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Tue evident juftice and utility of: the . foregoing maxims have
recommended them. more or lefs to the attention of all nations.
All nations :have -endeavoured, . to the. beft of their judgement, to
vender their taxes as. equal, as certain, .as conveniept to:the contri-
butor,, both in. the time and in the mede of -pa;{meﬁt-, and,. in
proportion to the revenue which they -brought to the prince, as,
little burdenfome to the people as. they could contrive... The follow-
ing fhort review of fome of.the principal taxes which have taken
place . in different ages.and countries will fhow - that the endeavours
ef all nations, have not.in this refpect been equally fuccefsful,.

ARTICLE L

Taxes, upon Rent, . Taxes upon.the Rent of Land,

A TAX upon the rent of land may either be impofed according
to a certain canon, every diftri¢t being valued at a certain rent,
which valuation is not afterwards to be altered; or it may be
impofed in fuch a manner as to vary with every variation in the

real rent of the land, and to rife or fall with the improvement or
declenfion of its cultivation.

A ranp tax which, like that of Great Britain, is impofed
according; to a certain invariable canon, though it fhould be equal-
at the time of itsfirfteftablifhment, neceffarily becomes unequal in
procefs of ‘time according to the unequal degrees of improve-
ment: or neglett* in - the  cultivation of the different parts of”
the country. In England, the valuation according to which
the- different counties and parifhes were affeffed to the land-
tax by the 4th of ‘William and Mary was very unequal even at its
firft eftablihment.- This tax, therefore, fo. far offends againft'
the firft of the four maxims above-mentioned: It is perfectly
agreeable to-the: other three. It is perfectly certain. The time of
payment-for the tax, being the fame as that for the rent, is as

4. convenientg
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convenient as it can be to the contributor. Though the landlord CHAP.
is in all cafes the real contributor, the tax is commonly advanced ——v

by the tenant, to whom the landlord is obliged to allow: it in the
payment of the rent. This tax is levied by a much fmaller number-of
officers than any other which affords nearly the fame revenue. As
+he tax does not rife with' the rife of the rent, the fovereign does not
fhare in the profits of the landlord’s improvements. The tax,
therefore, does not difcourage thofe improvements, nor keep down
the produce of the land below what it would otherwife riféto. As
it has no tendency to diminifh the quantity, it can have none
to raife the price of that produce. It does not obftruét the induf-
try of the people. It fubjeéts the landlord to no other inconve-
niency befides the unavoidable one of paying the tax.

Tue advantage, however, which the landlord has derived from
the invariable conftancy of the valuation by which ‘all'the Tands of
Great Britain are rated to the land-tax, has been principally
owing to fome circumftances altogether extrancous to the mature

of the tax.

It has beenowing in part to the great profperity of almoft ‘every
partof the country,the rents of almoft all the eftates of Great Britain
having, fince the time when! this valuation was firfteftabliflied, been
continually rifing, and fcarce any of them having fallen. The land-
{ords, therefore, have almoft all gained the difference between the tax
“which they would have paid, according to the prefent rent of their
eftates, and that which they actually pay according to the ancient
valuation. Had the ftate of the country been different, had rents
been gradually falling in confequence of the declenfion of cultiva-
tion, the landlords would almoft all have loft this difference. In
the ftate of things which has happened to take place fince the revo-
lution, “the conftancy of the valuation has been advantageous fo the
1andlord and hurtfal to the fovereign. In a different ftate of things

Iiiz2 it
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it might have been advantageous to the fovereign and hurtful to
the landlord.

As the tax is made payable in money, fo the valuation of the
land 1s expreffed in money. Since the eftablithment of this
valuation the value of filver has been pretty uniform, and there
has been no alteration in the ftandard of the coin either as to
weight or finenefs. Had filver rifen confiderably in its value, as it
feems to have done in the courfe of the two centuries which
preceeded the difcovery of the mines of America, the conftancy of
the valuation might have proved very oppreflive to the landlord.
Had filver fallen confiderably in its value, as it certainly did for
abouta century at leaft after the difcovery of thofe mines, the {ame
conftancy of valuation would have reduced very much this branch
of the revenue of the fovercign. Had any confiderable alteration
been made in the ftandard of the money, either by finking the
fame quantity of filver to a lower denomination, or by raifing it to

a higher; had an ounce of filver, for example, inftead. of being

comned into five fhillings and twopence, been coined either into
pieces which bore fo low a denomination as two fhillings and
{feven-pence, or into pieces which bore fo high a one as ten fhillings
and fourpence, it would in the one cafe have hurt the revenue
of the proprietor, in the other that of the fovereign.

In circumftances, therefore, fomewhat different from thofe which
have actually taken place, this conftancy of valuation might haye
been a very great mconveniency, either to the contributors, or to the
commonwealth, In the courfe of ages fuch circumftances, how-
ever, muft, at fome time or other, happen. But though empires,
like all the other works of men, have all hitherto proved mortal,
yet every empue aims at immortality. Every conftitution, there-
fore, which it is meant fhould be as permancnt as the empire
itfelf, ought to be convenient, not in certain circumftances only,

but
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but in alk circumf{tances; or ought to be fuited; not to thofe cireuam- € H”f‘i P.
ftances which are tranfitory, occafional, or accidental, but to thofe

which are neceffary and therefore always the fame.

A Tax upon the rent of land which varies with every variation
of the rent, or which rifes and falls according to the improvement
or neglect of cultivation, is recommended by that {et of men of
letters in France, who call themfelves, the oeconomifts, as the
moft equitable of all taxes.' Al taxes, they pretend, fall Liitimatel}f
upon the rent of land, and ought therefore to be impofed equally
upon- the fund which muft finally pay-them. That all taxes ought
to fall as equally as poffible upon the fund which- muft finally pay
them, /is-certainly true.”  But without entering into the difagree-
able: difcuffion’ ‘of the metaphyfical arguments by which they fup-
port: their very ingenious theory, it will fufficiently appear from
the following review, what are the taxes which fall finally upon the
rent of the land, and what are thofe which fall finally upon fome
other fund,

In the Veenetian terrvitory all the arable lands which are given in
leafe to farmers are taxed at a tenth of the rent*, The leafes arc
récorded in a public regifter which is kept by the officers of revenue
in each province or diftrit. 'When the proprietor cultivates his
own.lands, they are valued according to an equitabl¢ eftimation
and he is allowed a deduction of one-fifth of the tax, fo that for
fuch lands he pays only: eight:inftead of ten pze cent. of the
fuppofed rent.,

A ranp-tax of this kind: is certainly more equal than the
land-tax of England, It might not pechaps be altogether fos
certain, and the affefflment of the tax might frequently occafien a

#" Memoires concernant les Drditss p, 240, 241,
‘-EDC[L.
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good deal more trouble to the landlord. ' It might too be a good
‘deal more expenfive in the levying.

Sucm a fyftem of adminiftration, however, might perhaps be
contrived as.-would in a great meafure both prevent this uncertainty
.and moderate this expence,

Tue landlord and tenant, for example, might jointly be obliged

+to record their:leafe in.a public regifter. = Proper penalties might

be enafted: againft concealing or mifreprefenting any of the condi-
tions ; and if part of thofe penalties was to be paid to either of the
two partieswho informed, again{t and iconvicted the other of fuch

-concealment, or miflreprefentation, it'would effectually deter them

from combining together in order to defraud-the public revenue.

-All the conditions of the leafe might be fuﬂicieutl:,r Jknown from

duch a record.

Somz landlords, inftead of raifing the rent, take a fine for the
renewal of the leafe. ‘This pradtice isin moft cafes the expedient

«of adpendthrift, who for a fum of ready money fells a future reve-
-nue of much greater: value. Itdsin moft cafes, therefore, hurtful

to the landlord. It is frequently hurtful to the tenant, and it is
always hurtful to the community. It frequently takes from the
tenant fo great -a part of his capital, and thereby diminifhes fo
much his ability to cultivate the land, that he finds it more difficult
to pay a {mall rent than it would otherwife have been-to pay a great
one. Whatever diminifhes his ability to cultivate, neceffarily keeps
down below what it would otherwife have been the moft important
part of the. revenue of jthe community. By rendering the tax
upon fuch fines a good deal heavier than upon the ordinary rent,
this huitful praCtice might be difcouraged to the no fmall advantage

of
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of all' the different: parties:concerned, | of the: landlord,! of- the:

tenant, .of the fovereign, and:of the whole community:

Some leafes preferibe to the tenant a certamn’ mode of cultivation, -
and a certain fucceflion:of crops during the whole ccontinuance fofr

the leafe. This-conditior: (which is generally the effeét of the
landlords conceit of his own fuperior knowledge;: a.conceit in moft

cafes very ill founded) ought always to be-confidered-as- an-additional:!

rent; as.a. rent.in fervicc inftead of a rentin. money! In order
to difcourage the pratice, which isigenerally a foolifh one; this
{pecies of rent might be valued rather high,.and confequently taxed
fomewhat ‘higher than common money rents.|

Some landlords, inftead: of, a rent im:money, require a: rent in
kind, in corn, cattle, poultry, wine, oil, &ec. others again require:
a rent in fervice.. Such rentsare always more hurtful to the tenant

than beneficial' to the landlord. They either take more or keeps;

more out of the pocket of the former than they put into that of

the latter. In every .country where they  take place, the tenants.

are poor and beggarly, puetty - much according to the dégree in!
- which they. take place. . By;valuing, in the.famernianner; fuch

rents rather high,. and confequently taxing.them fomewhat higher

than common money-rents) a practiee which is hurtful to thelwhole
gomumunity might perhaps be fufficiéntly difcouraged.

Waen the landlord: chole to ‘occupy -himfelf a- part:of: hisyowin

lands, the rent might be «vtlued according to an:equitable arbitra= -

tion of the farmers and landlords in-thé neighbourhood, andia

moderate abatement of the tax might be granted to him in the famev
manner as in-the Vencuan territory 5 provided the rent of the lands»

which he occupied did not exceed a certain fum. . It'is of import-
ance that the landlord {thould -be encouraged: to! cultivate a part of
his;
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his own land.! His capital is generally greater than that of the
tenant, and with lefs {kill' he can frequently raife a greater pro-
duce, The landlord can afford to try experiments, and is generally
difpoled to do fo.  rHis unfuccefsful experiments occafion only “a
moderate lofs: to -himfelf. - His fuccefsful ones contribute to the
improvement and better cultivation' of the whole country, It
might be of importance however, that the abatement of the tax
{hould encourage him to cultivate to a 'certain extent only. “If
the landlords fhould the greater part of them be tempted to farm
the whole of their own lands, the country, (inftead of fober
and induftrious tenants, who are bound by their own intereft
to cultivate as well " 'as - their 'capital and fkill will allow
them) would be filled with idle and profligate bailiffs, whoi:
abufive management would foon - degrade the cultivation and
reduce the annual produce of the land, to the diminution, not
only of the revenue of their mafters, but of the moft important
part of that of the whole fociety. '

Svem a'fyftem of adminiftration might perhaps free a tax of
this kind from an}r degree of uncertainty which could occafion
either oppreflion-or inconveniency to the contributor; and might

at the fame time ferve to introduce into- the common management
of land, fuch a ‘plan or pelicy as might contribute a good deal
to the general improvement and good cultivation of the country.

Tur expence of levying a'land-tax, which varied" with every
variation of theirent, would ‘no doubt be fomewhat greater than

that of levying one which was always rated according to a fixed
valuation. ~ Some additional expence would neceffarily be in-

curred both by the different regifter offices which it would be
proper to eftablith inuthe different diftricts of the country, 'and
by the different valuations which might occafionally be' made of

6 the
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the lands which the proprietor chofe to occupy himfelf. The
expence of all this, however, might be very moderate, and
much below what is incurred in the levying of many other taxes
which afford a very inconfiderable revenue in comparifon of what
might eafily be drawn from a tax of this kind.

THE difcouragement which a variable land-tax of this kind
might give to the improvement of land feems to be the moft im-
portant objeftion which can be made to it. The landlord would
certainly be lefs difpofed to improve when the fovereign, who
contributed nothing to the expence, was to fhare in the profit of
the improvement, Even this objetion might perhaps be obviated
by ﬂ]lm-.ring the landlord, before he began his impmvement, to
afcertain, in conjunétion with the officers of revenue, the actual
value of his lands according to the equitable arbitration of a
certain number of landlords and farmers in the neighbourhood
equally chofen by both parties; and by rating him according  to
this valuation for fuch a number of years, as might be fully
fufficient for his complete indemnification. To draw the attention
of the fovereign towards the improvement of the land, from a
regard to the increafe of his own revenue, is one of the principal
advantages propofed by this fpecies of land-tax, The term, there-
fore, allowed for the indemnification of the landlord ought not
to be a great deal longer than what was neceffary for that pur-
pofe; left the remotenefs of the intereft fhould difcourage too
much this attention. It had better, however, be fomewhat too
long than in any refpect too fhort. No encitement to the atten-
tion of the fovereign can ever counter-balance the fmalleft difcou-
ragement to that of the landlord. The attention of the fovereign
can be at beft but a very general and vague confideration of what
is likely to contribute to the better cultivation of the greater part
of his dominions. The attention’ of the landlord is a particular
and minute confideration of what is likely to be the moft advan-

Vor. II. Kkk tageous
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tageous application of ‘every inch of ground upon his eftate. The
ptificipal attéention of e fovereign ought to be to encourage, by
every means in his power, the attention both of the landlord and
of the farmer'; by allowing both to purfue their own intereft in
their own way, and aceording to their own judgément ; by giving
to both the moft perfett fecurity that they fhall enjoy the full
recompence of their own induftry ; and by procuring to both the
moft extenfive markét for “every part of themr produce in confe-
QHence of eftablifhing the'eafieft ‘and fafet communications both
by Tand and by water, through every part of his own dominions,
as well as the moft unbounded freedom of exportation to the do-
minions of all other princes.

I¢ by fuch a fyftem of adminiffration a tax of this kind could'
be fo managed as to give, not only no difcouragement, but, on
the contidary, fome encouragement to- the improvement of land,
it does not appear likely to oecafion any other inconvehicncy: to
the landlotd, except always the unavoidable one of being obliged
to pay the tax,

Tx all the variations of the ftate of the fociety, in theimprove-
ment and in the declenfien of agriculture ;. in-all the variations in

“the value of filver, and in all thofe in the ftandard of thecoin, a

tax of this kind would, of its own accord and without any atten-
tion of government, readily fuit .itfelf to the actual fituation of
things, and would be equally juft and equitable in all thofe dif-
ferent changes. It would, therefore, be much more proper ta
be eftablifhed . as.a perpetual and unalterable regulation, or as
what is called a. fundamental law'of the common-wealth,
than any tax which was always to be levied according to a certain
valuation,

Some ftates, inftead of the fimple and obvious expedient of a
regifter of leafes, have had recourde to the laborious and expenfive

9 one
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one of an atual furvey and valuation of all the lands in the
country, They have fufpected, probably, that the leffor and leflee,
in_order to defraud the public revenue, might combine to conceal
the real terms of the leafe. Doomfday book feems to have been
the refult of a very accurate furvey of this kind,

In the antient: dominions, of the king of Pruffia the land-tax
is aflfefled according to an actual furyey aud valuation, which is
reviewed and altered from time to time *. According to that valua-
tion the lay proprictors pay from twenty to twenty-five per cent.
of their revenue. Ecclefiaftics from forty to forty-five per cent,
The furvey and valuation of Silefia was made by order of the
prefent king ; it is faid with great accuracy. According to that
valuation the lands belonging to the bifhop of Breflaw are taxed
at twenty-five per cent. of their rent. ~ The other revenues of the
ecclefiaftics of both religions, at fifty per cent. 'The commande-
ries of the Teutonic order and of that:of Malta, at forty per cent.
Lands held: by.a noble tenure, at thirty-eight and one-third. per
cent. Lands held by a bafe tenure, at thirty-five and one-third
per cent.

Tuy furvey and valuation of Bohemia is faid to have been
the work of more than a hundred years. It was not perfected
till after the peace of 1748, by the erders of ‘the prefent emprefs
queen. The furvey ofi the dutchy of Milan, which was. begun
in. the time of Charles. VL was not perfeéted till after -176a.
It is efteemed one of the moft accurate that has ever been made.
The furvey of Savoy 4nd Piemont was executed under the orders
of the late king of Sardinia 1.

# Nemoires.concerpant les Droiisy, &g, tomeds, pat Fay 115y 126, &,
+ 1d. p. 83, B4, 1 Id..p. 280, &r. alfo p.-23;, &c. to0 316,
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In the dominions of the king of Pruffia the revenue of the
church is taxed much higher than that of lay proprietors. ‘The
revenue of the church is, the greater part of it, a burden upon
the rent of land. It feldom happens that any part of it is applied
towards the improvement of land ; or is fo employed as to cor-
tribute in any refpect towards increafing the revenue of the great
body of the people. His Pruffian majefty had probably, upon
that account, thought it reafonable that it fhould contribute a
good deal more towards relieving the exigencies of the ftate. In
fome countries the lands of the church are exempted from' all
taxes. In others they are taxed more lightly than other lands.
In the dutchy of Milan, the lands which the church poliefied before
1575, are rated to the tax at a third only of their value.

In Silefia lands held by a noble tenure are taxed three per cent,
higher than thofe held by a bafe tenure.  The honours and pri-
vileges of different kinds annexed to the former, " his Pruffian
majefty had probably imagined, would fufficiently compenfate to
the proprietor a fmall aggravation of the tax; while at the fime
time the humiliating inferiority of the latter would be in fome
meafure alleviated by being taxed fomewhat more lightly, In
othér countries the fyftem of taxation, inftead of alleviating,
aggravates this inequality. In the dominions of the king of
Sardinia, and in thofe provinces of France which are fubject
to what is called the Real or predial taille, the tax falls alto=

gether upon the lands held by a bafe tenure. Thofe held by a
noble one are exempted.

A Lanp-TAx aflefled according to a general furvey and valua-
tion, how equal foever it may-be at firft, muft, in the courfe of
a very moderate period of time, become unequal. To prevent
its becoming fo would require the continual and painful attention
of government to all the variations in the ftate and produce of

4 cvery
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every different farm in the country. The governments of Pruffia, CHAP.
of Bohemia, of Sardinia, and of the dutchy of Milan, actually l,....[,,l-...n
exert an attention of this kind; an attention fo unfuitable to the

nature of government, that it is not likely to be of long conti-

nuance, and which, if it is continued, will probably in the long-

run occafion: much more trouble and vexation than it can pof-

fibly bring relief to the contributors.

In 1666, the generality of Montauban was affefled to the
Real or predial taille according, it is faid, to a very exatt furvey
and valuation ®*. By 1727, this afleflment had become altogether
unequal. In order to remedy this inconveniency, government
has found no better expedient than to impofe upon the whole
generality an additional tax of a hundred and twenty thoufand
livres. This additional tax is rated upon all the different diftrits
fubjeét to the taille according to the old affefflment. But it is
levied only upon.thofe which in the altual-ftate of things are by
that affeffment under-taxed, and it is applied to the relicf of
thofe which by the fame affefiment are over-taxed, Two diftriéts,
for example, one of which ought in the aCtual ftate of things ta
be taxed at nine hundred; the other at eleven hundred livres,
are by the old aflement both taxed at a. thoufand livres.. Both
thefe diftriéts are by the additional tax rated at eleven hundred
livres each. But this additional tax is levied only upon the diftrict
undercharged, and it is. applied altogether to the relief of that
over-charged, which confequently pays. only nine hundred livres.
The government neither gains nor lofes by the additional tax,
which is applied altogether to remedy the inequalities arifing from
the old affeffiment. The application is pretty much regulated
according to the difcretion of the intendant of the generality,,
and muft, therefore, be in a great meafure arbitrary.

& [d. tome ii. p. 137, &c. :
Taxes
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Taxes which are proportioned, . not to the Rent, but to the produce
of Land,

T AXES upon’the preduce of land dre in reality taxes upon the
rent; and though they may be originally advanced by the farmer,
are finally paid by the landloerd. *When a certain portion of the
produce is to be paid away for a tax, the farmér computes, as
well as he can, what the value of this portion is, one year with
another, likely to amount to, and he makes a proportionable abate-
ment in the rent which he agrees to pay to the landlord, There
is no farmer who does not compute beforehand what the church-
tythe, which is a land-tax of this kind, is, one year with another,
likely to amount to.

Tue tythe, and every other land-tax of this kind, under the
appearance of perfeét equality, are very unequal taxes; a certain
portion of the produce being, in different fituations, equivalent to
a very different portion of the rent, In fome very rich lands the
produce is fo great, that the one half of it is fully fufficient to
replace to the farmer his capital employed in cultivation, together
with the ordinary profits of farming ftock in the neighbourhood,
The other half, or, what comes to the fame thing, the value of the
other half, he could afford to pay as rent to the landlord, if there
was 1o tythe.  But if a tenth of the produce is- taken from him
in the way of tythe, he muft require an abatement of the fifth
part of this rent, otherwife he cannot get back his capital with
the ordinary profit. In this cafe the rent of the landlord;, inftead
of amounting to a half, or five-tenths of the whole produce, will
amount only to four-tenths of it. In poorer lands, on the con-
trary, the produce 15 fometimes fo fmall, and the expence of culti-
vation fo great, that it requires four-fifths of the whole produce to
replace to the farmer his capital with the ordinary profit. In this

cale,
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¢afe, though there was no tythe, the rent of the landlord could
amount to no mofé than one-fifth or two-tenths of ‘the whole
produce. But if the farmer pays one-tenth of the produce in the
way of tythe, he muft require an ¢qual abatement of the rent of
* the landlord, which will thus be reduced to one-tenth only of the
whole produce. Upon the rent of rich lands, the tythe may fome-
times be a tax of no more than one-fifth part, or four fhillings in
the pound ; wheteas, upon that of poorer lands, it may fometimes
bé a tax of one-half, ‘or of ten fhillings in the pound.

Tue tythe, as it is frequently a very unequal tax upon the rent,
fo.it is always a great difcouragement both to the improvements of
the landlord and to the cultivation of the farmer. The one cannot
venture to make the moft important, which are generally the moft
cxpenﬂvc improvements ; nor the other to raile the moft valuable,
which are gencrnll}r too the moft expenfive-crops; when the church,
which fays out no part of the expence, is to fhare {o-very largely in
the profit. The cultivation of madder was. for a long time con-
fined by the tythe to the United Provinces, which, being prefbyte-
rian countries, and upon that account exempted from this deftructive
tax, enjoyed a fort of monopoly of that ufeful dying drug againft
the reft of Europe. The late attempts to introduce the culture
of this plant. into England, have been made only in confequence
of the ftatute which enaéted that five fhillings an acre fhould be
received in lieu of all manner of tythe upon madder.

As through the greater part of Europe,. thie church, fo in many
different countries of Afia the ftate, is principally fupported by a
jand-tax, proportioned, not to the rent, but to the produce of the land.
In China, the principal revenue of the fovereign conlfifts in a tehth
part of the produce of all the lands of the empire. 'This tenth
part, however, is eftimated fo very moderately, that, in many pro-

vilices,
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BOP K vinces, it is faid not to exceed a thirtieth part of the ordinary pro-
4 duce. The land-tax or land rent which ufed to be paid to the

Mahometan government of Bengal, before that country fell into
the hands of the Englilh Eaft India company, is faid to have
amounted to about a fifth part of the produce. The land-tax of
antient Egypt is faid likewife to have amounted to a fifth part,

In Afia, this fort of land-tax is faid to intereft the fovereign in
the improvement and cultivation of land. The fovereigns of
China, thofe of Bengal while under the Mahometan government,
and thofe of antient Egypt, are faid accordingly to have been ex-
tremely attentive to the making and maintaining of good roads
and navigable canals, in order to increale, as much as poffible,
both the quantity’ and value of every part of the produce of the
land, by procuring to every part of it the moft extenfive market
which their own dominions could afford. The tythe of the church
is divided into fuch fmall portions, that no one of its proprietors
can-have, any intereft of this kind. The parfon of a parith ‘could
never find his account in making a road or canal to a diftant part
of the country, in order to extend the market for the produce of
his own particular parifh. Such taxes, when deftined for the main-
tenance of the ftate, have fome advantages which may ferve in
fome meafure to balance thewr inconveniency.  When deftined for
the maintenance of the church, they are attended with nothing
but inconveniency.

T axes upon the produce of land may be levied, cither in kind ;
or, according to a certain valuation, in money,

Tue parfon of a parifh, or a gentleman of fmall fortune who
lives upon his eftate, may fometimes, perhaps, find fome advantage

in receiving, the one his tythe, and the other his rent, in kind.
The
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The quantity to be colletted, and the diftrict within which it is to
be collefted, are fo fmall, that they both can overlee, with their
own eyes, the collection and difpofal of every part of what is due
to them. A gentleman of great fortune, who lived in the capital,
would be in danger of fuffering much by the neglect, and more by
the fraud of his factors and agents, if the rents of an eftate in a
diftant province were to be paid to him in this manner. The lofs
of the fovereign, from the abufe and depredation of his tax-gather-
ers, would neceffarily be much greater. The fervants of the moft
carelefs private perfon are, perhaps, more under the eye of their
malter than thofe of the moft careful prince; and a public reve-
nue, which was paid in kind, would fuffer {fo much from the mif-
management of the colleCtors, that a very fmall pait of what was
levied upon the people would ever arrive at the treafury of the
prince. Some part of the public revenue of China, however, is
faid to be paid in this manner. The Mandarins and other tax,
gatherers will, no doubt, find their advantage in continuing the
practice of a payment which is fo much more liable to abufe than
any payment in money.

A Tax upon the produce of land which is levied in money,
may be levied either according to a valuation which varies with all
the variations of the market price; or according to a fixed valua-
tion, a bufhel of wheat, for example, being always valued at one
and the fame money price, whatever may be the ftate of the mar~
ket. ‘The produce of a tax levied in the former way, will vary
only according to the variations in the real produce of the land,
according to the improvement or neglet of cultivation. The pro-
duce of a tax levied in the latter way will vary, not only accord-
ing to the variations.in the produce of the land, but according: to
both thofe in the value of the precicus metals, and thofe in the
quantity of thofe metals which is at different times contained in
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coin of the fame denomination. The préduce of the formeér will
always bear the fame proportion to the value of the real produce
of the land. The produce of the latter may, at different times,
bear very different propertions to' that: value,

Waex, mftead cither of a certain portion of the produce of
land, or of the price of a certain portion, a certain fum of money
is to be paid in full compenfation for all tax or tythe; the tax
becomes; in this cafe, exactly of the fame nature with the land-tax
of England. It neither riles nor falls'with the rent of the land.
It neither encourages nor difcourages improvement. The tythe in
the greater part of thofe panithes which pay what is called a Modus
in licwof all other tythe, is a tax of this kind. During the Maho-
metan government of Bengal, inftead of the payment in kind of a
fifth part of the produce, a modus, and, 1t is {aid, a very moderate
one, was eftablifhed in the greater part of the diftricts or zeminda-
ries of the country. Some of the fervants of the Eaft India com-
pany, under pretence of reftoring the public revenue to its proper
value, have, in fome provinces, exchanged this modus for a pay-
ment in Kind. Under their management this change is likely both
to difcourage cultivation) and to give new opportunities' for abufe
in the colleftion of the public revenue, which has fallen very much
below what it was faid'to have. been when it firft fell under the
management of the company. The fervants of the company may,
perhaps, have profited by this change, but at the expence, it is pro-
bable, both of their mafters and of the country,

Taxes upon the Rent of Houfes,

THE rent of a houfe may be diftinguifhed into two parts, of
which the one may very properly be called the Building rent; the
other is commonly called the Ground rent,

o 2 THE
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Tue building rent is'the intereflt or profitof the capital expended C Hliq P.
in building the houfe. In order to put the trade of a builder upon wty—v

a level with other trades, it is neceflary that this rent fhould be fuf-
ficient, firft, to pay him the fame interelt which he would have got
for his capital if he had lent it upon good fecurity ; and, fecondly,
to keep the houfe in conftant repair, or, what comes to the fame
thing, to replace, within a certain term of years, the capital
which had been employed in building it, The building rent, or
the ordinary profit of building, is, therefore, every where regu-
lated by the ordinary intereft jof money. Where the market rate
of intereft i1s four per cent. the rent of a houfe which, over
and above paying the ground rent, affords fix, or fix and a half per
cent. upon the whole expence of building, may perhaps afford a
fufficient profit to the builder.. Where the market rate of interet
1s five per -cent. it may perhaps require {feven or feven and a half
per cent. If, in proportion to the intereft of money, the trade of
the builder affords at any time a much greater profit, than this; it
will foon draw fo much, capital from other trades as will reduce the
profit toits proper level. If it affords at any time much lefs than
this, other trades will foon draw fo much capital from it as will
again raife that profit,

WraTevER part of the whole rent of a houfe is over and above
what is fufficient for affording this reafonable profit,  naturally goes
to the ground-rent; and where the owner of the ground and the
owner of the building are two different perfons, is, in moft cafes,
completely paid to the former. This furplus rentis the price
which the inhabitant of the houfe pays for fome real or fuppofed
advantage of the fituation. In country houfes, at a diftance from
any great town, where there is plenty of ground to chufe. upon,
the ground rent is fcarce any thing, or no more than what the
ground which the houfe ftands upon would pay: if employed in

£ b agriculture.
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B U\f} E agiiculture. In country villas in the neighbourhood of foine great
v~ town, it is fometimes a good deal higher; and the peculiar conve-

niency or beauty of fituation is there frequently very well paid for.
Ground rents are generally higheft in the capital, and in thofe par-
ticular parts of it where there happens to be'the greateft demand for
houles, whatever be the reafon of that demand; whether for trade
and bufinefs, for pleafure 'and fociety, or for mere vanity and

_ fathion.

A Tax upon houle-rent; payable by the tenantand proportioned
to the ‘whole rent of each houle, could not, for 'hny confiderable
time at leaft, affect the building rent. ' 1f the builder did not get
his reafonable profit, he would be obliged to quit the trade ; 'which,
by raifing the demand for building, ‘would in a fhort time bring
back his profit to its proper level with that of other trades. Neither
would fuch a tax fall altogether @pon the ground reiit ; butit would
divide itfelf in fuch a manner as to fall, 'partly upon -'.i‘he'i.t!'thabiftétht
of the houfe, ‘and partly upon the owner of the ground.

Let us fuppofe, for examp'}a, ‘that"'a 'pﬁi'ti(’:ular' perfon judges
that he can afford for houfe-rent an expence of fixty pounds a
year; and let us fuppofe too that a tax of four fhillings in the
pound, or of ‘one-fifth,payable by  the 'inhabitant, is Taid upon
houfe-rent. ‘A houfe of fixty pounds rent willin this cafe coft
him feventy=-two poundsa year, which is twelve pounds more than
he thinks he can afford, “He will,  therefore, ‘content himfelf with
aworfe houfe, or ‘a houfe of fifty pounds rent, which, with the
additional ten pounds that hehnft pay for'the tax, will make up the
fam of fixty pounds a year, the expence which he'judges he can
afford ; and in order ' to pay the tax he will give up a part of the
additional conveniency which he might have had from 'a houfe of
ten 'pournids a year moére rent. He will give up, I fay, a partof

this
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this additional conveniency ; for he will feldom be obliged to give € U”ﬁ P.
up the whole, but will, in confequence of the tax, get a better emyad

houfe for fifty pounds a year, than he could have got if there had
been notax. Foras‘a tax of this kind, by taking away this parti-
cular competitor, muft diminifh the competition for houfes of fixty
pounds rent, fo it muft likewife diminifh it for thofe of fifty pounds
rent, and in the fame manmer for thofe of all other rents, except
the lowelt rent, for which it would for fome time increafe the com-
petition.  But the rents of every clafs of houfes for which the com-
petition was diminithed, would neceflarily be more or lefs reduced.
As no partof this reduction, however, could, for any confiderable
time at leaft, "affe€t the bailding rent ; the whole of it maft in the
long-run neceffarily fall upon the ground-rent. The final pay-
ment of this tax, therefore, would fall, partly upon the inhabitant
of the houfe, who, in order to pay his fhare, would be obliged to
give up a part of his conveniency ; and partly upon the owner of the
ground, who, 1n order to pay his fhare, would be obliged to give
up a part of his revenue. In what proportion this final payment
would be divided between them, it 1snot perhaps very ealy to afcer-
tain. ‘The divifion would probably be very different in different
circumftances, and a tax of this kind might, according to thofe
different circumftances, affeét very unequally both the inhabitant
of 'the houfe and the owner of the ground.

Tae inequality with which a tax of this kind might fall upon
the owner's of different grodnd rents, ‘would arife altogether , from
the accidental inequality of this divifion. But the inequality with
which it might fall upon the inhabitants of different houfes would
afife, notonly from this, but from another caufe. "The proportion

of the expence of houfe-rent to the whole expence of hving, is:

different in the different degrees of fortune. It is perhaps higheft
in the higheft degree, and it diminifhes gradually through'the infe-
8 rior
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BOvU K rior degrees, fo as in general to be loweft ‘in the loweft degree.
'~ The neceflaries of life occafion the great -expence of the poor.,

They find it difficult to get food, and the greater part of their little
revenue is fpent in getting it. ‘The luxuries and wvanities of life
accafion the principal expence of the. rich; and a magnificent
houfe embellifhes and fets off to the beft advantage all the other
luxuries and vanities which they poflefs. A tax upon houfe-rents,
thercfore, would in general fall heavieft upon the rich; and in this
fort of nequality there would not, perhaps, be any thing very
unreafonable. It 1s not very unreafonable that the rich fhould
contribute to the public expence, not only in proportion to their
revenue, but fomething more than in that proportion.

TuE rent of houfes, though it in fome refpets refembles the rent
of land, is in one refpet efientially different from it. The rent of
land is paid for the ufe of a produllive fubjeét. . The land which
pays it produces it. The rent of houfes is paid'fn'ar the ufe of an
unproductive fubject. Neither the houfe nor the ground which it
ftands upon produce any thing. ‘The perfon who pays the rent,
therefore, muft draw it from fome other fource of revenue,
diftin¢t from, and independent of, this fubjet. A tax upon
the rent of houfes, fo far as it falls upon the inhabitants, muft
be drawn from the fame fource as the rent itfelf, and muit be
paid from their revenue, whether derived from the wages of labour,
the profits of ftock, orthe rent of land. So far as it falls upon
the inhabitants, it is one of thofe taxes which fall, not upon one
only, but indifferently upon all the three different fources of reve-
nue; and is in every refpect of the fame nature as a tax upon any
other fort of confumable commodities. In general there is not,
perhaps, any one article of expence or confumption by which the
liberality or narrownefs of a man's whole expence. can be better
judged of, than by his houfe-rent, A proportional tax. upen

this
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this particular article of expence might, perhaps, produce a more CHAP.
confiderable revenue than any which has hitherto been drawn from '....-i:-—_l-
it in-any part of Eurcpe, 'If'the tax indeed was very high, the

greater part'of people would endeavour t¢ evade it ds much as

they could, by contenting themfelves with fmaller houfes, and by

turning the greater part of their expence into fome other channel,

Tue rent of houfes: might eafily be afcertained with fufficient
aceuracy, by a policy of the fame kind with that which would be
neceflary for afcertaining the ordinary rent of land. Houfes not
inhabited ought to pay no tax. A tax'upon them would fall alto-
gether upon the proprietor, who would thus be taxed for a fubjett
which afforded hinr neither conveniency nor revenue. Houfes inha-
bited by the proprietor ought to be rated, not according to the
expence which they might have coft in building, but according to
the rent which an equitable arbitration might judge them likely
to bring, if leafed to'a tenant. If rated according to the expence
which they may have coft in building, a tax of three or four fhil-
lings in the pound, joined with other taxes, would ruin almoft all
the rich and great families of this, and, I believe, of every othes
civilized country. 'Wlioever will examine, with attention, the dif-
ferent town and country houfes of fome of the richelt and greateft
families in this country, will find that, at the rate of only fix and
a half, or feven 'per cent. upon the original expence of building,
their ' houfe-rent is nearly equal to the whole neat rent of their
eftates. It is the accumulated expence of feveral fucceflive genera-
tions, laid out upow objeéts. of great beauty and magnificence,
indeed ; but, in proportion to what they coft, of very fmall ex~
changeable value,

GrouNp-RENTs are a. ftill more proper fubjett of taxation

than the rent of houfes, A tax upon ground-rents would not
raife
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RS raife the rents of houfes. It would fall altogether upon the owner
w—— of the ground-rent, who acts always as a monopolift, and exaéts the

greateft rent which can be got for the ufe of his ground. More
or lefs can be got for it according as the competitors happen to be
richer or poorer, or can afford to gratify their fancy for a parti-
cular fpot of ground at a greater or fmaller expence. In every
eountry the greateft number of rich competitors is in the capital,
and it is there accordingly that the higheft ground-rents are always
to be found. As the wealth of thofe competitors would in no
refpeét be increafed by a tax upon ground-rents, they would not
probably be difpofed to pay more for the ufe of the ground. Whe-
ther the tax was to be advanced by the inhabitant or by the owner
of the ground, would be of little importance. 'Themore the inha-
bitant was obliged to pay for the tax, the lefs he would incline to
pay for the ground; fo that the final payment of the tax would
fall altogether upon the owner of the ground-rent, The ground-
rents of uninhabited houfes ought to pay no tax.

Bors ground-rents and the ordinary rent of land are a fpecies
of revenue which the owner, in many cafes, enjoys without any
care ‘or attention of his own. Though a part of this revenue
{hould ' be taken from him in order to defray the expences of the
ftate, no difcouragement will thereby be given to any fort of indu-
ftry. The annual produce of the land and labour of -the fociety, -
the real wealth and revenue of the great body of the people, might
be the fame after fuch atax as before. Ground-rents, and the
ordinary rent of land, are thercfore, perhaps, the fpecies of reve-
nue which can beft bear to havea peculiar tax im_paﬂe-:l upon them.

Grounp-RENTS feem, in this refped, a more proper fubjet of
peculiar taxation than even the ordinary rent of land. The oxdi-
nary rent of land is, in many cafes, owing partly at leaft to the

attention
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attention and good management of the landlord. A very heavy CILA P,
tax might difcourage too much this attention and good manage- «———
ment. Ground-rents, fo far as they exceed the ordinary rent of

land, are altogether owing to the good government of the fove-

reign, which, by protecting the indufiry either of the whole people,

or of the inhabitants of fome particular place, enables them to

pay fo much more than its real value for, the ground which they

build their houfes upon; or to make to its owner fo much more

than compenfation for the lofs which he ‘might fuftain by this ufe

of it.  Nothing can be more reafonable than that a:fund which

owes its exiftence to the good government of the ftate, fhould be

taxed peculiarly, or fhould contribute fomething more than the

greater part of other funds towards the fupport: of that govern-

ment.

Tuovou, in many different countries: of Europe, taxes have
been impofed upon the rent of houfes, I'do not know of any in
which ground-rents have been confidered as a feparate fubject of
taxation. The contrivers of taxes have, probably, found fome
difficulty in afcertaining what 'part of the rent ought to be confi-
dered as ground-rent, and what part ought to be confidered as build-
ing rent. It fhould not, however, feem very difficult to diftinguifh
thofe two parts of the rent from one another.

In Great Britain the rent of houfes is fuppofed to be taxed in the
fame proportion as the rent of land, by what is called the annual
land tax. The valuation, according to which each different parifh
and diftrict is afleffed to this tax, is always the fame. It was ori-
ainally extremely unequal, and it ftill continues to be fo. Through
the greater part of the kingdom this tax falls fhill more lightly
upon the rent of houfes than upon that of land. In fome few
diftri¢ts only, which were originally rated high, and in which the

Vor. 11, Mmm rents
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rents of houfes have fallen confiderably, the land tax of three or
four fhillings in 'the pound, is faid to amount to an equal propor-
tion of ‘the'real rent of the houfes. Untenanted houfes, though by
law fubjeét to the tax, are, im moft diftricts, exempted from it by
the favour of the affeffors; and this exemption fometimes occafions
fome little variation in therate of particular houfes, though that of
the diftrict is always the fame,

In the province of Holland' #every houfe is taxed at two and a
half ‘per cent. of its-value, without any regard either to the rent
which it:altually pays, or to the circumftance of its being tenanted
or untenanteds: Therefeems to be arhardthip in obliging the pro-
prictor tolpay a tax for an untenanted houle, from which he'can
derive no revenue; efpecially fo very heavy a tax. In Holland,
where the market rate of intereft does not exceed three per cent.
two and a half per cent. upon the whole value of the houfe, muft,,
in moft cafes, amount to more than a third of the building-rent,
perhaps of the whole rent. The valuation, indeed, according to
which the houfes are rated, though very unequal, is faid to be
always below the real value.  When a houfe is rebuilt, improved,.
or enlayged, thereis a new valuation, and the tax is rated accord-

mgly.

TrE contrivers ofthe feveral taxes which in England have, at diffe-
rent times, been impofed upon houfes, feem to have imagined that
there was fome great difficulty in afcertaining, with tolerable exact-
nefs, what was the real rent of every houfe. They have regulated
their taxes, thercfore, according to fome more obvious circum-
ftance, fuch as they had probably imagined would,. in moft cafes,
bear fome proportion to the rent.

Tre firft'tax of this kind was hearth-money ; or'a tax of two
fhillings upon every hearth, In order to afcertain how many

hearths
™ Memoires conc ernant les Droits, &e. p, 223,
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hearths were in the houfe, it was neceffary that the tax-gatherer © oA B,
fhould enter every room in it. This odious vifit rendered the tax iy

odious. Soon after the revolution, therefore, it was abolifhed as
a badge of flavery.

TuEenext taxof this kind was, a tax of two fhillings upon every

dwelling houfe inhabited. A houfe with ten windows to pay four

{hillings more. A houfe with twenty windows and wpwards to
pay eight thillings. This tax was afterwards fo far -altered, that
houles with twenty windows, and with lefs than thirty, were ordered
to pay ten fhillings, and thofe with thirty windows and upwards
to pay twenty fhillings. The number of windows can, in moft
cafes, be counted from the outfide, and, in all cafes, without entering
every Toom in the houde, The vifit of the tax-gathever, therefore,
wias lefs offenfive in this tax than in the hearth-money.

Turs tax was afterwards repealed, and in the room of it wag
eftablifhed the window tax, which has undergone too feveral alte-
rations and augmentations. Thewindow tax, asit ftands at prefent,
(January, 1775) over and above the duty of three fhillings upon
every houfe in England, and of one fhilling upon every houfe in
Scotland, lays a duty upon every window, which, in England, aug-
ments gradually from twae-pence, the lowelt rate, upon houfes with
not more than fevew windows; to two fhillings, the higheit rate,
upon haufes with twenty-five windows and upwards,

Tae principal objeftion to all fuch taxes is their inequality, an
inequality of the worft kind, @s they muft frequently fall much hea-
vier upon the poor than upon the rich. ' A houfe of ten pounds
fenit in a country town may fometimes have more windows than a
houft of five hundred pounds rent-in London; and thomgh the

“sihabitant of the former is likely to be ‘a much poorer man than

that of - the Jatter, yet fo far as his contribution is regulated by the
Mmm 2 window
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