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Declaration of Human Rights Based
The International Union for Land Value Taxation and
Free Trade declares that:
The economic, the political and, consequently, the intellectual and moral conditions of any people are
ultimately determined by the system of land tenure
under which they live ;
Since everyone has an equal right to live it follows necessarily that every one has an equal right to the use of
land by which alone life can be sustained ;
The private appropriation of the rent or value of land
constitutes a violation of those equal rights, and its
consequences arc that privilege exacts a monopoly
priae for access to land, the community is deprived of
its natural revenue, taxation is heaped upon trade and
industry, production is harassed and arrested, and
industrial depressions inevitably occur;
The more completely the land is thus monopolised, the
greater is the insecurity of employment and the nearer
are wages driven down to mere subsistence level. This
is true of all countries, no matter how they may differ
in their forms of government, in the nature or
development of their industries, in ther tariff policies,
monetary systems, internal or external public debts
or in any other way.
We therefore
advocate:
That the equal right to land be secured by requiring of
all landholders the payment of an annual tax on the
value of the land held whether it is used or not and
excluding the value of the improvements thereon ; and
that such taxation, national and municipal, be based
on a valuation showing the true value of land, this
valuation being made public and being kept up to
date by periodic revision ;
That imposts on earnings and consumption, taxes on improvements, customs tariffs, exchange controls and

The Henry George School
Offers
FREE COURSES IN
Economics and Related Subjects
Classes in Great Britain, U.S.A., Canada, Australia, New
Zealand, Denmark, Spain, Formosa, Philippines
Correspondence Courses to all Countries

on Equal Freedom

other burdens and barriers that restrict production and
obstruct the free movement of men and goods be
concurrently abolished ;
And we maintain

that:

The public collection of the annual value of land aid
abolition of taxes that are repressive of industry a id
commerce would enable the producer to enjoy the
full fruits of his labour, make the withholding of
land from use unprofitable, put an end to the moi o
poly of land, and by freeing the channels of trade
remove the main causes of international strife;
^he illimitable field of enterprise offered to man beiig
•has thrown open, involuntary poverty would be
banished; "over-production" would be inconceivalle
until all human wants were satisfied; labour-saviig
inventions would be rendered a blessing to all • aid
there would be such production and distribution of
wealth as would enable all to achieve comfort a id
leisure and to participate in the advantages of a pi ogressmg civilisation.

We

condemn,
as infringing personal liberties and
menacing the general welfare, all plans that involve
regimentation of the individual by the State• invoke
the arbiturary powers of Government to control or
prohibit import and export trade; profess the need
for maintaining tariffs in one country because ol
their existence in others; imply the retention and
mere management of monopolies instead of their
abolition; use the proceeds of taxes and loans or
the manipulation of money to put goods on the
market at fictitious prices; or contemplate the u ibalancing of budgets and the expansion of public
debts on the pretext that spreading
purchasing
power by these methods will have beneficial social
effects.
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FREEDOM

The Challenge of World Problems
By FRANK A. W. LUCAS
President (1955-1959) of the International Union for Land-Value Taxation
and Free Trade and one time Judge of the Supreme Court of South Africa
Shortly before his death in a Johannesburg hospital in A pril Mr. Lucas completed and
sent to our offices the text as follows of the Address he had hoped to deliver this
month in Hanover at the Union's tenth international
Conference.
f y H A T the peoples of the world are today living in a
state of tension and fear of a new world war is clear to
everyone. It should be equally clear, therefore, that it is
the duty of each one of us to say and do whatever lies
in our power to end that state of affairs and to lead the
world out of it and into a state of confidence, trust, and
real peace. We are not justified in taking up the attitude :
" What can one man do? " It should be rather : " Say not
the struggle naught availeth". No good work any of us,
however humble our station, may do can be lost or wasted.
And the need for our work is urgent.
Within the limits of a paper such as this, in which one
must touch on the major problems facing the world today,
it is not possible to do more than mention briefly and
with little comment a number of the relevant facts and
the principles to be applied to them. There is much literature about those principles, explaining them and their
practical application and describing how they have in fact
been applied in whole or in part in several countries.
We have been told many times that because of those
problems this is a good time to be alive. It is good to
believe so but nonetheless, for those who can see no
solution to them, the present era is one of anxiety and
fear. We know there is a solution. Yet it is likely that much
ruin and tribulation will come to the earth before its
peoples will have the vision to apply it. " Where there is
no vision the people perish."
The world's problems today assume many forms, but
they can all be reduced to difficulties arising from injustice,
from disregard of the dignity and of the inherent natural
rights of the individual. The law of human progress is the
moral law. Anyone professing a belief in God should
support and accept that principle.

We find throughout the world totalitarianism, overt and
covert, and it is growing in extent. We see it at its worst
today in the communist countries but it exists also in
varying degrees of intensity in the so-called free lands.
In no country do we find real freedom for the individual.
The greatest inroad on that freedom is made by our
present land system. It places the landless at the mercy of
the landlords who, because of that system, have the power
to determine the conditions on which the former may
obtain permission to live and work. There are many other
encroachments on our freedom, such as customs tariffs,
currency manipulation, restraints on travel, monopolies,
and cartels, to mention only a few.
It is not licence that we want, but freedom, the freedom
which will permit each to do what he wants to do which
is not morally wrong and which does not interfere with
an equal right in every one else. Anything that encroaches
on that freedom is manifestly unjust. Yet we endure it
every day; usually without any protest. But the resentment
is growing.
We see injustice showing itself in the assumed superiority
of the white races as against the no-whites. So deeply ingrained in the whites is that sense of superiority and so
deeply is it resented by the other races that there appears
here to be a completely irreconcilable conflict. The emergent Asian and African peoples are showing with rapidly
increasing fervour and firmness their hatred and resentment
of that assumption of superiority. They will not accept it
and in this fact lies grave danger of war. The non-white
peoples are daily growing stronger and more vocal and
more alive to their rights as human beings. It is a vain
dream of the whites that they can forever lord it over the
other races. It is unfortunately a dream from which it

seems they cannot be awakened.
Scientists who have investigated the subject are satisfied
that there is no inherent mental or intellectual superiority
in one race over another. The coloured races know this
and they are determined to claim and get their share of
the good things of life.
THE WEST DIVIDED
A more immediate danger of world conflict lies in the
struggle between East and West, between what are known
as the communist countries and those which claim to be
free and democratic. The peoples of the latter are themselves sharply divided. Leaving out of account those
who are apathetic, in themselves a large section, the
remainder may be separated into those who see in the
Russian system a danger to their monopolies of landowning, industry, and commerce, and those who wish for the
reign of freedom and justice and an end to totalitarianism,
poverty, and frustration.
The supposed interests of the monopolists and the aims
of the freedom lovers are poles apart, but as both classes
detest the Soviet system they are for the present united in
opposing it. But this unity can be maintained only at the
expense of justice and with an ever increasing loss of freedom. Every year more and more restrictive and oppressive
measures are introduced in the "democracies", in what is
claimed to be the interest and necessary defence of
democracy. In this way defence against totalitarianism
leads to the growth of totalitarianism also in the non-communisc countries.
Thus the freedom lovers are all the time losing ground.
We are on a slippery slope on which we cannot stay our
further descent and begin to mount the heights again
without a genuine return to just and moral principles. We
are losing our civilisation. Though we may be gaining the
whole world materially we are losing our soul. It is not
material riches and progress that represent civilisation
but our respect for moral principles, for the rights and
dignity of the individual.
Many civilisations have come and gone. I believe Henry
George was right when he wrote: " What has destroyed
every previous civilisation has been the tendency to the
unequal distribution of wealth and power." By that test
we can see the essential problem facing the world. The rise
of totalitarianism, the danger of war, widespread want
and woe, recessions and depressions, are but facets of that
general problem.
POVERTY A POTENT
DANGER
Before everything else people must have their material
needs of food, clothing, and shelter met. If they cannot
have those, or if they live in dread of not being able to
get them, they will listen eagerly to anyone who promises
to supply them. That is how and why our modern dictators
rose to power. The poverty and the feeling of frustration
of the masses in their countries made them care little or
nothing for liberty or the vote as long as they were starving and cold.
106

It is idle to claim that any Western country has
eliminated poverty or unemployment. Even in the rich
United States there is much want and lack and considerable unemployment. In 1955, an economic study group of
Congress reported that 10 per cent of the families in that
country had incomes of less than $1,000 (£350) a year,
which there means poverty, a n o t h e r 12 per cent
had less than $2,000, which certainly meant a poor living
standard. In Britain the welfare state has done something
to level up or down the standard of living, but that it has
not removed discontent is shown by the large number of
costly and wasteful strikes in that country in the last few
years.
Among the peoples of Asia and Africa the poverty
of the masses is appalling. With the rapid increase of the
population there the poverty and want are likely to grow
worse.
It is in this state of affairs that Soviet communism makes
its appeal. It asserts its aim to be to end poverty, exploitation, imperialism, and colonialism, and to establish a
society in which those evils will have disappeared. This
appeal has great force with peoples who are suffering lack
and hunger and are resentful at the flaunting of wealth
by the Western races.
So far the Soviets have not established their promise
to end poverty, even for their own people, but that they
have made progress cannot be gainsaid. Now we find Mr.
Kruschev saying that by 1975 they will have raised the
standard of living of the Russian people to that of the
people of the United States. If that claim is fulfilled, a
moral appeal to the peoples of the East to fight for liberty
and justice, while they remain poor, will fare hardly
against the example of the material success of the totalitarianism of the Soviets. It will be thought worthwhile to
give up liberty for bread. Under existing conditions there
is not much likelihood of many countries in the West
achieving as high a standard of living as that in the United
States.
FREEDOM, NOT
CHARITY
The United States has been very generous in giving
material aid to poor and backward countries. Vast sums
of money have been poured into them. This generosity
has often missed its mark and has seldom been appreciated.
What has been called "the law of ingratitude" seems to
operate in them. That "law" asserts that the more an
advanced community assists a less advanced community
to develop educationally and economically, the more it
is resented by the latter. Unfortunately in many of the
countries which have received such aid the effect of the
gifts has been to enrich landlords and to enable them to
raise rents and even intensify the harsh conditions in
which their tenants exist. As it is the poor who are in the
majority, American aid has not succeeded in stemming the
widespread discontent in those countries. At the same time
American aims can be, and are being, misrepresented as an
attempt to introduce imperialism and colonialism. No solution to our problems lies that way.
LAND & LIBERTY
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The position illustrates the fact that it is not charity
or even material aid that these countries want. They demand
independence. Charity is not enough. Unfortunately independence will not necessarily bring with it justice and
freedom for the individual. There are many independent
countries where there is little or no justice and where
poverty and gross inequality of riches and power exists.
The rise of nationalism with the demand for self-government in Asia and Africa has been rapid and is now irresistible. Already several countries in those continents have
gained their independence. Riots, unrest, or rebellion in
the Belgian Congo, Nyasaland, Cyprus, and Algeria, are
proof of the struggle for it. In all those countries, both
those which have succeeded and those which are still
struggling, there is intense poverty. It is in this fact, using
the word poverty in a wide sense to include a sense of
frustration, that the cause of the great struggles in the
world can be found.
We have discovered how to split the atom, how to make
bombs or poison gas which can destroy life on the earth,
5
we can send rockets beyond the moon and place new
planets into orbit round the sun. Are we still so impotent
that we cannot solve this problem of poverty and inequality
of riches and power? The Russians claim that they can
! solve it, but after more than forty years of absolute power
they have not succeeded in doing so. Even if they were
to succeed in ending poverty and want in the countries they
| control it would be at the fearful cost of the destruction
j of individual liberty.
JUSTICE AND LIBERTY
—OR
CATASTROPHE
Actually, of course, we do know the cause of poverty
| and inequality, but powerful interests, apathy, and longI held beliefs have prevented the adoption of the remedy.
The world has now reached a stage, however, when it can
no longer delay in adopting that remedy if catastrophe
I is to be avoided.
All the evils and dangers which I have enumerated are
a result of injustice and the denial of individual liberty.
In this lies a direct and immediate threat to western
civilisation, a fundamental principle of which is a due
respect for the dignity of the individual and the maintenance of justice and liberty. Justice and liberty are
inseparable. They cannot exist apart. Charity cannot
take the place of either. Several colonial powers have
been generous to their colonies but every one of these
has in the past resented or is now resenting the control
of those powers. They wish to be independent, even if
Poor, rather than subservient and dependent on outside
aid.
Justice and liberty, then, are the essential elements for
world peace. Can we have them ? Our answer is a decided
" Yes ".
Having now seen what is wrong it is necessary for us
to ask how we can redress it.
JULY, 1959

THE GREAT

WRONG

IN

SOCIETY

The great injustice through long ages among so-called
civilised peoples has been the system which treats land
as a chattel, to be bought and sold, as if both were made
by human labour. Land, excluding improvements made
on it, has been provided by the Creator and cannot be
made or increased by man. All life depends upon access
to it or to the water on it. Chattels or goods, the subjects
of commerce, are made from materials obtained from it.
Given access to land man can multiply indefinitely the
number of goods he requires. Land he cannot increase.
Land and the chattels of commerce, therefore, are
essentially different in nature and origin. Ownership of
land thus confers a monopoly power; ownership of chattels
does not.
Man naturally claims the right to own what he has
made or produced. That is in fact the true basis of
ownership. That is why ownership of land is not natural.
It has not been recognised by primitive peoples. " The
earth is the Lord's" and " The land shall not be sold
forever ", is the teaching of the Bible. The ownership of
land as we know it cannot be reconciled with the Fatherhood of God and the brotherhood of man.
All human beings must live on and from the land. The
ownership of land enables the owners to hold it out of
use and thus prevent the production of the goods needed
to sustain life. It also confers the power to demand a price
or rent for permission to work or produce those goods.
It, therefore, places the non-owner at the mercy of the
owner.
As no owner ever made his land, his ownership of it
must derive from a seizure of it. It cannot be claimed
as a gift from God. If it were so, the implication would
be that God had favourites on whom He had bestowed the land and the power that confers on them to
exploit their fellow human beings. No one then who genuinely believes in the Fatherhood of God, as the adherents of most religions profess to do, can honestly defend
our present system of the ownership of land.
SECURITY

FOR

PRODUCERS

That system creates the fundamental injustice from
which proceed the injustices and dangers under which the
peoples of the world now suffer. It destroys the liberty of
the individual. He is not free to work for his living
without permission from a landowner to do so. For that
permission the charge is a ransom price or a rack rent.
For industry and initiative to flourish, the power to
make that charge must be broken. There must always be
complete security of tenure for the man using the land.
Only then will he care for the land and improve it. As has
been said, a man given secure possession of a rock will
turn it into a garden while without such security he would
make a desert of the Garden of Eden. Thus the worker
or producer must be assured that any improvements he
makes or goods he produces will remain his property to
be used or disposed of as he pleases.
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THE CHALLENGE OF WORLD PROBLEMS—Continued
The remedy we propose would achieve all that. It is
that the community take for itself tor public purposes the
rent of land, the ground rent, as distinct from the improve
ments
on it. The equivalent term in use iiT Denmark is
•'ground duty". That rent represents the desirability
attaching to the land as a result of the presence and "actlvities of the population living on it. In equity, therefore,
it should belong to the community producing it. There can
be no valid denial of that proposition. If everyone had to
pay that rent to the community he could not afford long
to hold his land out of use nor would he be ableTuTfind
anyone to pay him more than that rent for the use of
the land. All land that was not actually being used would
then become available for occupation by those who now
find difficulty in getting land except at an exorbitant price
or rent. Industry and agriculture would be set free "and
poverty and frustration ended.
~
~~
All this could be done with a title as secure as freehold.
In countries where municipal revenue is raised from a
rate or tax on the site value of land there is clearly no
interference with the security of the freehold title although
such tax takes for the local authority a fraction, sometimes a fourth or more, of the full ground rent of the land.
Nor would there be any more interference with the
security of tenure if the community were to take the whole
of that rent
It is not necessary to say much about the feasibility of
the proposal. Land can be, and every day is, easily valued
and the ground rent can equally easily be ascertained.
Every buyer and seller of land today has to do it. When
we speak of the taxation of land values we mean a charge
calculated according to the market value of the land.
Another mode of achieving the same result would be to
require payment to the community of the ground rent.
This latter method of levying the charge is probably
preferable to the other but to the public at large the phrase
"taxation of land values" is the better known.
AN AMPLE FUND
That the yield from that source would be immense is
clear. In his book, "Ground Rent, Not Taxes", Mr. John
C. Lincoln estimates that in the United States the ground
rent would be ninety billion dollars or £32,000 million.
That sum, he says, should be "ample to support a reasonable government in all its activities." Some years ago I
made an estimate, though on a different basis, for South
Africa and arrived at a similar conclusion for that country.
The proceeds from the ground rent could be used to
replace revenue obtained from the present methods of
taxation, all of which are destructive and harmful to the
welfare of the community.
Those forms of taxation
should all be abolished. There would then result a great
reduction in the cost of living. That, in addition to the
sharp stimulus to industry and initiative which this policy
would provide, would mean an immense growth in
108

material prosperity. It is only necessary to look at the
effects of useful public works to see that they create
greater increases in land values than their cost. That can
be taken in fact as an invariable rule.
The Reverend Father McGlynn of New York, writing
at the end of the last century, said: " B y a bountiful
providence, that may be truly called Divine, since it is
founded upon the nature of man of which God is the
creator, a fund constantly increasing with the capacities
and needs of society, is produced by the very growth of
society itself, namely, the rental value and the duty of
appropriating the fund to public uses is apparent, in that
it takes nothing from the private property of individuals,
except what they will pay willingly as an equivalent for a
value produced by the community, and which they are
permitted to enjoy."
It must here be emphasised that what we aim at with
our policy is not merely an improved system of taxation
but the use of it as a means of bringing about a just
land system under which all will share in a joint heritage
and in the fundamental justice which that would insure
for all.
It remains then to consider how our policy would solve
the world's problems or at any rate make a solution
possible.
DANGER OF WAR
We cannot, of course, prevent madmen from plunging
the world into war as long as there are dictators controlling powerful countries. But we can cut some of the
ground from under their feet by setting an example which
would appeal to large numbers among their peoples. If
we were to end the primary injustice of land monopoly
we could soon say to the communists: "Do your worst!"
Our people would have no anxiety about the necessaries
of life. There would be unlimited scope for initiative and
the development by each individual of all his faculties
and ability together with real freedom.
Communism
would make no appeal to such people and any attempt by
communists to use force to compel them to exchange such
conditions for communism would be met by fierce and
united resistence. There would be no fifth column.
Such strong defence, however, would not be our only
gain. Our example would cause cracks in the structure
of the administration of the dictator countries. The
example of countries where prosperity was universal and
shared by all, while each and everyone enjoyed freedom
with its absence of irksome and oppressive restrictions,
would inevitably begin to arouse demands for similar
freedom for the peoples in what are now communist
totalitarian countries. The cause of freedom there would
be furthered and the danger of war lessened until it
disappeared altogether. In no other way than by freeing
people from the great injustice of our present land
system can we hope for real and lasting and positive peace.
This would not mean that no problem would remain
to be solved, but a solution for all of them would be
LAND & LIBERTY

possible as and when they arose, Today, in the presence of
that injustice, none of our problems is ever really solved.
Our efforts to solve them have in the past merely served
to change their form or place. In a mood of sympathy
and generosity a public body may decide to provide subi economic housing for slum dwellers. The results of this
may be, as happened in several towns, that those who
have been moved suffer, because of increased expenses
| for transport and rent, from malnutrition and resulting
ill health, while the new areas in time themselves tend to
become slums.
COMFORT

jf
i
I

1

AND

HARMONY

Our policy, with its incentive to industry and self help,
would introduce a process by which before long slums
would disappear without the need for expensive housing
schemes. Suitable land for housing would no longer be too
dear for people to provide their own homes and their
opportunity to earn a satisfactory income would enable
them to do so with scope for the expression and development of individual artistic sense.
People would no longer be compelled either to live
close together in congested areas or to go far afield, at
long distances from their fellows, because of high prices
or rents for land. The wasted cost of providing public
services to scattered communities would be much reduced. Farmers and other rural workers could be near and
enjoy the social amenities of urban areas which, as a result, would cease to lure country folk away from the
dullness which is commonly thought to be inherent in
farming, because farming areas are cut off from easy
access to those amenities.

Even the danger of conflict between the white and the
I non-white races as a result of the white man's assertion
of superiority over the non-whites and their resentment
of that attitude would be lessened and probably finally
removed through the ending of the injustice of the land
system. When that comes about, not only will the nonwhites be able to make immense advances in their own
material wellbeing but also the white man's increased
prosperity in his own areas will lessen the urge in him
to exploit his weaker fellow beings, white and non-white.
Though there would be scope for healthy rivalry there
would no longer be any reason for the whites to fear
that they may be overwhelmed by the greater numbers
of the non-whites or deprived of their jobs, a fear which
today stimulates and bolsters up their often aggressive
and offensive attitude to the non-whites.
PEACE THROUGH

FREE

TRADE

The best way to induce friendship between nations is
to let them trade freely and the surest way to cause friction between them is to place obstacles in the way of
their doing so. Yet it seems to be the aim of nearly all
governments to make a free exchange of goods as difficult
as possible.
Freedom of trade is usually considered from the aspect
solely of exchange of goods whereas it should also include
JULY, 1959
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An Appreciation

,

FRANK A. W. LUCAS, Q.C.
Miss V. G. Peterson, executive secretary of the Robert
Schalkenbach Foundation, New York, writes: My close
association with him while he was in the United States,
October through December, 1955, gave me much insight
into his personality. He was a man of great culture, the
product of one of the finest colleges in the world,
Oxford. As a judge he moved in high circles. Yet despite
these advantages, he never lost touch with the milkman,
the corner grocer, or the man who shined his shoes. It
was such as these, the little men of the world, in whom
he was most interested and he understood them well.
While Judge Lucas was with us he lectured in many
important colleges and universities on the subject of
apartheid and the land question which underlies it and
many other social evils in this world. Our files are rich
with letters telling us how well his talks were received
and applauding his courageous attacks on the unjust practices of his own government.
The death of Judge Lucas is a great loss to the Henry
George movement, and in his passing I feel deeply the
loss of a close and valued friend.
freedom to produce. By ending the injustice of our land
system we should ensure freedom to produce. The resulting creation of an unlimited scope for employment and
demand for goods would cut away the chief prop of
protection by tariffs, embargoes, or other restrictions on
trade, namely that they create jobs for the local inhabitants.
Such restrictions on trade can benefit only a relatively
small proportion of the total population of any country
and are a detriment to the remainder. It can be shown
clearly that in some if not all protected industries it
would be more economical for the country to repeal the
tariff and pension off every worker in the industry concerned at his full wages for life.
The removal of customs tariffs would represent a
weighty contribution to the cause of world peace. All
countries would be free to sell to a country which had
abolished trade restrictions any goods its people wished to
import and none would have any cause of complaint on
the ground of favouritism or preferential treatment being
shown to competitors.
The prosperity which the suggested change would bring
about in such a country would soon stimulate other
countries to take the same course. This process would be
encouraged by the fact that the country which did away
with such restrictions would be able to produce much
more cheaply than could countries which imposed tariffs
and so would enjoy a great advantage over the others in
the export market.
So far what I have said would seem to apply more
particularly to the more developed industrial countries.
As to those which are less advanced, such as those in
109
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and Africa, similarly great benefits would accrue
from our policy. In the first place, aid such as that now
being given by the United States would help to advance
the welfare of the recipient country as a whole and not
merely the landlords in it, as is now frequently happening.
Asia

FOR "BACKWARD"
AREAS
As to their own steps to development, these countries
would gain greatly from our policy. They are crying out
for capital to enable them to undertake large works such
as irrigation schemes, dams, power plants and engineering
works. Egypt is eager to build a larger Aswan dam.
Ghana wants its Volta dam and aluminium plant. French
Equatorial Africa wants similar schemes. India has great
needs and so, too, have other Asian countries. Both West
and East are unable or unwilling to finance those schemes.
Our policy would enable those countries to help themselves and, over a not very long period, to embark on the
works they need. In these countries few of their people
have security of tenure of the land on which they live
and work. This is one cause of their backwardness and
poverty. There is no incentive to improve the land because
they do not have security of tenure. Until that is afforded
it is idle to hope for any great advance there.
Possession of the freehold is not essential to improvement of land. The long leases which have been the
vogue in many highly progressive and prosperous communities is convincing proof of that. Actually, however,
it is easily possible to provide a title with all the security
of freehold under our policy, while retaining for the
community all the value conferred on the land by the
presence and activities of the community.
The application of that policy might have to vary in
details according to whether the country is highly industrialised or is still in the tribal state, but in essentials it
will be the same.
NIGERIAN
PROCLAMATION
A MODEL TO COPY
A method of applying it in an undeveloped country
was described by C. L. Temple, C.M.G., one time
Lieutenant-Governor of the Northern Provinces, Nigeria
in his book, "Native Races and Their Rulers", unfortunately now out of print. This book was published in
1918. It explains the scheme of land tenure introduced by
the " Land and Native Rights Proclamation " of Northern
Nigeria, 1910. It shows how the policy we advocate can
be grafted on to tribal custom, can confer complete security
of tenure and can avoid exploitation of workers and land
speculation.
That book shows how the tin mining industry fared
under the Proclamation. The large tin deposits of Northern
Nigeria "needed European brains and capital to make full
use of them in the interest of natives and Europeans alike.
Leases were granted of a nature to enable the holders to
develop the deposits, but limiting their use of the surface
strictly to that purpose . . . No difficulties were put in the

way of the companies in their efforts to recruit or attract
labour. As a result, the companies have obtained, not all
the labour they wanted or such cheap labour (for their
requirements always partake of the nature of a bottomless
pit, which can never be filled) but sufficient labour and at
a price which enabled the workings to be carried on .
The capital expenditure in the country and the paying
out of large sums to the natives in the form of wages
have greatly assisted the native community generally. The
Public Funds have benefited by the payment of rents and
royalties and railway freights. In short the development of
the tin industry has been of great advantage to Northern
Nigeria and has not damaged the interests of a single
native alive today or of a future generation. This excellent
result may be traced to the absence of 'the institution of
freehold m land' and the fact that the Government would
have nothing to do with supplying labour".
That statement dealt with the application of our policy
to a mining industry in what was a backward country and
showed how it could be conducted with profit to the organisers, the State, and the workers. The workers were able
to protect themselves against exploitation and being compelled to accept too low wages by the fact that they had
the alternative of access to land on which they could work
for themselves. This enabled them to demand and obtain
a reasonable wage.
COMMON RIGHTS AND
INDIVIDUAL
RIGHTS
Among primitive peoples the true nature of land as the
heritage of the whole community from generation to
generation and not the private property of any individual
was clearly recognised. As a result, the land was truly
national". It existed for the benefit of all the people all
the time. It was to secure the continuance of that principle
but with protected individual tenure, that the Government
of Northern Nigeria introduced the " Land and Native
Rights Proclamation" as being in line with native law and
custom. Such modifications as were made were to permit
of development on modern lines.
That Proclamation "clearly laid down that the Government constitutes itself trustee for the native inheritance in
land of the native community of Northern Nigeria
generally." The land was to be leased at "the full economic
rent obtainable, that is to say, the ground rent charged
by the Government must be the greatest possible obtainable in the market". Rents had to be revised at intervals
of not more than seven years. In this way the interests of
the community were "safeguarded against predatory action
on the part of the individual". Provisions were also inserted
in the law to protect the individual against arbitrary
action by the authorities and to prevent his being penalised
for improving his land as so many of our taxing laws do.
If at any time the rent were raised on revision beyond what
the occupier was prepared to pay he could claim to be
compensated for the value of any unexhausted improvements on the land.

110

LAND & LIBERTY

SELF-FINANCING

SERVICES

As I have pointed out earlier, the value of land rises
directly as a result of the presence of the community and
its activities. In fact, that increase in value arising from
a useful public service is usually more and often much
more than the cost of providing the service. Thus at the
time when the first Aswan dam was built, at a cost of
£10 million it was said that the value of the land served
by it rose by £200 million. Many other comparable
examples in other parts of the world could be cited. Thus
one public service may be used to help to finance another,
a process that might be carried on as long as desired. In
this way the underdeveloped countries could be advised
and encouraged to embark on the works they wish to
carry out.
The peoples of the newly independent countries of Asia
and Africa have open to them in this way a means of
attaining in not too long a time the capital works they
need. It is necessary to persuade them to adopt the
policy set out in the Northern Nigeria Proclamation and
take for their communities the ground rent of their land.
By such means they would soon get a fund with which
on an ever growing scale they could begin to build the
works they need. By taking this course they would be
under no feeling of obligation to foreigners.
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"Rate Reform Is Urgent !"

ROTESTS against the absurd and vicious rating system
are being raised in many parts of Britain. A West
Kent Mercury editorial declares: " Ratepayers are being
bled to death." In Essex, the Ilford Recorder suggests
editorially: " It is surely not beyond modern ingenuity to
devise something more equitable than we now have."
In the Sutton and Cheam Advertiser (Surrey) 'Kingstonian' writes: " Several attempts have been made to
remedy the many defects of the present system. But tinkering with the machine is not enough."
The opening sentence of a long article in the South Wales
Echo reads: " Ask the average man what he thinks of rates
and you are almost bound to get an unprintable answer."
Says the Leicester Evening Mail: " There is a growing
realisation that our present system of raising the necessary
funds for local government is out-dated, illogical and in
many respects unfair—and heartening signs from several
quarters of a movement to replace it with something better,
or at least to revise it. And high time too."
A note of urgency and alarm is sounded in the SouthWest : " Unless the public takes note in time of a plain
warning, it will have only itself to blame for a coming
| shock," says the Western Evening Herald, in a recent
editorial:
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What can be achieved by enthusiasm and determination,
with protection against private landlordism, has been
proved by Israel, which despite hostility from neighbouring
states and adverse climatic conditions and arid land, has
persevered with great success in absorbing large numbers
of immigrants. So, too have the Chinese shown what can
be accomplished in the way of public works just by
manual labour unaided by mechanical equipment, when
no landlords stand in the way.
Our policy affords the only practicable method by which
the underdeveloped countries of the world may break
away from their limitations and obtain the amenities and
advantages of a free and comfortable life.
Thus not only would the advanced peoples of the world
begin to free themselves from the present tension and fear
of war among themselves, but they would cease to appear
to the non-white races as oppressors and enemies. No
longer would communism, with its totalitarianism, appear
attractive to them as they could now have freedom with
prosperity and plenty. Instead of race hostility we should
move to friendship and co-operation.
With the growth of real freedom and justice would
disappear colour discrimination and the bitterness it has
generated.
Thus we could go forward with courage and confidence
to a real and positive world peace.

"The Plymouth and South Devon Valuation Panel
gave the warning in its annual report. It concerns the
next revaluation due to operate in 1963. When this
happens, the report says, ' an increase in the total rate
liability of house-holders by nearly 50 per cent appears
inescapable.' That does not refer to increase in assessments, but to the actual proportion of rates payable.
The assessments for houses are due to go up by about
2j times. This report proves, obviously, the enormous
complexity of the system of collecting local money by
the antique rating system . .."
At Pitlochry, Scotland, the annual conference of the
National Federation of Property Owners instructed its
national executive to investigate possible alternative sources
of local revenue. It turned down the Derby association's
demand for a Royal Commission to investigate the " archaic
rating system ".
Socialist members of Middlesex County Council supported Sir Archer Hoare, Conservative, when he moved
a motion (passed by 66 votes to 12) which condemned the
present incidence of local rates as unfair. This called for
an immediate increase in government grants in aid of rates
so as to reduce the burden on ratepayers, and recommended
the Government to " give careful examination to the present position ".
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Many similar protests could be noted. Those who make
them are divided among themselves: some want a local
income tax ; others look to full re-rating of industry to make
the domestic ratepayer's burden tolerable, and so on. This
affords the advocate of land-value rating an opportunity
such as he has not enjoyed since the war. He alone knows
how to solve this burning question in a way which will
not simply exchange one evil for another.
British readers should let pass no occasion to write to
the press, and to take other steps open to them, to bring this
vital question to the attention of a receptive public. They
have an impregnable case which has but to be known to
win support (except, of course, by land speculators and
owners of derelict property). An instance is provided by
the Finchley Press which on May 22 and again on June 5,
editorially commended land-value rating. These articles
will be noticed more fully on another occasion.
CO-OPERATORS ALERTED—1
1%/TOST journalists, it appears, have either closed eyes or
-•-"tied hands. But in Pioneer House, the editorial and
publishing office of the Co-operative Movement's national
Sunday newspaper, Reynold's News, there is someone who
sees very clearly the tremendous economic and social significance of the land question. What he sees appals him.
By his courageous outspokeness he renders a public service
of some value. This is marred, however, by his apparent
ignorance of the taxation of land values, a measure which
used to have (and still merits) the support of Co-operators.
As a result, he looks with favour on a capital gains tax.
Such a tax would be capricious and inequitable in operation, and capable of both avoidance and evasion. It would
collect land values for public purposes only when particular parcels of land changed hands at an increased figure,
and would trench on values which are properly private property as well as on those which belong of right to the
community. It would tend to act as a brake on the redevelopment and best use of valuable land, and to make
land dearer. A tax on land values would have the reverse
effect.
If ever the reasons for this are understood in Pioneer
House, Reynold's News may become the first choice of Sunday reading of many of our British readers. Meanwhile,
two recent editorials from that paper are here reprinted
in full with due acknowledgment and without further
comment.
PAVED WITH GOLD
rpHIS time last week very few people had even heard of
Mr. Isaac David Hillman. He shot into the news on
Friday when it was reported that in three days he and his
wife had suddenly become £610,000 richer.
What had he done? Had he invented some wonderful
new drug which will cure disease? Had he doscovered a
means of rapidly producing more food in the under-fed
countries? Had he, in fact, done any single thing which
will make human beings healthier, happier and more secure?
Not so far as we can find out. Mr. Hillman is a skilled
dealer in property and it appears that with his wife he
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has big investments in the company owning some very valuable London property. This company's shares were worth
10s 6d on Monday and by Thursday they were worth 25s
Mr. Hillman's holding had increased in value by £600,000.
It is the community which creates the values which make
fortunes for Mr. Hillman and his like. It is because millions of us are packed into overblown cities that land and
property, shops, flats and offices, have become the modern
equivalent of a goldmine ; that fact, plus the help of a Tory
Government which takes the control off rents and allows
businessmen to build whatever will give them the quickest
profit, irrespective of real national needs.
We don't blame Mr. Hillman for taking the opportunities
that are open to him. But, as our financial correspondent
emphasises, in the adjoining column, it is more than time
the community began to take back some of the wealth it
has created. A capital gains tax would be a good beginning.
— Reynolds News, May 31.
ARE WE GENEROUS—OR JUST MUGS?
F>ART of one family's holding of shares in a London
property company was offered for sale in the City last
week. It was equal to 25 per cent of the total capital, and
the cash value of the shares offered was £79,000. But a
London evening newspaper estimates that orders to buy
were equal to more than £7 million.
We, the British people, must be the most generous race
that has ever existed—or the biggest mugs. We, the people,
have created fantastic land values in our cities by our demand for houses, flats, shops and factories. But the values
we have created do not come back to us. They go to make
a few property dealers fabulously rich.
The big-hearted British—or the big mugs—which?
— Reynolds News, June 7.
CO-OPERATORS ALERTED—2
T IS safe to assume that Reynold's rhetorical question to Co-operators—big-hearted or big mugs?—
was emphatically answered on behalf of the Land Value
Taxation League by Mr. V. G. Saldji, honorary president,
when he addressed the Upton Co-operative Party on June
29 (after this issue went to press) on "The Land Question in Politics." Mr. Harry B. Southcott addressed the
West Leyton Party on the same subject in May. Cooperators elsewhere in the London area have been recently addressed by League speakers on "Over-population", "Booms, Slumps and Unemployment", "Free
Trade or Protection", and "Sound Money Versus Inflation".
This month Mr. Norman Gardner (at Friern Barnet)
and Mr. John Kemp (at Loughton) will address Co-op
Guild members on "Does Capital Exploit Labour?" Mr.
A. L. Roberts will cover the same ground on September
10, at the invitation of the Gants Hill Cross (Ilford)
Women's Co-op Guild. In October he will address a
sister Guild in Ilford. All told ten co-operative organisations have accepted the League's offer to supply speakers.
In addition to the members mentioned, Mr. Keith Baynes
has fulfilled two engagements.
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" O U R " TRAINS AND "THEIR" LAND
MAKE A KILLING—Fast trains
SPECULATORS
start a land boom. Thus the headlines to a report by

j
I
|
;

Keith Evans in Reynold's News, June 7. This traverses
ground covered by our back page feature last month. In
part it reads:
Speculators have reaped a fortune in a property boom
which has come to Kent's holiday coast. In Margate, Ramsgate and Broadstairs, building land bought for £12,000 a
few years ago is now selling for twice that amount. Cause
of the boom is the electrification of the Southern Region
line serving that area. After years of protest against the
poor steam services fast electric trains—due to start June
15—will make it easy for people to work in London and
live in this part of Kent.
A Margate estate agent, Mr. Cyril Hoser, said: "Land
values have increased by about a third in the past 12
months. Anyone who has land here will make a fairly substantial profit." A 7} acre site on the London side of the
town was recently bought by a building firm for £20,000.
Twelve months ago the land would have been worth only
£14,000.
UNMERITED CRITICISM

OU will get into a hopeless tangle," George
,
Schwartz assured his Sunday Times readers, "if
I you try to establish as a principle that some, if not all,
community-created values should be recaptured by the
community." Based on misunderstanding, his June 14
I article on Uncovenanted Benefits was a reply to the
opening paragraph of the Tutor's Notebook article in our
previous issue. This had told how a retail chemist's busI iness had been fortuitously rescued from near collapse by
the placing of a pedestrian crossing outside the shop.
[ Thereafter the business had prospered.
This instance was cited solely to illustrate how external
[ factors influence land values. Neither overtly nor covertly
| was it suggested that ad hoc action of any kind should
be taken against the chemist. Any such action would be
invidious and utterly contrary to the Georgeist philosoI phy. Our proposal is simply that an annual levy should
be imposed at a uniform percentage or poundage on the
periodically assessed free market rental value of each and
[ every parcel of land, with simultaneous remission of present wrongful taxation on the results and rewards of
labour. By a series of stages, and as soon as possible,
the position would be reached where public revenue was
derived solely from the rental value of land.
Engagingly witty as ever, Mr. Schwartz presented a
! divertissement featuring Hitler, Sir Winston Churchill and
himself. This was to show how one can argue that all
economic values are communally determined. "If Hitler
had thrown in his hand in 1938 Sir Winston would not
have emerged as a supreme war leader. And wouldn't
some people now saw that he never had it in him. Erratic,
my dear fellow, too wayward."
What should we do about our chemist? What should
i he do ibout it?

Y
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"He would be very foolish to go about proclaiming
'Alone I did it. The business was in a mess, and I
pulled it out.' That goes for a good many successful
business men today who have been floated up by inflation. Don't take on the Great I Am pose. Secondly
the chemist should be prepared for a reversal of fortune. It might be necessary in the communal interest
to shift the zebra crossing, and he mustn't in that case
rave about injustice and unmerited hardship. He should
tuck away some of the current profits as an insurance
against such a contingency. For our part we should
require him to pay his due share of rates and taxes
on the fiscal principles applicable all round, and we
should let it go at that. Any attempt to hive off a
part of his income as unearned and unmerited would
be futile. Don't pursue that fantasy."
We won't! But we shall try to rescue our chemist (and
everyone else who renders service—including of course,
economic journalists!—or produces wealth) from the grabbing hands of tax gatherers and land holders. And we
shall continue to teach the first and simplest sum in the
primer of economic arithmetic, viz. where some get something for nothing, others get nothing for something.
THE BID THAT FAILED
"take-over" bid by Mr. Charles Clore for
THEthe recent
shares of the Watney Mann enterprise occasioned
a good deal of public comment, much of which was wide of
the mark. Basically, of course, as in previous similar bids,
this was a land values question, pure and simple. The Manchester Guardian caught a fleeting glimpse of that but failed
to point the obvious moral. Mr. Harold Wilson, M.P.,
Labour's "shadow Chancellor" found it a convenient opportunity for berating the brewers: they had not reduced the
price of beer although millions were being made on brewing
shares. The bid was "one result of an effete taxation system
which combines high taxes on income with no taxes on
capital gains." The next Labour Government, he said,
would introduce a capital gains tax and industry would be
operated on the basis of service to the nation and consumer.
In a letter to the Spectator, June 5, Mr. John Kemp succinctly put the matter in true perspective. "The sites occupied by Watney's pubs," he wrote, "as is obviously indicated
by the rise in share value, could be giving the public greater
service—either by selling more beer to more customers,
or by being additionally put to other uses—such as providing more living and business accommodation. The rise in
the value of Watney's shares represents speculation in freehold land values only, and has nothing to do with beer,
the taxation of site values (a tax on the community—
created land value, as distinct from the privately-created
improvement and development value) would have made
this kind of speculation impossible, would have caused
Watney's (and all owners of the land surface of Great
Britain) to automatically make that use of their valuable
sites which was most consistent with the wishes of the
people at large—and this without government regulation
or direction—would have provided more houses and flats
113
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and more jobs, more economical land use, and would
have helped to relieve taxation on production and trade."
Writing as a Liberal, Mr. Kemp stressed that the taxation
of land values is a part of Loberal Party policy.
A USEFUL SUGGESTION
TN a recent letter to The Times, a chartered surveyor
J- made the interesting suggestion that every public
company with substantial holdings of real property should
have these assets regularly revalued, say every five years,
and that accountants should refuse to certify balance sheets
unless the values set out were supported by qualified
valuers.
Powerful support for this useful proposal was lent by
the Estates Gazette, June 6. There were, it remarked, "some
discontended spirits who point to the phenomenon of the
' take-over bid', which commonly affects companies whose
assets, and generally the landed assets, are not, in the bidder's view, as fully employed as they might be. Is it not
right that shareholders should be able to judge whether or
not the company's capital is being worked hard enough?
Should not they have the necessary information on which
to measure their directors' capacity in the commercial
world?"
The most likely result of adopting the suggestion, the
Estates Gazette believed, was that a number of boards of
directors would find themselves compelled to change, or
else publicly to justify, their financial policy. On balance
it was likely that good would follow.
This policy, if adopted, by encouraging companies to put
a more profitable use their freehold land, would sound the
tocsin for the take-over bidders. It would also tend to
economies in the use of land, thus giving the public better
service, and possibly to reduce land prices and increase
land-using opportunities, to some marginal extent.
While this is not a thorough-going, true reform (for land
value would remain in private pockets), at least it would
help to promote enterprise and redevelopment. This
would have beneficial effects on the economy and on employment.
It would make available to researchers most useful
information about the value of companies' land holdings,
and the ratio of land value to interest on capital in the dividends any one company pays to its shareholders. This, in
turn, would provide additional facts for the land-value proponent's amoury.
When the taxation of land values is in operation all land
holdings will be periodically revalued and there will be less,
if any, need for the proposal under discussion. But meanwhile, it should be adopted.
DEARER POTATOES — BIGGER DOLE
/CYPRUS sadly divided Her Majesty's Government
^
and the Greek Government. Now they have joined
forces—against the British consumer. At the request of
Westminster, Athens has agreed to limit the export of
new potatoes to Britain. Prices in the shops of new
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potatoes when this was announced (June 16) ranged from
6d to 8d a pound. The same day the press reported the
British Government's decision to increase "National
Assistance" benefits for the needy. Beautifully timed:
elderly pensioners, the unemployed blind, and widowed
mothers may still be able to afford new potatoes. National Assistance grants at present cost the taxpayer £117
million a year. The new proposals will add another £32
million to the annual bill.
FOR (A VERY FEW) BRITONS
A LTHOUGH predominately protectionist, the British
press knows how deep is the yearning of every man
and woman to be allowed to buy freely. And so, on May
25 the popular newspapers used banner headlines to announce the Anglo-Soviet 5-year trade agreement, and four
days later announced with similar ecstacy the liberalisation
of imports from the Dollar Area. Both developments are
welcome: they increase human freedom and dent the barriers which divide the people of the world. British purchases on open general licence of traditional Russian exports—grain, flax, timber, metals, and furs, etc.—are
likely to increase considerably, and quotas are to be
granted for Russian canned salmon, caviar and vodka,
toys, handicrafts, musical instruments and the like, and
even motor cars.
The freeing of dollar imports follows logically from the
sterling convertibility measures introduced at the turn of
the year. It is an important move marred by a touch of political cowardice. In view of Lancashire's present difficulties, and the sustained parliamentary campaign against
even token imports of apples and other fruit which some
Tory M.Ps have conducted, one can understand, without
condoning, the Government's refusal to allow the British
people to buy textiles and fruit freely from North America.
But they may now buy from across the Atlantic as well
most of those goods which can be imported on open general
licence from elsewhere. For goods which remain subject
to quota, discrimination against dollar-area suppliers has
been removed.
GERMAN GENEROSITY SPURNED
/~iNE cheer for the Tory Government—it has revoked
^
the anti-dumping duty of 4s per lb. on silicone
fluids originating in France, which came into force in
January last year. This was announced in the Board
of Trade Journal, June 5. No reason was given. The
probable explanation is that manufacturers of polishes,
rainwear and other goods who use these fluids command
a greater political influence than do those who make
them.
While revoking one anti-dumping duty, the Goveernment (or more correctly, the Board of Trade) has imposed another, the first for this year. The price of every
hundredweight of pearled barley entering Britain from
West Germany, will be raised 12 shillings against the
consumer by the Commissioners of Customs and Excise.
The British Pearl Barley Millers' Association had applied
for duties to be imposed on imports from West Germany
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and Holland. The Dutch Government and industry have
given what the B. O. T. Journal calls "satisfactory
assurances" that dumping is to be terminated forthwith
and therefore no Order is being made in respect of the
Netherlands.
The Board of Trade is considering an application for
j -drawback" (i.e. refund) of import duty on re-exported
ground-nuts, and applications for exemption from duty
of liquefied herrings (these are used for animal feeding
stuffs), and of spearmint oil.
An application lodged last year for a certain type of
I reinforced paper to be exempt from import duty has
i been examined and rejected. The Board of Trade states
I that the government "have reached the conclusion that
a case has not been made out." To put it politely, this
| is silly and misleading. Whichever manufacturer or trade
| association applied for exemption of this kind of paper
ipso facto "made out a case". The duty prevents users
from exercising their judgment and from buying at the
keenest possible price what and from whom they please.
What stronger case could be made for withdrawal of this
or any other import duty?
DRY ROT IN HOUSING INDUSTRY
innocuous, a recent Ministry of HouseSEEMINGLY
ing and Local Government circular (No. 32/59) bears
the protectionist imprint. It drops local authorities a broad
j hint that they need not watch the pennies too closely when
buying timber for their building projects. Increasing
home-grown supplies are becoming available, they are reminded, and Councils are invited by the Minister to bear
: this in mind " and to do all that they reasonably can to
| encourage the use of such timber suitable in size and
j quality to meet their requirements ".
Not a word about price sullies the circular. Yet, surely,
local authorities owe their ratepayers a duty to buy the
cheapest suitable material (timber or anything else) that
I is available? It is no concern of theirs whether it comes
from a Scottish hillside or from Norway. Quality for
quality, price should be the sole consideration.
If British timber were as good as, but cheaper than foreign timber the circular presumably would not have been
issued. If, because of central government intervention on
their behalf, British timber growers can sell at above the
free market level, the rent and price of timber-bearing lands
will rise acordingly. Some part of the exchequer and local
authority housing subsidies will find its way into land
holders pockets. Is that why the circular was issued?
LONDON OFFICE BOOM

R

ENTS exceeding £2 per square foot per year can be
obtained for offices in central London. An article
in The Economist, May 16, explained that this was due
both to heavy demand—fed by the general expansion of
business, the workings of Parkinson's Law, and the need
to be near Government departments in these days of a
Planned economy—and to limited supply. The difficulty of
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obtaining suitable planning permission is the chief of the
artificial restrictions which, combined with sheer physical
shortage of space, makes office accommodation relatively
scarce and dear.
Since the removal of building licences in 1954, the article
stated, an assortment of millionaries, insurance companies,
and enterprising contractors has been tempted into the
office development field. There are now about 25 such
large operators in London. As many as seven to ten would
be interested in developing any particular site. They differ
only in scale from the thousands of small property improvers throughout the country. The amount of capital
they require is large and increasing, for owners of land on
which building or rebuilding is permitted have naturally
joined in reaping the profits. " In some districts owners
have been luckier than in others. Owners of sites in
Marylebone Road, Oxford Street, Knightsbridge and St.
James's have all done exceptionally well recently; those
in Holborn and Bond Street (the latter the victim of income
redistribution) have done badly. Even in the best areas
land values may vary remarkably within a distance of as
little as twenty-five yards. . . . It does not matter whether
there is a building on the site, since demolition will cost
virtually nothing; indeed it often pays for itself once the
copper pipes and lead off the roof have been sold."
By multiplying the projected floor area by the rents prevailing in the neighbourhood, a developer can estimate
with reasonable certainty what a building will yield. An
actual case, said to be by no means exceptional, of a West
End office building was given. The site cost roughly
£450,000. Floor area of 35,000 square feet would provide
an annual income of £67,500. If the building was sold
into an investment portfolio on a fourteen year basis, this
was equivalent to a capital sum ofabout £940,000. Building and other costs, at £6 a square foot, amounted to roughly
£210,000; and the profit on the development was thus about
£280,000 or 30 per cent reaped in a single year before the
whole project was sold off into investment portfolio. Until
recently, The Economist article stated, this was almost the
minimum development profit expected.
£500 A YARD IN BIRMINGHAM
Reprinted from Birmingham Post, June 5
AND values in the centre of Birmingham rose again
sharply yesterday with the sale of 183 square yards of
freehold shop premises in Bull Street for £93,000 more
than £500 a square yard. This is believed to be the highest
figure yet paid for land in the city centre. Since there
are more than 14 years to run of a lease on the four-storey
premises, the real value is estimated to be higher than the
figures indicate.
The property, 7, Bull Street—40 yards from Dale E n d was auctioned by Neale and Alldridge and Foster and Partners at Regent House. It carries a secured income of approximately £2,250 a year, with important reversionary and
speculative value. It is at present occupied by Boots
Chemists (Western) Ltd., who have a 21 years' lease of the
premises from September 29, 1952, at a rental of £2,250
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for the first seven years, £2,350 for the next seven, and
£2,500 for the last seven.
The name of the purchaser was not revealed, the sale
being made through an agent, but property circles interpreted the price as showing that the purchaser was anxious
at all costs to stake a claim in future development of the
area. The autioneers' prospectus states: "At present in
principle only a comprehensive proposal exists for the
future rebuilding by private owners of the area in which this
property is situated, wherein open spaces and terraces
would be between new buildings and provide a shoppers'
walk with arcades." A proposed road-widening scheme
would affect the property to a depth of approximately 20
feet, it is stated.
CITY LAND PRICES
/"OPPOSITE the London Stock Exchange land com" mands an annual rent of more than £1 a square foot.
Recently the freehold ground rent of the 14,800 ft. site of
Warnford Court, Throgmorton Street, was advertised for
sale by auction. (In the event, it was sold privately for
an undisclosed figure.) The selling agents' advertisement
stated that the ground rent was £15,000 p.a. The 62 year
lease has about 55 years to run.
The same auctioneers, Messrs Browett Taylor & Co. sold
a freehold property in the heart of the diamond market,
Nos. 17 and 18 Hatton Garden, E.C.I. on May 26. Having
a site of 2,900 ft. super, this was advertised as being suitable
for redevelopment or investment. It was sold subject to
short tenancies producing £2,665 per annum for £45,000,
equivalent to approximately £15 per foot.
BEFORE BRICKS CAN BE LAID
RECORD prices for residential building land in the
city of Hereford and the county borough of Southampton were recently reported. In Hereford a site of 2.8
acres held by the Church Commissioners for England was
sold at auction for £11,250, representing nearly £4,000 an
acre. Outline planning permission for eight houses to the
acre had been granted. More than £7,000 an acre was
realised at auction on May 6 when a London buyer bought
3.13 acres of freehold building land (part of Woodside
Farm, Maybush, Southampton) for £22,000. There was
planning permission for 35 dwelling houses. Buyers from
London, the Midlands and other parts of the country, as
well as local builders, were attracted by the sale.
Residential building land at Findon Village, 4{- miles
from the south coast town of Worthing, attracted spirited
bidding at auction. 12} acres, with no roads or services
laid but planning consent for 60 bungalows and six houses,
fetched £51,000 (£4,125 per acre or £780 per plot). A
second lot, comprising land for nine plots fronting the
Findon Valley Road, the purchaser to put in service roads,
sold for £6,000 (£730 per plot or £17 per foot frontage).
At Brentwood, Essex, 1\ acres in Hartswood Road with
planning permission were sold for £40,000—that is, at about
£5,000 per acre. More than £6,000 per acre was realised
116

wnen a nine acre building estate at King's Norton, the last
remaining area south of Birmingham scheduled for residential development, was sold by auction to a Wolverhampton builder for £55,000. This represents about 25s 6d
a square yard. The sale includes outline planning permission for the erection of 59 houses—an average price for
each house site of more than £930. Four acres at Felpham
were sold by auction for £16,000. The planning autho
rities have agreed to 17 houses being erected thereon.
The foregoing instances are culled from recent issues of
the Estates Gazette. If the spirited bidding to buy had
been matched by an equally keen competition among freeholders to sell, the prices realised would have been less
exorbitant. As it is, they are completely beyond the reach
of the overwhelming majority of young people and family
men. Those who somehow contrive to buy the houses that
are to be erected will be saddled with mortgage debt for
most of their working lives, and penal rates for so long
as they occupy their homes. A rate or tax on land values
would compel land holders to compete between themselves
for " customers " as do retailers. Land held idle would be
a costly liability, even more unprofitable than a line which
a shopkeeper cannot sell. There would have to be special
" clearance offers—while stocks last". Immeasurable
human happiness, to say nothing of increased employment
opportunities, political stability and economic buoyancy
would result.

SOUTH AUSTRALIA
T> ATEPAYERS gave a decisive vote in favour of adopting land-value taxation for local purposes when a
poll was taken on May 30 by Port Germain District Council, in the Northern area of the State. Voting was 249 to
73 against. The poll was held after Mr. E. J. Craigie had
sent literature from the Central Land Values Rating Committee to the District Council. On July 25 a poll will be
taken at Carrieton, also in the northern area. Mr. Craigie
will address a public meeting a few days before. In April
he addressed two very successful public meetings in the
Marne District Council area at which the Council chairman presided. Members of the Council are interested in
the land-value system. A tentative assessment is now being
prepared, and a poll is likely to be held this month.
At Penola, in the S.E. near the Victoria border, the
local Ratepayers' Association is arranging public meetings
to educate citizens in the advantages which the land values
system offers. After the local elections to be held this
month, the new Council will decide whether to take a
poll.
THE PRINTING DISPUTE
AND THE HANOVER CONFERENCE
Due to the serious dispute in the printing industry, we
regret that it has not yet been possible to despatch conference
papers. Every effort will be made to send (possibly incomplete)
sets to British and European members later this month. We
are fortunate in being excellently served by an Open House
firm which is not a party to the dispute but which is nevertheless indirectly affected by the ugly and unnecessary tussle
between the employers and the trade unions.
LAND & LIBERTY
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We Desert Jehovah
By DIOGENES
Reprinted by kind permission of the Editor from Time & Tide, May 16
HERE are innumerable incidents in the lives of individual men which have no consequential sequelae. I
accidentally spill some water on the floor. I get a cloth
and mop it up. The incident is closed. I leave a tea-shop,
having forgotten, in my brooding, to pay the bill. I recollect myself, go back, apologise, and settle the account.
The file is closed. And so on ad infinitum.
But action in the field of man's collective life is very
different. Action sets in motion a chain of consequences,
and no one really knows, at the point of initial action, what
the ultimate outcome will be. A given situation appears to
us to call for remedial action. We apply the action. It
may, or may not, prove to be effective in curing the given
situation. But one thing is sure. It will set in motion a
chain of consequences never foreseen when the remedial
action was taken. May be we did a bit of good about the
evil condition with which we started. But we may well
find that other evils have sprung from our remedial action
even more formidable than the evil we started with. We
do not see ' the latter end'.

T

The collective life of this century furnishes many
examples of this truth. When David Lloyd George introduced Old Age Pensions, he was striking immediately at
a very real social problem, the plight of old people left
without adequate means of support. I was brought up in
the Biblical tradition —- 'Honour thy father and thy
mother.' It never occurred to me as other than utterly
natural and right that, my parents having sustained me
through my helpless years, it would be my bounden duty
to sustain them in their helpless years of old age. But the
Old Age Pension scheme provided for pensions for all old
people at the prescribed age, whether they had sons or
daughters capable of providing for them or not. What
was naturally and properly an individual responsibilty was
transferred to the State. Can anyone who is in touch with
life deny that one result has been a sad decline in the sense
of individual responsibility in this field?
Or take Public Assistance. Nobody must be allowed to
starve. Surely! You cannot argue against that proposition. But how many fathers and husbands today desert
their wives and children, in the knowledge that "The
State' will take over their responsibilities through Public
Assistance? Ask any Public Assistance official!
Or take Housing. It is obviously a desirable thing that
everybody should have a decent house to live in. So we
had remedial action in this field. It began with the
Chamberlain legislation of the last century, and it was
directed to helping the poor who needed help to get good
housing. But along comes a Bevan. He lays down two
propositions. One is that housing shall be put almost entirely in the hands of Local Authorities (four out of every
five houses built under his administration were to be built
JULY, 1959

by Local Authorities—and were). And second they must
not be confined to poor persons needing help. We must
have a 'cross-section' of the people in the public housing
estates. And so we found, in countless cases, persons who
could perfectly well afford to buy or rent in the open market
the accommodation they wanted, living in council houses
subsidised by rate-payers and tax-payers a great deal worse
off than they.
Take again the National Health Service. When Bevan
introduced his Bill in the 1945-50 Parliament, he estimated
the cost at £175 millions a year. It now stands around
£700 millions a year, and is still rising. It was to be an
entirely free Service. Now we pay for prescriptions, teeth,
spectacles, and what not. Ere long we shall pay for everything, but will still have to go on providing that £700 millions a year! ' The State ' is a milch-cow. And the quality
of general medicine steadily deteriorates. I once worked
in an office where there was a medical service. Whatever
was the matter with you, you got either the ' tonic', the
'sedative', the pill or the ointment! This kind of treatment is now becoming standard. Don't be hard on the
Doctors! When you cannot devote more than a couple
of minutes to each patient your diagnosis is not likely to
be very profound.
There are many other fields into which I wish I had
space to enter. But I must proceed to some of the broader
social and economic consequences of the consequential,
but unforeseen, results of wellmeaning immediate action.
The first is a great intensification of the corruption of
politics. In Britain today, we do not have a General Election. We have an Auction, a contest in mass-bribery.
'Vote for Us'—says one Party—and we will give you this,
that or the other. 'Nay, vote for Us'—says the other—see
how much more we will give you. And neither can give
a single thing that it does not take from the citizen in the
first place! Governments produce nothing. They take!
Part of what they take they give back, but there is an immense rake-off in the process to sustain the vast bureaucracy
and themselves.
Any competent group of Insurance Companies could
administer our Insurance Fund at half the cost which
the State imposes on us. In 1901, our total Budget in
Britain, which covered everything, was £134 millions.
This year it is £5,300 millions, or about forty per cent of
the entire national wealth product of the nation. Deduct,
if you like, the Defence expenditure of some £1,500 millions.
And compare the figure of £134 millions with the figure
of £3,800 millions. Ah! But things costs a lot more than
they did in 1901! Sure! And why? Because of inflation.
And what is the second most prominent cause of inflation?
Our fantastic levels of Taxation!
The effect of taxation on our Trade, by which we live.
Steadily we lose our position in the world's markets. In
117

If

Engineering exports, the West Germans beat us. In Shipbuilding, we drop to fourth place. Cotton faces a crisis. In
Coal we are beaten by the Germans and the Poles. A
momentary, but evanescent, alteration in the terms of international trade, helps us momentarily from slipping
down the face of the precipice. But you may take it as an
axiom that any nation whose Government takes more
than twenty per cent of the entire national wealth product will not be able to do other than slip steadily downwards. In America, the same forces which have forced
us up to forty per cent have forced them up to twentyeight per cent. They are a bit behind us, but they tread
the same road, and the gold is streaming out of Fort Knox.
I finish with a series of assertions, which I lack space to
justify. Whenever a function or a duty which should be
the responsibility of individual man, is transferred to the
State, it will be administered at vastly greater cost, it will
be less efficiently administered, it will call for an everincreasing bureaucracy to administer it, and it will result
in a steadily increasing loss of individual responsibility.
We desert Jehovah. And what we get is Moloch.

Obituary

J

OHN C. LINCOLN died at his home in Phoenix,
Arizona, on May 24, 1959, at the age of 92, thus bringing to an end a long and fruitful career.

Born in 1866 in Ohio, Mr. Lincoln early developed his
lifelong interests in both engineering and economics. His
clear and logical mind led him to make contributions in
both fields. He entered the field of electrical engineering,
founded the Lincoln Electric Company, and developed the
production of arc-welding equipment. He then turned
over the business to his brother James. The company is
widely known for its incentive pay system for its employees,
as well as for its arc-welding machines. Mr. Lincoln
developed numerous other business interests, including the
Bagdad Copper Corp. in Arizona, and the Flamingo Hotel
in Florida.
On the economics side, Mr. Lincoln early discovered
Henry George, his father having become a convert to the
Single Tax. John Lincoln's keen mind quickly grasped the
scientific sense of George's teaching, and he devoted his
life to promulgating it. In 1924, he was candidate for VicePresident of the U.S. on the Commenwealth Land Party
ticket. In 1936 he discovered the Henry George School,
which had been founded four years earlier. His generous
financial support of the School enabled it to grow more
rapidly. Mr. Lincoln became a trustee, later the President
of the School.
In 1946, Mr. Lincoln formed the Lincoln Foundation,
channelling most of his contributions in this way in order
to spread Georgeist teachings. Among the Foundation's
projects is a programme to increase the study of Henry
George in colleges.
Mr. Lincoln was the author of "Ground Rent, Not
Taxes " (1957), a book simplifying the Georgeist ideas;

also numerous pamphlets, the best known of which is " Stop
Legal Stealing " (1958). He also wrote " Christ's Object
in Life " (1948), a book which revealed another facet of his
interests—practical religion. A quotation from this book
will show what Mr. Lincoln's ideals were:
"Jesus had the genius to see how the dreams of the
ancient prophets that the earth could be a place where peace
and righteouness and prosperity should reign could be
realised, and he devoted his life to the task of helping other
men to see the same vision he saw and join him in bringing
it to pass. . . . Can we do better than to catch part of the
vision he had and use our lives to help rid the world of
evil and the wars and poverty and broken lives that result
from evil? " — Robert Clancy

Mushroom Soup
To the Editor of Land & Liberty.
Sir—The recent case before the Chichester Magistrates
to decide summons brought by the West Sussex County
Council against the Anglo-Swiss Food Products for misrepresentation of description of mushroom soup powder
is of particular interest to Free Traders.
The mushroom specie " Boletus Edulis ", which does not
grow in commercial quantities in this country, has for sound
technical reasons been used for the manufacture of
powdered mushroom soup since 1934, and has never been
challenged by any public Analyst as not being a true mushroom. On the face of it, it seems very strange at this late
date it should be challenged, but the explanation (unfortunately not widely publicised by the popular press) was
made very clear in the Defending Counsel's closing speech,
as the following extract (taken from the Financial Times,
May 8) shows:
" Some time within the comparatively recent past, some
company in this area brings onto the market dehydrated
common mushroom, and in the late Autumn a prosecution starts. For the first time it is challenged, because in
the words of Mr. Harmsworth (Counsel for Procecution)
it is important that the section of the Public who are
engaged in the mushroom growing industry in this
country are entitled to be protected."
It is possibly unfortunate that the "Boletus Edulis"
mushroom has a natural monopoly of the mushroom soup
industry, but that is not, strangely enough, reflected in the
market price, mainly no doubt because it is available from
many Continental countries. It is therefore quite in excucusable for the British growers to attempt to ban its use,
and at the same time to try and inflict upon the British
Public an inferior article. The " Boletus Edulis " mushroom in the dehydrated form has to pay 15 per cent ad
valorem duty.—Yours &c.,
Carshalton, Surrey.
T. S. BRADLEY.
BEWARE THE HORN OF PLENTY !
Our June editorial is critised in a letter from Major H.
Legge-Bourke, M.P. received as this issue went to press.
We hope to publish it next month.

118

132

LAND & LIBERTY

A Liberal on Free Trade Areas
view of the current negotiations for an outer Free
INTrade
area in Europe we asked Mr. Oliver Smedley for
his comments on the present situation. He replied that he
had re-read the article he contributed to the 'City Press'
newspaper in August 1957, which we republish below, and
found that what he wrote then appeared to be perfectly
applicable to what was happening today.
"What is not fully appreciated today," Mr. Smedley says,
"is that Free Trade is not something to bargain about but
something to do. Furthermore, it has to be done every day
of the week. It is not a theoretical argument about what
happened a hundred years ago but a practical argument
that is happening every day. In the past week or so the
Free Trade Union and the Cheap Food League have submitted representations to the Board of Trade against increased import duties on Monosodium Glutamate and
Tartaric Acid. An increase in the import duty on pearled
barley from 3/6d. per cwt. to 12/- per cwt. has been imposed. Applications, supported by the F.T.U. and C.F.L.,
have been submitted for the removal of import duties on
Liquefied Herrings (a Danish import used in the manufacture of animal feeding stuffs) and Spearmint Oil. The
Farmers' and Smallholders' Association has submitted an
application for the removal of import duty on sulphate of
ammonia, an ingredient of nitrogenous fertilisers. This is
not theory, it is practice. And it may well be that from the
practical day-to-day contest for more or less protectionism
will flow the realisation among businessmen and bureaucrats
alike that the whole philosophy of protectionism is narrow,
misguided and out-of-date."
"Free Trade is impossible without sound money," says
Mr. Smedley, "and sound money is impossible without Free
Trade. If Britain wants either she will have to do it without
reference to the Governments of other countries or the
woolly technicalities of the tax-free employees of international organisations. The adoption by soi-disant freetraders of the idea of reciprocity is really rather depressing.
"It was always the view of protectionists that we had to
have tariffs in order to persuade others to remove theirs.
But Free Traders have always said that British consumers
should not be taxed in order to benefit sectional interests.
For the life of me, I cannot see how the traditional case
for Free Trade has been weakened by the latest developments. Britain is unique in every way. It is not to be
compared with any other economy in the world. Whatever
other countries in Europe or elsewhere may decide to do
there is only one way in which our own fifty-two million
inhabitants may survive and prosper and that is by going
forward as rapidly as practicable to complete Free Trade
and a freely convertible pound.
Mr. Oliver Smedley is chairman of the Executive of
the Free Trade Union, and chairman of both the Cheap
Pood League and1 the National Council for the Reduction
of Taxation.
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As I See It
By OLIVER SMEDLEY

"A Free Trade Area may look all right if you're inside
it, but it looks all wrong if you're not. So far as the rest
of the world is concerned, and particularly the so-called
under-developed countries, we in Britain cannot afford
afford to look all wrong."
This is the article which Mr. Smedley
wrote for the "City Pressf" two years ago
1. THE integration of Europe could be liberal but could
be otherwise. There is nothing essentially liberal in the idea
itself. Julius Caesar, Charlemagne, Napoleon, Bismarck,
Hitler all had the idea. None of them would be described
as outstandingly liberal in his outlook.
2. It it necessary to have a look at the ancestry of the
scheme. In the Spaak report it is clearly stated that the
driving idea is fear of Europe's being in some way squeezed
out of existence between the great American and Russian
Empires. The purpose is to get Europe in a position to
discriminate against those who are outside Europe. Discrimination deriving from fear is not the best background
for liberal achievements.
3. The idea of the Common Market is that by extending
the potential domestic market by a process of taking in
each other's washing, Europe may be enabled to set up
much larger industrial plants than is at present possible,
concentrate production in fewer centres and thereby achieve
greater efficiency. Two questions need to be asked:
(a) Is the concentration of industries in fewer centres
likely to devolve economic power or to concentrate it
still further?
(b) May not the claim that greater efficiency would
accrue from larger scale production be merely an attempt
to whitewash the present inefficiency of highly protected
industries?
There would appear to be nothing in large-scale production
per se to commend itself to liberals, rather the reverse.
4. Some liberals think that national bureaucracies
already wield too much power over their subject peoples.
The political integration of European countries through the
Common Market treaties and Free Trade area would inevitably lead to a proliferation of international authorities and
to the creation of a vast international bureaucracy which
would be even better protected from individuals than are
existing national bureaucracies. It is permissible to wonder
whether such an international bureaucracy, once dug in,
might not be harder to remove even than Hitler, particularly
if its establishment came about through apparently democratic processes.
5. The attempts that must be made under the treaty to
harmonise social benefits, holidays, equal pay, etc., must
surely result in a levelling up to the highest level obtaining,
as it is unthinkable that national trade union movements
would be prepared to give up ground they have already won.
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Furthermore, it would seem necessary to have an internationalisation not only of the bureaucracy but also of trade
unions, which might not suit the ideas and ambitions of
existing national trade union leaders. It is difficult to see
how the Common Market plan can fail to lead towards
bureaucratic international socialism and away from liberalism. European Free Trade is no more a liberal concept
than was Lord Beaverbrook's fundamentally protectionist
propaganda and therefore must inevitably lead towards
socialism.
6. It follows from the proposition that European producers will have larger markets, that non-European producers will tend to have a smaller proportionate share of
European trade. This will inevitably lead to counterdiscrimination by such countries as Japan and America and
other countries who are striving to develop their own
industries to prevent themselves from continuing to be
under-developed. It is not a liberal idea to pursue policies
which may result in the stifling of economic growth and
expansion or to a reduction in world trade that would certainly be greater than the increase of intra-European trade.
7.

It is not proposed to discuss the technical differences

between the Common Market and the British Government's
Free Trade Area proposals nor the problem arising from
t:he exclusion of agricultural produce, the formation of a
European investment fund, the very controversial currency
questions that arise and the many technical problems involved, but merely to express doubts whether the overall
approach bears any resemblance to true liberalism at all
and to wonder whether the alternative course may not in
the long run be a far safer one to pursue. This is for liberals
to continue to press within their own countries for the
drawing back of power from the centre to the individual,
for the removal by their own respective governments of
currency restrictions, tariff barriers, quota schemes and
other forms of import controls.
After all, the Common Market plan is due to take 12 to
15 years to implement. Would not really determined campaigns by liberals within their own countries have a good
chance of success within a shorter period?
There is a deep conviction in many minds that liberalism
which requires the setting up of authoritarian supranational institutions in order to enforce it cannot really be
liberalism at all.

Opportunity Knocks In
California And Michigan
A BLUEPRINT to make California a taxpayers' paradise was introduced to the State Legislature on May
4 by Assemblyman Vernon Kilpatrick. Entitled Assembly
Bill No. 2866, it would add a new section (2154) to the Revenue and Taxation Code to provide that the tax rate on
real property improvements and on personal property shall
be decreased 10 per cent per year for a period of 10 years,
so that thereafter such property will, in effect, be exempt
from taxation.
The Bill has been referred to the Committee on Revenue
and Taxation.
Mr. Kilpatrick also introduced on May 4 an Assembly
Constitutional Amendment (No. 56) to authorise the California Legislature to invest in a county, city and county,
city or district the power to exempt all improvements to
real property and personal property from taxation and to
limit the rate of taxation thereon.
The proposal is being examined by the Committee on
Constitutional Amendments.
California would be the most free, prosperous and progressive state in the world if Mr. Kilpatrick's two proposals
were adopted. They serve as models for enlightened
legislators in other States to copy. Even if they are not
implemented, they will help to win new friends for
radical reform on libertarian lines and in that way will
bring closer the day when those who produce wealth are
left unmolested to enjoy the full value of their efforts.

W

ITH its coffers empty and unemployment rife (L&L
June), Michigan should grasp with both hands the

Land-Value Tax Bill presented to the House of Representatives on April 24 by Representative S. James Clarkson.
The text is given in full below.
Instead, legislators are continuing to give their efforts
either to advocating or to resisting a number of proposals
for further wrong taxation. Fifteen were given in brief
outline in the Detroit News, May 17, a copy of which is
before us. Democrats have come forward with various
schemes for a state income tax while Republicans favour
increased sales taxation. In both parties there are some
dissenters. Some legislators argue for a personal income
tax at a flat rate; others want it graduated. Some look
to an income tax on corporation income.
Among those who see salvation in the sales tax, some
would increase the rate at which it is applied from 3 per
cent to 4 per cent; others would impose it on federal purchases and construction contracts, and others, juggling with
what the Detroit News calls " political dynamite ", daringly
call for the repeal of the exemption from sale tax at present accorded to industrial processing and agricultural production.
Other proposals include one for a 1 per cent wholesaler's
tax, and one for a " compromise " combination of an increased sales tax and a flat-rate 5 per cent tax on corporation
net income.
In such a melee, with legislators intent on finding some
means of taking wealth from those who produce it, the
outlook is not bright for a measure which would merely
divert into the State exchequer some part of the rental value
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of land, without taking from anybody one cent of his rightful income. Mr. Clarkson's measure reads as follows:
" House Bill No. 460. A Bill to impose a tax upon the
land value of real property ; to provide for the collection
and disposition thereof; and to provide for penalities for
non-payment.
" The People of the State of Michigan Enact:
'Sec. 1. As used in this act: (a) 'Land value' means
real property situated within this state without any improvements placed upon such real property ; (b)' Improvements '
mean all work actually done or materials or labour used
thereon by the expenditure of capital or labour for the
benefit of such real property ; (c) ' Real property ' means
realty with any man-made improvements and the expenditure of capital or labour or improvements placed upon
such property.
" Sec. 2. There is hereby levied upon and there shall be
collected from every owner of real property situated within
this state, not expressly exempt from taxation under the
provisions of Act No. 206 of the Public Acts of 1393, as
amended, being sections 221.1 to 211.157 of the Compiled

Laws of 1948, a sum equal to 1 per cent of the state equalised valuation of the land value of such real property.
" Sec. 3. The tax hereby imposed shall be collected in the
manner and by the same assessing and collecting officials
as are now engaged in carrying out the assessing and collecting duries imposed under Act No. 206 of the Public
Acts of 1893, as amended.
" Sec. 4. The tax shall be collected at the same time and
be subject to the same penalties as those taxes now being
collected under Act No. 206 of the Public Acts of 1893, as
amended.
"Sec. 5. All sums collected under the provisions of
this act shall be forwarded to the state treasurer and be
credited to the general fund of the state."
Mr. Clarkson is a 33-year old lawyer who has taught at
the Detroit Henry George School for several terms and has
frequently addressed groups in and around Detroit on the
subject of land-value taxation. He entered the Michigan
House of Representatives last year as a Democrat after
a number of unsuccessful attempts.

A Tale of Two Australian Cities—1
WANGARATTA

I

NHERE are two rating (local taxation) systems in operation in the Australian State of Victoria—N.A.V. and
UC.V. Under the Nett Annual Value System, as in
B itain, rates are imposed on the assessed value of the compi site property, land and buildings. Thus development is
inhibited and improvements are penalised. As a corollary,
si ims and the speculative witholding of land from use are
fc stered although there is (unlike in Britain) a nominal rate
on vacant land.
Under the other system (U.C.V.) buildings and improvements are rate-exempt: the "unimproved capital value"
0 selling price of the land alone is the taxable subject. The
1 C.V. system is what in England is variously known as
Land-Value (or Site-Value) Rating.

In Victoria there are now more than forty local authorities operating the land-value system. In some cases the
c lange has been made by Council resolution. But mostly,
as in the two cases here cited, the change has been introduced in response to the wishes of the ratepayers (who
alone are entitled to vote) as expressed democratically at
specially hold "polls".
In August 1956 the ratepayers of Wangaratta gave a more
than 4-to-l decision in favour of rating land values only.
Wangaratta then was a Borough with a population of
11,000. It covered an area of 5,500 acres and contained
2,570 dwellings. It is described in reference books as an
important town 145 miles N.E. of Melbourne, the State
capital, at the function of the Ovens and King rivers, with
substantial bridges spanning each. It is a good agricultural
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and dairying district; grain, tobacco, flax, broome, and hops
are grown there. Two flour mills, a foundry, a rayon
factory, woollen saw and flax mills, butter and cordial, a
bacon-curing works and similar industrial enterprises
afford opportunities for local employment.
Change from an obstructive rating system to the rating
of land values immediately ushered in a period of increased
development and activity of every kind, as reported here
last August. This has been sustained, and now Wangaratta
has been declared a city by special Act of Parliament. Reporting this our Melborne contemporary, Progress, comments : " This event and the development that prompted
it are of special importance to those who share our principles throughout the world ". Endorsing that view, we reprint (slightly adapted and condensed) the following from
Progress, May issue: —
T?OLLOWING a poll of ratepayers in 1956 general rates,
sewerage and water rates were all changed simultaneously to the site-value basis and buildings and cultivation
completely exempted from local taxes. Rates levied per
£ of unimproved capital value were: General, 8d ; Water.
3 | ; Sewerage, 3d„ making a total of Is 2|d which is a taxrate of 6 per cent on the site-value.
Wangaratta was thus the first municipality to exercise the
option (available in Victoria only to provincial municipalities) to put its water and sewerage rates upon the land-value
basis. Its example has since been followed by several
others.
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American, Danish and other overseas discussions have
suggested that a sudden complete swing-over from taxing
buildings to taxing of sites might have all sorts of harmful dislocations in a modern city. So saturated has been the
atmosphere with this idea that advocates of exemption of
buildings abroad have generally proposed change spread
over a period of years gradually reducing taxes on buildings
and increasing those on sites.
Wangaratta is therefore a test case of what happens when
a highly serviced municipality makes the change at one
stroke.
Already it can be said with certainty that
Wangaratta's experience has laid this bogey beyond doubt.
The result have fully confirmed the claims that they would
bring greatly stimulated development.
Wangaratta Borough was developing rapidly since the war
despite local taxation of buildings. Between the census
years 1947 and 1954 the total occupied dwellings rose from
1,520 to 2,704. There are now 3,241 of which 650 have
been constructed by the Housing Commission.
With such healthy growth it might well have been thought
difficult to get much improvement. Yet Wangaratta's advancement in the two complete years since exempting buildings has been meteoric. Here are the building figures for
the two years immediately before and after the change from
N.A.V. to the U.C.V. basis. They speak for themselves.
PRIVATE BUILDING CONSTRUCTION PERMITS

Total Value of
all Bldg. Permits
Year ended Rating
New
(Expected
June 30
System
Houses
Actual under NAV)
£
£
1958
U.C.V.
141
836,526
(360,000)
1957
U.C.V.
127
682,024
(380,000)
1956
N.A.V.
81
419,212
1955
N.A.V.
79
393,692
The effects of the change were immediate and staggering.
The previous building construction level had been stable
at round the high figure of £400,000. Yet within two years
this figure was more than doubled.
This occurs at a time of recession for the rural areas of
Victoria, where value of building construction has fallen
each year since 1956. The figures in brackets are those
which could have been expected for Wangaratta under the
old basis of taxing buildings—in accordance with the
general rural trends.
The doubling of the building construction level in
Wangaratta with exemption of buildings from local taxes
has resulted in approximately £476,000 more being distributed in 1958 through the local building industries than
could have been expected under the old basis. Most of
this will have re-circulated through the local business community.
Investment in commercial and business undertakings is
brisk, enabling the growing output from the schools to be
placed locally. Some details of the building permits for
commercial buidings, alterations and additions are given
in the following table:

Municipal
Year ended
June 30
1958
1957
1956
1955

Rating
System
U.C.V.
U.C.V.
N.A.V.
N.A.V.

Permits for:
Value of
Shops
Other Oth;r Bldg;
Commercial Altns. &
Additions
Nos.
No£.
£
9
27
331,526
4
20
252,024
184,212
137,692

And what of the effect on property values? The
Wangaratta Chronical Despatch, April 15, commented:
"Nobody knows exactly what Wangaratta is ready
worth in money terms. Borough valuation figures for rating purposes last year placed it at nearly £7,400,000 (la id
plus buildings)—and this valuation is regarded as extremely
conservative. A true market value would be at least £12
million and possibly as much as £15 million—if Wangara ta
were selling out."
Have land values been depressed? Sometimes the bogey
of a catastrophic decline in land values due to heavier ta> es
on land is raised. In our view it would be a good thi lg
for improved property owners if selling price of land fell
to the point of extinction because the value of their bui dings would correspondingly be increased as the taxes were
removed from building to site-value. That would makt it
so much easier for people to start homes and businesses
There has been no catastrophic decreases in land values
in Wangaratta. But land is actually changing hands at
prices within reach of more people instead of being ht Id
for fancy figures. Here are typical examples of building
blocks from the property agents' advertisements in the pros
of April 17, 1959:—
"Two sewered blocks in sealed street and parly
fenced. Priced at only £475 per block, easy terms .
High, well-drained block, sealed street, close to scho. Is
and shops—price £600 . . . High, dry blocks situated on
high ground with lovely view, sealed street— price £375
per block . . . Sewered allotments, choice corner sites fro-n
£660 onwards. Shop and factory sites also. Ample
finance available."
Melbourne home-site seekers faced with demands of over
£1,000 for blocks in unmade streets on the outer perimet -r
will endorse the reasonableness of these prices.
In an article dealing with the growth of the new City the
Wangaratta Chronicle (April 15) gives this interesting
information:
"and values have followed the trend. One properly
of a quarter-acre in Murphy street was bought by John
Dennett in the early 1880s for £14. In the first decade
of the 20th century, it was occupied by Rundles building and the Victorian Government offered £94 a foot for
it with the aim of making it the site of the State Savings
Bank. The offer was refused. Valuation for rating purposes is now £1,000 per foot—justified by the sale of a
nearby property some years ago at £957 per foot."
To be concluded next month.

