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The critics and opponents of Land Valne Taxation
have hit npon the discovery that certain towns in Western
Canada have been or dre in financial trouble; that they
did for a time raise all or most of their revenue from
a rate on land value ; thet they have allowed large sums
of uncollected taxes to accumulate, and that they have
returned to or adopted the taxation of improvements in
addition to rating the value of land. We are told, for
exemple, that Wdmonton in Alberta collected in 1916
only $2,235,126 from its rate on the value of lind alone.
Tts tax arrcars at the end of 1916 wore $5,250,257. Tt
has since hegun to tax improvements. Anofher example
is Vancouver, in British Columbia, which collected in
L8 by its land value rate 33,131,557, and its tax arrears
at the end of 1918 were $5,456,453. In 1919 Vaucouver
taxed improvements (in addition to taxing land at 100 per
cent of it value) to the extent of 25 per cont of their value,
and the tex was increased in 1920 by asscssing improve-
ments at 30 per cent of their value.

How casy to tear these facts away from their relation
to other facts, to present only the former and deliberately
concenl the Tatter! How easy to assert that here you
have cause and effect; the Taxation of Land Value
was tried—it did not produce enough revenue—and it
has failed ! These allegations have been made before,
and it is worth while examining the case in some detail

Tur Frurrs oF LAND SPECULATION

Recent municipal finance in Western Canada is but
one chapter in the history of extravagant land specula-
tion, that hegan in 1910 and came to a elimax in 1914,
- the inevitable crash being precipitated by the war.
There had been a rapid growth of population, and the
construction of thousands of miles of railway. Land
values were " boomed 7 until they were on a purely
fictitious basig. That inflation had certain inevitable
results. Sivr James Aitken, the Lieutenant-Governor of
Manitobz, declared in Winnipeg, on 18th December,
1917, that there were 100,600,000 acres of good arable
land in Canada in private ownership, of whkich enly one-
third was Dheing used for productive purposes. In
Western Canada, according to the Beport published in
1918 by Mr. Thomas Adams, Town Planning Adviser of
the Canadian Commission of Conservation, there were
30,000,000 acres of idle land, a great part contiguous to
the railways, and of good quality. All this land was held

population which never came.
cities indulged in the

out of use for a further rise in price awaiiing the increased

Meanwhile, the towns and
gamble in urban land, and the fever
overcame responsible town councils as well as private
operators in the real estabe market. A great burden

of debt was assumed by nearly all the municipalities in
the eonstant push to rawse values still higher by spending

public money on absurdly smbitious undersalingy, which

in fnrn helped to advertise the vacant lots of the land

gpeeulators,
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A BASKATCHEWAN RETORT |

In 1917, Dr. Robert Mwrray Haig submitted an oficinl
Report to the Saskatchewan Government on “ Taxation

in the Urban Municipalities,” and the following paragraphs

are illuminating

When taxes have been in arrears six months the realty against
which the taxes are charged is advertised to he sold, the sale
gnking place in tho fall of the yesr. Unless redeemed within
two years from she date of sale, appliestion for title to the realty
enn be made by the purchasers of the tax sole certificutes. The
first group of tex ssles under this law was held in 1915, and
the second in 1916. .

In the case of no cify did privete purchasers appear ot the
sulo in suflicient foree to absorb oven as much ss one-half of
the offering and the large quantities of tox sale certificates whieh,
us o result, feli into the hands of the ¢ities, are for the most part
abill held by them. .

Clonsider the changed position of o man of limited resources
who had purchased = vacant lot as a speculation. Taxes, if
he took them into account at: all, he thought of as a hothersomo
bub insignilicant type of fee which he had to pay to tho public
treasury for the privilege of speculating. Receiving no returns
from the land it was necessary for him, of course, to draw upon
his income from other sources to pay his taxes, but the prize
for which he was playing was normally so large in comparison
with his fee as to render it of slight importonce. Nevertheless
this speculator is placed in o peculincly weak position by the
depression, for ot the same time when the prize for which he
is pluying diminishes in value, the fee or tax for the privilege
of continuing his speculation inecreases in amount. Moreover,
it is often more difficult for him to secure the money with which
to pay his fee. These fuctors combine in many cases to make the
proposition so wnatéractive that the specalater abandons it s o
“bad bet.” This is exsetly whot lns happened in so many
cages in the municipalitics of Suskatehewsn. II a speculator
chooses no longer to earry his land, there is ne way of comypolling
him to do so. -

There is no legal obstacle to higher tax rates, but there is an
insurmountable economic obstucle, in that auch b course would
in all probability result in the suerender of more lund for tuxes.
rathor thun in an inerease of revenue. No relief, but instoad
sudden and complele disaster, would probably follow any atiempt
tio realize immediately upon the lands which are heing surrendered
o tho municipatities for taxes. To offor them in large quontities
for tho amount of the charges against them meunsg that the city
iteelf cstablishes & price for roalty at a small fraction of tho values
which it seeks to maintain on its assessment rolls as true markeb
values. .

In Regine procticelly all its arvears, which are substantial,
have been already spent, that is, loans have been secured from the
bank in snticipation of coflections, and the money paid out from
the treasury. Tho bask, thercfore, i3 in a position fo dictate
to some extent the policy of the citiy in regurd o its uncoliveted
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taxes, and to auy properby the city may acquire by tho tax sale
JHOCESS, .
The Saskatoon arrcars appear for the most part in the form
of deferred payments to sinking and depreciation funds, although
a substintial sum, seeurod by arronts, is due to the bank. The
arroars are & staggering proliem in Prince Albert, where the Joan
From thoe bank approximates $450,000, and almost o trifling one
in North Battleford, where the bank debt s only about $40,000.
Swift Cnrrent, with o note at the bank of shout S150,000, seoured
by arrents, has a situation more urgent than several of the other
cities. :
Tt is casily understood from these statements that
“tax arrears ” are part of a definite policy to mamtain
the assessed values of land, and set them against the
liabilities and the obligations of the municipalities.

Tur Trve (AUSE 0F ARREARS

The Teport of the Assessment and Taxation Com-
mission of the Province of Manifoba, published mm 1919,
refers ropeatedly to the harm done by the speculative
enferprises  of munieipalities n Alberta, Saskatchewan
and British Columbia. The * tax arrears ” were a gonse-
quenee, and they nceumulated owing ta the forbearance and
culpable wealmess of the town couneils to whom money
was due from taxpayers. The matter is summed up mn
these words -—

While by stabufe the colleetor has a right of action for recovery
of unpuid taxes, ho may, if he deems it advisable, levy such delin-
quent tuxes by sale of the londs. . Tt is in the dizcretion
of the Council to extend by by-law the time for the lovy of faxes
by sule of tho lands to the yenr following that in which they are
dite. Thus the delinguent tax vote becomes a powerful fnctor
making for delay, through its influenco at bhe election of councils
and the intimidasion of councillors ; for at the intervening eouneil
eleckion that voto is invariably cast for cundidates—not infre-
quently themselves tox detinquents—who favour postponing ax
sules to next year, or, for that mattor, to the Greek Kalends.

The subordination of municipal finence to municipal politica
itas in this as in othor respects been productive of the most serions
evils,

The inevitable outcome has been an enormous nceumulation -

of arrcars of taxes. This growth of arrears hes been

accompanied by lenvy borrowing, in order to meebd current ex-

penses of administration and to finance extravegant undertakings
handed on in many cases as o legacy from the period of Ieverish
davelopment.

It is significant that in Vancouver, where at the end of
1918 the debt was $41,669,196 and the tax arrears were
$456,453, fhore had been no tax sales sinoe 1909, The
Vanevuver City Council apparently took no steps io collect
the arrears by proceeding as il could do against the defaulicrs,
and obliging them if they could nat pay fo swrrender thety land.

Imorstation 10 Barorcs Tax ConLECTION

. "Phe land value rate was not, in £act, levied in these cases.

The interests of the speculators coinecided with the munieipal

seheme of trying to finance the city through a period of

depression on the basis of real estate valnations which
had no existenee in fact.

Since the report of the Manitoha Comumission was pub-

lished the provinecial parliaments in Alburta, Saskatchewan
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and Pritish Columbia have passed legislation requiring
compulsory municipal action against defautters, and sim-
plifying title to land purchased as the result of tox sales.

This legislation lLas had a good eficet. The Annual
Report of the Inspector of Municipalities in British Columbia
for the year ended 3lst December, 1920, shows that the .
total arrears of faxes were $8,248,455 as compared with
814,631,217 a6 the end of the year 1918, the last men-
tioned being the highest point on record. In Vanecouver
the arrears declined from 85,456,453 in 1918 to $3,817,326
in 1920,

Tt is important to notice that in British Columbia the
lands held by the municipsalities, which were taken over
through tax sale procecedings, ineressed during the yrar
1920 from 53,385,871 to §5,247,788..

The Annual Report of the Depurtment of Municipal
Aflairs in Alberta, for the year 1920, states that the Tax
Recovery Act of 1019 hecame operative on st July, 1920,
and in nearly all of the provinee the sale of land under that
Act was carried out. The large inerease in tox collections
was largely due to that Act.

Tur Evipence or axy Ex-Mavonr

Mr. Louis . Taylor, ex-Mayor of Vancouver, gives
a description of events in South Vancouver, which further
disposes of the alleged ** failure of the Single Tax.” W riting
in the Los AnceLes Toms of 16th Januwary, 1920, Mr.
Taylor declares :—-

South Vuncouver troublea started with tho collapse of the
renl estate hoom, which resched its apex in 1914, To under-
stand the sibuntion, one must consider that the Mumicipality
of South Vaneouver covers §43 square miles, and being adjoecnt
to Vaneouver City fo the soutly, ib wes, from EHIT 1o 1914, subject
to the grontest land speculation ever scen in British Columbin.
Before 1007 it had a very small population. The population
to-duy is in the neighhourhood of 23,000, and is composed mostly
of the labouring clags, who own their ewn homes.  During hoom
days, real estate speenlators hought ercage, subdivided it into
mostly 25 and 33 feol lofs.  In order to make thesce lots acecessible,
roads had to be built, side-walks lnid, water and sewer systems
construcbed, trunk Hne strests puved, and all thie of the sxpensa
af the municipality. The consequence of this unressonalle
real ostate hoom was, when it collapsed in 1014, tha$ thousands
and thousands of lots were in the hands of speculators wha had
made only the first or second puyment. Thoy had purchssed
these lote on a basis of o city with u miltion population, and in
1914 found that with the dectaration of war and the condition of
the moeney market, thoy could not selk their property or muke
further payments. "Thus they did not attempt to pay laxes.

Aguir, there wore mortgage companies which had advanced
money to the parties who fnd originally subdivided large tracta.
Tt was diffiealt to push foreclosuro proceedings to n successful
issue on nccouni of the Moratorium Act. Therefore, taxoes were
allowed to seenmuinte. The Cunadinn Pacific Ruilway Company
holds thousands of seres in the municipslity. They, logethor
with other largo interests, succeeded in persuading the Com-
missioner to tux improvements, thus gelting their nssessments
reduced and the rate lowersd. "The appointment of 2 Com-
missioner wis made without the congent of the residents of South
Vancouver, who had a duly elected muyor and council. Tt was
the result of a political play by the purty in power. They saw o




