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DLTRING THE present century there have
been raking place twe groups of social
experinients that, iy view, ate of parawount
importancy 1o mankind:

1, The more or less extensive colargement
ol governtentil ecotomic contre! in Russia,
Italy, Greernany, and all other couateies;

2. The crestion of the city of Canberra, in
Australia, and the so-called “garden cities” of
Letchoworth and Welwyn, in England (now in
the process of vigorous multiplication), based
on the principle of common propesty in land,
associated with crends toward the elimination
of lixes, thus making true free enterprise pos-
sible sad true individual [reedom in g:netaf-

The first group of experiments has great sig-
nificance in ity negative results {unavoidable
despotisin) ;: and the second in its positive re-
sults which contain great promise for the world
at large. The latter group of experiments is
ciosely related to the Georgist dectdne, from
whick: these have been more ar less diroctly de-
tived, and which they interpret moce or Jess
closely.

The Canberra Plan, promulgated by a law
of 1910 and an ordinance of July 23, 1924, on
the basis that "no Crown lands in the tetritory
shall be sold or disposed of for any estate of
frechold,” is summagized thus by Geosge R.
Geigee in his book The Philosaphy of Henry
George:

The lend policy of the capital territory is
campletely in teemns of leases; there is o out-
vight private awnership of land, ol land being
reoted from the Government. Lots are leased
it public sale (sic), the terms being twenty-five
yeaes for agrculural fand ninety-nine years
for urban land. The reat is set at five per cent
of the capital animproved value {i.e., the ap-
proximaie cconamic cent of land), and after a

term of twenty years, thereafter every ten
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yewss (1), the rentsly are rivaleed. Moreover.
the kessee must begin te build within two yeass
after receiving the lesse, and must complete
his improvement withnn three yeass. Here, then,
geems o be an approach o what Henry Guoige
had i mind: iand being "owned” by the Stte
bat used and improved by private individaals,
with the economic tert going into the public
treasusy to supply pablic peeds”

H. Bronson Cowman in an article entitled:
“Canherra — Austalia’s Unigue Capital — A
Federal city, where the public owns the fod "
published in “The American City”  (July,
1940}, wroe:

“The policy of not selling land as freehold
has buen strictly carrded out. No difficulry has
hern experienced in inducing people to erect
valuable bualdings on Jessed lands, . . . Within
the city acea, the poliy of the goverament
bas bees to dispose of leascholids for land by
public anction (2). Under the leasing system
all improvements placed upon the land revert
to the Commonwealth Government at the cx-
piration of the lease, IF, before the lease cx-
pires, the lessee desizet to sutrender it, he may
da so by payiog ail th rent due to date and
surtenderiag all improvements or the land
withont compensation.

The sren of the Canberra City Distzict Is
about 26,800 acres, The arey reserved for future
developinents comprises 12 squate miles, The
adjoining Federal Capital Territory covers 376,
000 acres, or 900 square miies. . ., The desigo
for the Layiug-out of the city was obtained as a
resuit of an internatioval competition held in
1912, which was won by Waker Burley Grif-
fin, a Chicaga acchitect. .., The reguitement
that building must comply with specific stand-
ards bus heiped to beautify the city in that
there are no unsightly houses or basiness edi.
fices to detract {from the appearance of whole
neighborhoods. . . . Oue can travel for miles in
a veritable enchanted land of lovaly tpees of
many variedes, broad boulevacds and fowering
gardens. .. .”

“The population is small. It increased from
1,921 inhabitants jo 1911 to 10,000 today
(1940). As a result there has been 2 marked
increase in land values. By retainicg the free
hold, s the Commonwenlth has done, and
grauting loag leases for business or residential
atens, the profit oo account of any rise in land
values goes to the Crown, and an assuted reve-
nue on account of leascholds is devived, The
Government expeacts that, in course of time, the
reveaue derived from business and residential
(1) n 1936, the ordinznce was amendsd, and re
uppraisements are now avery tweoty years,
(2) There iy apparently an incongruity in oot apply-
g the nuction procodure to yural lands,
{Continned on Page Three)

Canberia {arcented an the fest syiable) o a
dty in Federl Capltal Tersitory, sitmted be-
twern Syduey sod Melboume in Austealin, its
corporate existence dating from May 9, 1927, It
is the only capital city in the world in which
theve is no private swnership of land.

Harold 8. Buttenheim, Editor of The Amer-
ican--Ciry, New Yark, offersd the foilowiag
cunLnents:

To believeis ia the verhal laspimtion of
Progrers and Pos the Canberra experigsnt
st present o perplosing dilenur

Heary Geosge's Fundhumennt sol 3 Fot nany
uf the problews of the world was “la mike
Tond onmmon peopestp.” This obizerive could e
achicved, he exploioed, =ither by cooupunily
ownrship of lind teles oo by conununily tise
don of innd yonis, author of Progrev: and
Porerry preferead the latrer methed, s he stated
definively (on pege 403} that by declaving ol
land public propery end letelog it ont oo the
lighest bidder: in lots to suit, unsder wueh gone
dickons wx would sswredly guaad puivate
improveients, we should satisfy the law of
tive miad meer all soenumic requivements,

Must it be assusned, therefors, that if Meney
Gieorge weee able 4o address his followers mday,
he wonld deery the Cenbarea expeeiment as Foes
darmentally vowise or uinjndat? Wounld he not, on
the conbrsry, welcome this and other adegysts o
demonstente the soundness of hiv basie pringiple
that lapd eent should be osed for the bensfis of
the entire community 2

Among such attempls are!

1. Canberra in Australia, described in the ac-
Companying articly, wheze alf the laad s nerained
in public pwieship, bat whege private develap-
ment s cocowesged on lead lensed from the
govermment,

2. The garden citizs of Letchworlh and Wel.
wya in England, built by cotporations financed
by peivale capital which cetain ownership of the
fand apd Jsuse it for private developmentos
residentinl, commeiclal, oc industriai-al its oo
UOMMC reut,

3, The thres so-tabled “greenbelt” towns in
the Uniced Stages—Gresnbelt, Maryland: Grogy-
hills, Ohio; wnd Greendale, Wisconsin—built
duriug the depression years of the 1930's by the
Fedesal Govermanent, The Congeessionsl  act
whigh appeovesd nad Aoenced these three projects
requires that the propecties shall ultimarely be
sold fnte private owoership, When su sales
ake made, T ary one of meny who hope that the
local governments to be set up will either retain
the Lind in public owaetship, or will be wuthor
izmi—by State legislation, if necessary==ta pees
test Future development by well-deawn planning
sod zoaing ordinances and to derive sheic real
estate revanues wholly feam ground cents

Hemry George, if' 1 road him coreectly, was
thinking prisarily of the peoblems of exlsting
cities wheo ucging that ndividual landowners
be allowed o retain, "iF they still want to, pos-
session of what they are pleased to call their
Tl Bue tbe Australico capitel city aud she
English garden cities sad the American grecobelt
wwns are plasned communities, designed, as
would never bappen unde: vafettered individual
inflisdes, to provide swsoundings conducive
to the good E';zpe under modern conditivas, We
aeed such expariments—ind 1, for one, hope
that we shall have mwse of them,
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{Coninued from Page Dne)
leases in the city area and from other assets
it the Tersitory will be sufficient to pay off the
intersst on the expenditure and ultimately to
redeem the capital outhey. ., "

The more essential propositions of the Geor-
pist doctrine are the complete collection of land
rent by the community—for the equitable bene-
fit of all the individuals composing the com-
manity and no taxes on buildings or other im-
provements. This community is, in the civilized
warld, known as a political society, which may
be termuwd Municipal, Provincial, or National
State. Generically we can thus say, not making
any special specifications, that the Georgist doc-
wine consists In codlection of ihe vent of land
by the commmnity and 1he liberating of the
weaveniic aotivilies of the individnd,

Ta collect the rent of Jand for the commu-
nity, n method muse be had for determining
a5 accurately a5 is practicable the renkal value
of euch parcel of ground at all times. This
value s, in other words, the price that must be
puld periodically for the permistion of acen-
pancy and #use of the parcel, not taking into
acuount the lmprovements.

The only vateral, i, ¢, scientific method for
determining the price of a thing is to submit it
tn free bidding, in order to ascestain what is
the most that any purchaser wishes to pay. The
leved reached by this monetary offec is the true
price of the thingf, whether the thing be mater-
i or immaterisl. Therefore, the principle in
the method practiced in Canbetra, where the
rent of each paccel is fixed af pablic awciion, is
the hest possible for determining at any tice
the amount of land reats,

This principle requires, if the laod is to be
leased by the State to the tenant, that the State
be the actwsl and formal owner of the land.
The property of land mast be nationalized,
although the wse will be private.

This method is but confusedly practised in
Canberra, Avstralin’s capltal clty, inasmuch us
the puice submitted to the bidders is not pluinly
the price of the vent but the eqpital value (or
price of tate) of the land—the amount of rent
to be deduced afterward arithmetically, sc
carding to the legal rate of interest of capital.
This ?{fmdﬂmtd provedure is absurd and con.
fusing, because it is presumed that the Jand
shall not be seld in any case, The amount of
rent to be paid at the time of the auction, or
within a short time thereafter, will be well es-
tablished in this manner, anyhow ; but the diffi-
culties arist when we consider the cases of
(utute revaluations.

Another and more important error in the
Canberra system is, in my view, responsible for
the rclatively slow development of the city.
That is the rule not to compeasate the owners
of the improvements when the lessee sureenders
the lease before its expiration. It is easy to un-
derstand that this is a serious hindrance to the
desire to become o tenant and to the makiag
of large improvements upon the lot,

To mitigate this handicap, the periods of
fized rents have been prolonged to twenty
years, the lessee having the unjust privilege of
paying during the last years of the period a
smaller rent than that which would be faic—

a clumsy way of resolviag the pzoblem by
means of 2 second error wichout atsining sat-
istactacy efficiency,

Another great etror of the Canbersa plan is
the fixing of the tern of the leaschold precisely
at pinety-nine vears. The good purpese wn view,
aside from the conventional feudal habit, is to
give to the grantee (I find it very proper to
consider the tenancy as a gent or conression)
strong assutance of his permangnce on the par-
cel and the enjoying of the improvements that
he had freely established there, I do not know
what the roles are in Caoberra in cases of de-
cease; but the 99-year leasehold has no sense
if not accompanied with o definite and propec
method for liquidating the claims of heirs w
the death of concessionacy and for deter-
mining who would enjoy the continuance of
the occupation of the parcel, nad wnder what

“cenditions.

The tetmn of five yeass established in Canberma
for grants of rural lands is uajust and ao jess
anjustifably artificial than that on ninety-nine
years fixed for urban lands. That measure over-
looks the fact that the rural inhabitant hay the
same natural right nnd the same need for safe
and free peemanence upon the laad as the ucban
inhabitant; the same vights, then, to stubility,
free rescission, and to be indemnified for im-
proviments.

Moteover, [ note that the accurate physical
planning of the city liss oot been conceived as
2 whole with the cural ares. A unal area must
not be consideced s an amorphous belt or en-
vicooment of 4 city; but the city itself must,
in geacral, be considered as an urban conden-
sation of population derived from & populated
rural area. This is essential for the prosperous
vitality of bath city and country. I think that
the planaing designed by the architect, Julio
Villalobos, for u rusal-urban colony in Balcarce
(Argentina) gives a revolutionary pattern sat-
isfying these requirements (3).

[ have no infonoution about progress in the
extensive ruml tecritory of Canberra. Apparent-
Iy efforts for this have beea postponed, with
the limited view of wrkiog a lovely copitsf city
for the Federal Administration, the well-heing
of it popularion, mostly bureaucratic to this
day, T suppose, and arousing the admiration
of touists.

The Canbecea plan is porentially splendid
and froitful, but the | fections outlined
here are sufficient ro explain the rather slow
growth of that bold enterprise. It deserves keen
study and canscientions analysis. The endeavor
to rebuild the Australian city of Darwin along
the same lines as Canberra is very encouraging,

The similar experiments of the “garden-
cities” Letchworth and Welwyn, near London,
have altained no less substantial success, but
their plans are infecior ro those of Canberra
in the essentinl point of ascertaining rents,
which are not done on the basis of ic auc-
tions, buc by conventional appraisals by @
boaed of trustess. These plans are i.mPI.ircd
also by the smaliness of the rumal “belts.”

(3) Published in Revistd de Argnitecines, June, 1946,
Buenox Aires and an sbatract i the Howsing und
Pf;‘nr‘u belletin of the Pan American Uion, Macch,
1947,

"It is an almost impossible matter” wrote
H. Bronson Cowan in the February, 1947, Heary
Gearge News, “to determine the value of Inad in
the City {Canberma). This is due to different rea-
sons, There are oo sales of land to act a3 a guide.
Leases are eatered into wt different times and
under verying conditions. The costs of adminis-
tration have heen shared in various wayps with
different Government departments, making it dif-
feult to derermine just what the actusl municipal
expenses have besn,”

Arthur W, Madsen, Editor of Land & Liberty,
Londun, will give us a meport soon ca the much
discussed Town and Country Bill, All wriers

. quoted bere aze scqualnied with Georgist prin-
ciples and are well quelificd to andlyze tech
Riques,

1 think it very ecre to plan 2 residential
sod indestrial city in such o manter that its
whabitants are forced to receive the bulk of
their foods and industrial raw materisls from
leng distances, and to produce goods simost

" exclusively for distant mackets (4), although

it happens that this has been the general prac-
tice in the British Isles during the nineteenth
mntury. : ’

These beautiful and prosperous cities were
created by private corporations and private
funds (3), but at pressat it has been wisely
resolved to create  seren similar cites with
public funds.

Latchworth, stacted in 1904, had about 22,-
000 inhabitants in 1946, ‘Welwyn had its in-
ception in 1920 and a jon of about
18,000 in 1946. Of all Brtish cities, it has
tl‘h:: i:mal.lest df:mhf :;ce f;‘nmd tberculosis at:;

ighest rate of household consu
ma&. Tapan

I note that Mr, H. Brooson Cowan stated,
with refereace to the Cunberca Plan—in a Jet-
ter published by the Henty George News (Feb-
ruery, 1947)—that the nationalization of land
has caused hopeiess political troubles in some
countries where the governments built houses
for lease. This cbjection is irrelevant with re-
gard to Cunberea, where the houses are in gen-
eral built and owned by the tenants of the Jund
(2lso in the “garden<cities”) and these tenant-
owners have inviolable, unprejudiced right to
permanest OtCupancy.

Far from eejecting the Canberra Plan, we
Georgists should consider it the best material-
ized model for our practical plans, Any Geor-
gist can imagine what striking effects might be
produced by the formarion in the United States
of some little. cities of the type we have consid-
cred, upon lands expropriaied o ruval prices by
the Federal, state, or rounicipal nts
(6), in which the settler would have his
parcel without the need to buy it. It could
easily open the way to making the nation anew,
and creating a new society.

(4) [ profit here an excellent idea of Ralph

i's and also the admirable lecture
of Henry Geotge in Paris on the future varioncy and
limitations of Inturnational tsade,

(3) Sec Jowrnsi of the Amarican Insiiture of Plane
wers, Moo L, 1947, Cambricige, Mass,

i6) 1 consider it doubtful thor lands which reversed
tis public ownership becuuse of arrears in taxes would
be acceptuble for this purpese, According to studies
published ia Seilt and Men—Yvar Book of Agrical-
fure, 1938, U, 8. . of Agriculture, these lands are
{or the mast part of poor soil, depleted by erosion.



