Murena, Philippic
ii.,, In Catilinam), Translated by H. E, D, BLaKisTON, M.A.,
Fellow and Tutor of Trinity College, Oxford, 5s,

Cicero—De Natura Deorum. Translated by ¥. Brooks,
M. A., late Scholar of Balliol College, Oxford. 3s. 6d.

Horace: The Odes and Hpodes. Translated by A. GODLEY,
M.A., Fellow of Magdalen College, Oxford, zs.

Cicero de Officiis. Translated by G. B. GARDINER, M.A.
Crown 8vo, 2s. 6d.

WORKS BY A, M. M, STEDMAN, M.A.

Initia Latina: Easy Lcssons on Elementary Accidence.
Fourth Edition. Fcap. 8vo, Is.

First Latin Lessons, Fifth Edition. Crown 8vo, 2s.

First Latin Reader.” With Nates adapted to the Sharter
Latin Primer, and Vocabulary, Fourth Edition, Crown 8vo,
Is. 6d,

Easy BSelections from Cessar. Part 1. The Helvetian
War. Second Edition. 18mo, is.

Easy Selsctions from Livy. Part I The Kings of Rome,
18mo, is. Od.

Easy Latin Passages for Unseen Translation, Sixth
Edition. ¥eap. 8vu, Is. 6d,

Exempla Latina: First Exerciscs in Latin Accidence. With
Vocabulary. Crown 8vo, 1s.

Basy Latin Exercises on the Syntax of the Shorter
and Revised Leatin Primer, With Vocabulary.  Kighth
Edition. Crown 8vo, 1s, fdl, lssued with 1he consent of Dr,
Kexseny, Key, 35 nen,
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The Latin Compound Sentence: Rules and Exercises.
Second Edition. Crown 8ve, Is. &, ; with Vocabulary, 2s.

Notanda Quaedam: Miscellanecus Latin Exzercises
on Common Rules and Idioms. Third Edition. Feap.
8vo, 1s. 6d. ; with Vocabulary, 2s,

Latin Vocabularies for Repsetition: Arranged according
to Subjects. Eighth Edition. Feap. 8vo, 15, 6d,

A Vocabulary of Latin Idioms and Phrases, Second
Edition, 18mo, 1s.

Steps to Greek. 18mo, 1s.
A Shorter Greek Primer. Crown 8vo, 1s. 6d.

Easy (reck Passages for Unseen Translation., Third
Edition. Feap. 8vo, 1s. 6d.

Hasy Greek Exercises on Elementary Syntax.
ifn preparation.

Greek Vocabularies for Repetition: Arranged according
to Subjects.  Second Ldition, TI'cap. 8vo, Is. fid.

Greek Testament Selections. For the Use of Schools.
Third Edition, With Introduction, Notes, and Vocabulary, Feap,
8vo, 25, 6d.

Steps to French. Fifth Edition. 18ino, 8d.
First French Liessons. Fourth Edition. Crown 8vo, Is.

Easy French Passages for Unseen Translation. Third
Edition, Teap. 8vo, 1s. 6d.

Basy French BExerciges on Elementary Syntax. With
Vocabulary. Second Edition, Crown 8vo, 25, 6J, Key, 33 net.

French Vocabularies for Repetition: Arranged according
to Subjects. Eighth Edition.  Feap, 8vo, 1k,
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School Examination Series.
EriTeED BY A. M. M. STEDMAN, M.A.

Crown 8vo, 25 6d. each.

"This Series is intended for the use of teachers and studeats, 1o supply material
tor the former and practice for the latter, The papers are carefully graduated,
cover the whole of the subject usually taught, and are intended to form part of
the ordinary class work, They may he used wivd vore, or as a written exam-
ination. This Series is now in use in a large number of pnblic and private
schools, including Eton, Harrow, Winchester, Replon, Chellenham, Sherborne,
Haileybury, Manchester Grammar School, Aldershot Army College, cte.

French Examination Papers in Miscellanecus Gram-
mar and Idioms. By A. M, M, STepMax, M.A. Tenth
Edition.

A Key, issued to Tutors and Private Students only, to be had on
application to the Publishers. Fourth Edition. Crown 8vo, 6s.
net.

Latin Examination Papers in Miscellaneous Gram-
mar and Idioms, By A. M. M. STepMax, M.A., Tenth
Edition. Key (issued as above}, 6s. net.

Greek Examination Papers in Miscellaneous Grammar
and Idioms, By A. M. M. STEDMAN, M.A. Sixth Edition.
Key {issued as above), 6s, net,

German Examination Papers in Miscellaneous Gram-
mar and Idioms. By R. J. MoricH, Assistant Master at
Clifton, Sixih Edition, Key (issued as above), 6s. net.

History and Geography Ezamination Papers. Ly C.
H. SexncE, M. A., Clifton College. Second Edition.

Science Examination Papers. By R. E. STeEL, MA,
F.C.S., Headmaster Plymouth Science Schools.  In Two Volumes.

Part I. Chemistry,
ParT II. Physics (Sourd, Light, Heat, Magnetism, Electricity).

N f [ ot . -
G-eriea'la.l Knowledge Examination Papers. By A. M. M.
STEDMAN, M. A.  Third Edition. Key (as above), 75 net.
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Ezamination Papers in Book-keeping. With Prelim-
inary Exercises. Compiled and Arranged by J. T. MEDHURST,
F.S.Accts. and Auditors, and Lecturer at City of London College.
Sixth Editian. 3s.

English Literature BExamination Papers. Chiefly
Collected from College Papers set at Cambridge. With an Introdue-
tion on the Study of English, By the Rev, W, W, SkEram, Lit1,D,,
LL.T},, Professor of Anglo-Saxon at Cambridge University, Third
Edition, Revised,

Arithmetic Examination Papers. By C. PENDLERURY,
M.A., Semior MNathematical Master, St. Paul’s School.  Fourth
Edition, Key, 5s.

Trigonometry Hxamination Papers, By E. H. Warp,
M. A,, late Assistant Master at St. Paul's Scheol, Third Edition.
Key, 55.

BExamination Papers in English History. By J.TaIT
WaRDLAW, B.A., King’s College, Cambridge. Crown Svo, 2s. 6d.

Methuen’'s Commercial Series.
EviTep sy H. pE B, GIBBINS, Lirt.D., MA.

Crown §vo, 1s. 6d. and 2s.

This Series is intended to nssist sterdents and young men pweparing for a
commercial caresr, by supplying uscful handbooks of a clear and practieal
character, dealing with those subjects which are absolutely essential in a
business life. At the same time, the requirements of a broad education, as
npposed ta mere cram, are kept in view; while each volume Is the work of
a practical teacher of his subject.

1. British Commerce and Colonies from Elizabeth to
Victoria. By H. pe B. Gmsuins, Litt.D., M A., Author of
*¢The Industrial History of England,” ¢te.  Third Edition,  2s,

2. A Manual of French Commercial Correspondencs.
By §. L. BaLry, Modern Laoguage Master at the Manchester
Grammar Schoal.  Second Edition,  2s.

3. A Manual of German Commercial Correspondence.
By &, L. BavLLy, 2s 6d.
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4. A French Commercial Reader. By 5. E. BaLry.
Second Edidon. 2s.

5. Commercial Geography. With special reference to Trade
Routes, New Markets, and Manufacturing Districts. By L. D. LyDE,
M.A., of the Academy, Glasgow. Second Edition. 2s.

6. Commercial Examination Papers. By H.DEB. GIBRINS,
Litt.D., M.A., Author of *The Industrial History of England.”
Papers on Commercial Geography and History, French and German
Correspondence, Book-keeping, and Office Work., 15, 6d.

7. The Economica of Commerce. By H. bE B. GIBRINS,
Lit. D, M.A. 1s. 6d.

8. A Primer of Business, By S. JacksoN, M.A. Third
Edition. 1s. &d.

9. Commercial Arithmetic. By F. G. TavLor, M.A. Third
Edition. 1s. 6d.

io. Précis Writing and Office Correspondence. By E.
WHITFIELD, ML A, 2s.

11. A Guide to Professions and Business. By HENRY
Jongs, 1s. 6d.

12, The Principles of Book-keeping by Double BEntry.
J.E. B, MfALLEN, MLA. 25

13 Commercial Law. Dy W. DoUuGLAS EDWARDS. 2s.
Otheer Polumes to follme

Science and Mathematics.

The Scientific Study of Scenery. By J. E. Marr, MA,
F.R.S, Fellow of St, John's College, Cambridge. With numerous
Nlustrations and Diagrams. Crown 8vo, 6s.

An elementary treatise on geomotphelogy—the study of the earth's outward forms.
1t is for the use of students of physical geography and geology, and will also be highly
interesting to the general reader,

W Mr, Marr has produced a volume, maderate in size and readable in style, which
will be acceptable alike ta the student of geology and geography and (o the tourist."—
Athenaum. : n B :

A fascinating book, a reul fairy tale, which is the story of the making of the scenery
of to-day."—Fall Mall Gazetia
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The World of Science. Including Chemistry, Heat, Light,
Sound, Magnetism, Electricity, Botany, Zoclogy, Physiclogy, As-
tronomy, and Geology. By R. Eriror Steer, M.A., F.C.S,
147 Illustrations, Second Edition. Crown 8vo, 25, 6d.

"If Mr, Steel is to be placed second to any for this guality of lacidity, it is only to
Huxley himseif ; and to be named in the same breath with this master of the crafe of
teaching is to be accredited with the clearness of style and simplicity of arrangement that
belong to thorough mastery of a subject.”—Parents’ Review.

Elementary Light. By R. E. STEEL. With numerous Illus-

trations. Crown 8vo, 4s. 6d.

Volumetric Analysis. By J. B. RUSSELL. B.Sc, Science
Master at Burnley Grammar Scheol.  Crown 8vo, 1s. 6d.
“* A collection of useful, well-arranged notes.”—School Guardiar.

A Sonth African Arithmetic. By Hexry Hiii, B.A,
Assistant Master at Worcester School, Cape Colony. Crown 8vo,
3s. 6d.

This bock has been specially written for use in Sooth African schoels,

Test Cards in Buclid and Algebra. By D.S. CALDERWOOD,
Ieadmaster of the Normal School, Edinburgh. In three packets of
40, with Answers, 1s. each ; or in three books, price 2d., 2d., and 3d.

Dairy PBacteriology. A Short Manual for the Use of
Students. By Dr. En. voN FREUDEKREICH., Translated by J. R.
AINSWORTH Davis, MLA.  Second Edition, Crown 8vo, 2s. 6d.

Outlines of Biclogy. By P. CHALMERS MITCHELL, M.A.
Illustrated. Crown 8vo, 6s,

A text-bock designed to cover the mew Schedule issued by the Royal College of
Thysicians and Surgeons,

Technology.

Ornamental Design for Woven Fabrics, By C.STEPHEN-
soxN, of the Technical College, Bradford ; and F. SunbarDs, of the
Yorkshire College, Leeds. With 63 full-page 1lates.  Second
Edition, Demy 8vo, ys. 6d.

** The book is very ably done, displaying an intimate knowledge of principles, good
taste, and the fucully of clear exposition.”—Forkifire Post.

The Construction of Large Induction Coila, By A. T.
Harg, M A, VWith numerous Diagrams. Demy 8Svo, 6s.

Lace-Making in the Midlands, Past and Present. By
C. C. CHaxxmr and M. F. RoprrTts. With 16 full-page Illustra-
tions, Crown Sva, 25, 0d.
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Text-Books of Technology.

Evrrkp BY W. GARNETT, D.C.L., SECRETARY OF THE TECHNICAL
Epucartox BoaRD oF THE LonNpoN CoUNTY COUNCIL; AKND
ProrFessor J. WERTHEIMER, B.Sc., F.L.C,, PrINcIraL oF
THE MERCHANT VENTURERS TECHNICAL COLLEGE, BRISTOL.

Messrs. METIIUEN are issuing a series of elementary books under the
above title. They are specially adapled to the needs of Technical
Schools and Colleges, and fulfit the requirements of students preparing
for the examinations of the City and Guilds of London Institute.

The prices vary according to the size of the volumes, which are
suitably illustrated.

How to make a Dress. By J. A. E. Woop. [llustrated.
Crown 8va, 15. 6d.

* Thoughk primarily intended for students, Miss Wood’s dainty little manual may be
consulted with advantage by any girls who want to make their own frocks. %‘he
directions are simple and clear, and the dizagrams very helpful.”— Literaturs.
Carpentry and Joinery. By F. C. WEBBER., With 176

Ilustrations.  Crown 8vo, 3s. 6d.
The drawings are intended to serve not only as illustrations, bul also as examples
for reproduction by the student.
* An admirable clementary text-book on the subject.”—Budlder.
Practical Mechanics. By SinNEy H. WELLS. With 75
Illustrations angd Diagrams, Crown 8ve, 3s. ad,

Contzins all that is necessary for the London Matriculation Examination and the
Elementary course in Applied Mechanics of the Science and Art Department.

Practical Physics. By H. STrRoun, I).Sc, M.A, Professor of
Physics in the Durbam Celiege of Science, Newcastie-on-Tyne,
Fully !Nustrated. Crown 8vo, 3s. 6d.

An introduetion to the standard works on Practical Physics,

Practical Chemistry. By W. Frevch, M.A, Part [, With
numercus Diagrams. Crown 8vo, 15, 64,

Based on the scheme jssued by the Education Department for livening Continuation
Schools and that of the Headmasters' Association. Suitable for Oxford and Cambridge
Junior Locals.

Millinery : Theoretical and Practical. By CLARE HILL.
With numercus Diagrams.  Crown 8vo, 2s.

Methuen’s Science Primers.
EpitEn BY PRrOFESsor WERTBEIMER, B.Sc, F.I.C.

Messrs. METHUEN announce the issue of a seres of elementary
books dealing with the scicnce suhjects mentioned in the Directory of the
Department of Science and Art,  They will be suitable for use in Grammar
Schools, Schools of Science, and Technical Instituticns, and for candidates
preparing for the examinations of the Departinent.

Geoneral Elementary Science. By J. T. Dunn, D.Sc., and
V. A, MUNDELLA, M. A, With 114 Illustraticns. Crown 8vo, 3s. 6d.
Specially intended for Loudon Matriculation General Elementary Science Examination.
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German.

A Companion German Grammar. By H.pr B. GIBBINS,
Litt,D., M.A., Headmaster at Kidderminster Grammar School
Crown 8vo, 1s. 6d.

German Passages for Unseen Translation. By E.
M*‘QuEEN GRAY. Crown 8vo, 2s. 6d.

Historical.,

A Constitutional and Political History of Rome. By
T. M. Tavror, M.A., Fellow of Goaville and Cains College,
Cambridge, Senior Chancellor’s Medallist for Classics, Porson
University Scholar, ete. ete.  Crown 8vo, 7s. 6d.

An account af the origin and growth of the Roman institutions, and a discussion of
the various political movements in Rome from the earliest times to the death of
Augustus,

“ We fully recognise the value of this carefully written work, and admire especially
the fairness and sobriety of the author's judgment, and the human interest with which he
has inspired a subject which in some hands becomes a mere series of cold abstractions.
It is 2 work that will be stimulating 1o the student of Ruman history,"—.4 $kenazunr,

A SBhort History of Rome. Dy J. WrLLs, M.A,, Fellow and
Tutor of Wadham College, Oxford. With 3 Maps, Second Edition.
Crown 8vo, 3s. 6d.

“* An original work, written on an original plan and with uncommon freshness and
vipgour,"—Speaker.

“The schoolmasters who have felt 1the want of a fifth-form handbook of Roman
history may congratulate themselves on persuading Mr. Wells to respond to it, His
baok is excellently planned and executed. Broken up into short paragraphs, with
headings 1o arrest the attention, his manual does equal justice to the personal and the
coastitutional aspects of the story. Special credit is due to an author who, in the
compilation of an elemeniary work of this kind, (aces the difficulties of his subject with
conscientious skill, neither ignoring them nor eluding them with a Joose phrase, but
striving to explain them in the simplest and briefest statements,”—fowszal of Educatino.

Annals of Hton College. By W. STERRY, M.A. With
numerous Illustrations. Demy 8vo, ¥s. 6d.

‘A treasury of quaint and interesting reading, Mr. Sterry bas by his skill and
vivacily given these records new life,”"—dcademy.

Annals of Shrewsbury School. By G. W. FISHER, M.A.,
late Assistant Master, With numerous Illustrations, Demy 8vo,
10s. 6d.

“'This careful, erudite bosk."— Dadly Chronicle.
““ A book of which Qld Salopians are sure 1o be proud.”~(Glofe.

Annals of Westminster School. By J. SARGEAUNT, M.A,,
Assistant Master, With numerous Illustrations. Demy 8vo, 7s. 6d.
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General.

Educational Reform. By FaBian Warg, M.A. Crown 8vo,
2s, 6d.

An attempt by an expert to forecast the action and influence of tke New Secondary
Education Act, with suggestions for usefn} develapments.

Ballads of the Brawve, Poems of Chivalry, Enterprise, Courage,
and Constancy. Edited by Rev. F. LANGERIDGE. Second Edition.
Crown 8vo, 3s. 6d. ; School Edition, 2s. 6d.

"' A vexy bappy conception happily carried out, These 'Ballads of the Brave’ are
intended to sult the real tastes of boys, aod will snit the taste of the great majority.”—
Spectator.

** The beok is full of splendid things.'— ¥ erid,

The Rights and Dutiss of the English (litizen, By H.
E, MaLpeN, M.A, 15, 6d.

* There are few people better qualified to write on Citizenship than Mr. Malden, who
of course gives the historical development of all our rights and privileges. It is an
eminently readable little book—not the less so hecause its author fearlessly states his
personal canvictions on most matters."—Educalional R rvisw.

English Records. A Companion to the History of England.
By H. E. MaLpen, M.A, Crown 8vo, 3s. 6d.
A baook which aims at concentrating information npon dates, genealogy, officials, con-
stitational documents, etc., which is nsually found scattered in different valumes.

A Digesat of Deductive ILogic. By JoHNSON BARKER,
B.A. Crown 8vo, 2s, 64,
A note boolk jotended to be wsed side by side with the ordinary Maoual, It offers
an outline of the suhject and a fuller discussion of the points likely to be overlooked or
omitted.

A Class-Book of Dictation Passages. By W. WILLIAMSON,
M.A., Second Edition. Crown 8va, 1s. 6d.

The Metric System. By Lron DrLpBos. Crown 8vo, 2s.
A theoretical and practical guide, for use in elementary schoels and by the general
teader. Containing a number of graduated problems with answers.

A Primer of the Bible, By W. II. BENNETT, M.A.
Second Edition.  Crown Svo, 2s. 6d.
This Primer sketches the history of the baoks which make up the Bible, in the light
of recent criticism. It gives an account of their charactar, origin, and composition, as
far as possible in chronological order.

A Primer of Wordsworth. By Laurie MacNus. Crown
8vo, 25 6d.

This volumne contains 2 concise biography of the poet, a critical appreciation of bis
work in detail, and a bibliography.
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A Primer of Burns. By W. A. Craigie. Crown 8vo, 2s.6d.

This book is planned on a method similar to the ‘' Primer of Tennyson.” It has also
a glossary.

“* A valuable addition to the literature of che poet."—7Vmes.

** An excellent short account.”—Pall Mall Gazetie.

“ An admirable introdaction."—Glsbe,

A Primer of Tennyson. By W. M. DixoN, M.A., Professor
of English Literature at Mason College. Crown 8vo, 2s. 6d.

“ Much sound and well-expressed criticism and acute literary judgments. The biblio-
graphy is a boon."—Speaker.

A Bhort Story of English Literature, By Eama S§.
MeLLows., Crown 8vo, 3s. 6d.

The history of Faglisb literature told in a simple style for young students. It is
particularly rich in biegraphical detail, and contains a considerable number of illussrative
axtracts.

University Extension Series.

A series of books on histerical, literary, and scientific subjects, suitable
for extension students and home-reading circles, Each volume is complete
in itself, and the subjects are treated by competent writers in a bread and
philosophic spirit.

Eoitep BY ]J. E. SYMES, M.A,

PRINCIFAL OF UNIVRRSITY COLLEGE, NOTTINGHAM.
Crown 8vo. Price {with some exceptions} 25, 6d.

The Industrial History of England. By H.DE B. GiBpins,
Litt.D.,, M.A,, late Scholar of Wadham College, Oxon., Cobden
Prizeman, Sixth Edition, Revised, With Maps and Plans. 3s.

" A compact and clear story of our industrial development. A study of this concise hut
luminous book cannot fail to give the reader a clear insight into the principal phenomena
of our indusirizl histary. The editor and publisbers are to he congratulated on this first
volume of their venture, and we shall look with expectant interest for the swceeeding
volumes of the series. " U niversity Extesnsion Journal

A History of English Political BEconomy. By L. L.
Prick, M.A., Fellow of Oriel College, Oxon. Third Edition.

Problems of Poverty: An Inquiry into the Industrial
Conditions of the Poor. Fourth Edition. By J. A. Ilosson,
MLA.

Victorian Poets. By A. SHARP. 1y MICFroOsSOft (B
The French Revolution. By [. E. Symes, M.A,
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Paychology. By F.S. GRANGER, M.A., Lecturer in Philosophy
at University College, Nottingham, Second Editien.

The Evolution of Plant Life: Lower Forms. By G.
Masskg, Kew Gardens, 'With Illustrations.

Air and Water., By Prof. V. B. LEwes, M.A. !llustrated.

The Chemistry of Life and Health. By C. W. KiMmins,
ALA.,  Tllustrated.

The Mechanics of Daily Lifse. By V. P. Srris, M.A.
Illustrzied.

English Social Reformers. By H. pe B. Gipnins, Litt.D.,
MLA.

English Trade and Finance in the S8eventeenth Century.
By W. A. 5. Hewins, B.A.

The Chemistry of Fire. The Elementary Principles of
Chemistry. By M, M, Parrisoxy Murg, M A, [llustrated,

A Text-Book of Agricultural Botany. By M. C. POTTER.
MA, F.L.S, Ilustrated.  3s, 6d.

The Vault of Heaven., A Popular Introduction to Astronomy.
By R. A. GreEGORY, VYith numerous Ilustrations,

Moetecrology. The Elements of Weather and Climate. By
H. N, Dicksox, F.R.8.E.,, F.X.MeT.50¢c. IHustrated.

A Mannal of Electrical Secience. By G. ]. BURCH, M.A.
Illustrated, 3s.

The Earth: An Introduction to Physiography. By Evax
SMALL, M.A.  Illustrated.

Insect Life. By F. W. TaeosaLp, M.A. [llustrated.

English Poetry from Blake to Browning. By W. ML
nxox, MLAL

English Liocal Government. By E. JuNks, 3L A, Irofessor
of Law at University College, Liverpooi.

The Greek View of Life. By G. L. Dickixsoxn, Fellow
of King's College, CamUridge. Second Editien.
Lintey Cal
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