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DIRECTOR'S FOREWORD; 

This is the first publication of note, dealing with rural eco- 
nomic social problems, to be issued by this Station. The Director 
believes that the general welfare of Texas is best conserved when 
the work of the specialists in the physical and biological sciences 
is supplemented, and, in fact, properly guided, by research and 
instruction in the social sciences, including- agricultural econom- 
ics and rural sociology. He believes, further, that the people will 
be in better position to demand, and have enacted, suitable rural 
economic and social legislation, after they have arrived a t  an 
understanding of the nature and scope of these problems. 

In  order, therefore, to better serve the agriculture .of Texas 
as  an industry, and the people as a whole in their relations to 
rural problems, this Station is conducting fair and accurate 
scientific researches into the fields of farm and ranch economics 
and rural sociology, and is publishing its findings for the good of 
the people of the State. 

The Director takes pleasure in presenting "Land Tenantry," 
which is the result of several years' reflection and inquiry on the 
part  of President W. B. Bizzell, as the type of information pre- 
requisite to an understanding and a solution of the tenant prob- 
lems of Texas. 

Signed, 

B. YOUNGBLOOD, 
Director. 

April 30, 1921. 



PREFACE. 

The problems of rural life are attracting increasing atten- 
tion. Opinions differ widely as to the causes and remedies for 
existing conditions in the open country. But the fact remains 
that all is not well with our basic industry and the living condi- 
tions of those identified with it. The census figures of 1920 show 
that for,the first time in the history of this country the urban 
population now exceeds the rural population by approximately . 
four million people. Just a century ago more than eighty-seven 
per cent. of the population of the Nation was classed as  rural.The 
continuous change in the ratio of rural to city dwellers is not 
without significance. For, after all, this situation implies a sim- 
ilar change in the ratio of production to consumption. After mak- 
ing due allowance for increase in man-power efficiency due to  the 
use of labor-saving machinery and scientific methods of cultiva- 
tion, the fact remains that the present tendency in the shift of 
the population from agriculture to commerce and industry must 
eventually result in under-production of agricultural products. 

The equilibrium between population elements and resources 
has not been reached in this country. We are in the midst of a 
period of transition. The evidence of this is to be found in the 
rapidly increasing prices of agricultural and grazing lands and a 
corresponding increase in farm tenantry. Press summaries of 
census figures for 1920 show that tenantry continues to increase 
in many agricultural section of the country. Typical agricul- 
tural counties in the South and West show abnormal increases in 
farm tenantry in recent years. The Fourteenth Census also 
shows that the total number of farms in the United States only 
increased 88,496 or 1.4% during the period from 1910 to 1920. 
Twenty-five, or more than one-half the total number of states, 
actually have now fewer farms than were reported in 1910. This 
fact may be accounted for in two ways. It may indicate that  
the high price of land has resulted in the consolidation of farm 
areas under capitalistic management where cultivation is in the 
hands of tenants or laborers; or, i t  may indicate that  the number 
and area of abandoned farms have increased within the ten-year 
period. There is reason to believe that both factors enter into 
the explanation. It is also obvious that extensive rather than 
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8 Farm Tenantry i n  tlse United States. 

intensive methods of cultivation are still the prevailing system of 
cultivation. The forces tending to establish equilibrium between 
vocational groups and resources cannot be properly adjusted until 
the  full effect of intensive cultivation has been experienced. 

Considerable diversity of views exists with reference to  the 
significance of all these influences. For example, a writer in a 
recent issue of a widely read agricultural paper contends that 
farm tenantry in this country is perfectly normal and that the 
absentee landlord is a very much abused person. On the other 
hand, many students of rural economic and social problems con- 
tend that  there is no place for farm tenantry in a sound system 
of rural economy. The writer finds i t  impossible to agree with 
either view. That many farm tenants are thrifty and successful 
farmers, and that many landlords are just and considerate of 
the welfare of their tenants is well known to the writer. But i t  
is believed that the prevailing system of farm tenantry as prac- 
ticed in this country does not contribute, on the whole, to an 
efficient system of production or wholesome and normal living 
in the open country. But i t  is the deliberate conclusion of the 
writer that there is a place for farm tenantry in our land tenure 
policy. However, much needs to be done to make farm tenantry 
a normal process of production and to secure to the tenant farmer 
reasonable assurance that he may expect to acquire a farm home 
after a few years of conscientious effort. 

It should be explained that considerable time has elapsed 
between the writing of the first and last chapters of this book. 
The fact is, the world war has intervened. Prices of agricul- 
tural commodities and likewise agricultural incomes were greatly 
disturbed by war conditions. Therefore, i t  has not been deemed 
advisable to rely upon abnormal prices and correspondingly high 
agricultural incomes as a basis for conclusions. It is believed 
that  the statistical data collected before the war are more re- 
liable than that of the war period. 

The material for this volume has been drawn from many 
sources. Questionnaires have been sent out and data have been 
collected from many sections of the country. Many letters have 
been written and received -from specialists in the field of rural 
economics and sociology. Farm demonstration agents through- 
out the country have cheerfully supplied much first-hand infor- 
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mation. Rural surveys, farm management studies,. first-hand 
investigations and unpublished reports made by my own asso- 
ciates who have kindly made their material accessible to me, and 
all available books and official reports have been fully drawn up- 
on for authoritative information. 

While assuming all responsibility for  errors of judgment or 
other mistakes, the author wishes to acknowledge his sincere ap- 
preciation to everyone who has in any way assisted in the prepar- 
ation of this volume. 

W. B. B. 
College Station, Texas, 

May 1, 1921. 
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CHAPTER I. 

THE GENESIS OF FARM TENANTRY. 

Those who seek a solution of the agricultural problems of to- 
day will often find i t  profitable to  review the historical back- 
ground and the social development out of which these problems 
arose. The nearer the student can approach to  the sources of 
those conditions out of which our agrarian problems have arisen 
and the more systematically he can trace the steps in the tran- 
sitional stages, the safer will be his conclusions and the surer will 
be his deductions. The farm tenantry problem in the United 
States is no exception to this rule, for i t  had its source in the so- 
cial structure that 'developed in Western Europe during the Mid- 
dle Ages. In its fragmentary beginnings i t  might be traced to 
sources even more remote.* 

The history of rural life may be said to have begun with the 
conflict o'f two elements of society-those who possess power 
through the control of the land and those who were controlled as  
a result of this power. The struggle between these groups began 
in very early times, and in one form or another i t  has persisted 
until the present. Sometimes the struggle has assumed the 
form of conflict and violence, a t  others i t  has been characterized 
by the smouldering discontent that grows out of the conscious- 
ness of social inequalities and unequal opportunities. The peas- 
ants revolt in England against the land-owning class during the 
fourteenth century, is one of several illustrations of the more vi- 
olent expressions that have resulted from unsatisfactory rural 
conditions. While this is an exceptional manifestation, the 
struggle has gone on between land owners and farm tenants with 
varying degrees of intensity throughout the history of Western 
Europe. More than one political upheaval can be traced to the  
discontent of farm laborers and tenants and. the unequal burdens 
that; have been placed upon them. 

Genesis Traceable to Feudal Organization. 
For all practical purposes, we may seek the source of farm 

tenantry in the feudal organization. Farm tenantry i s  essen- 

lFor example, in The Code of Hammurabi (Khammurabi), the oldest code of laws now 
in existence, ante-dating both the laws of Moses and Manu, several sections are given to 
defining the relative shares of produce, under different conditions, that are to be ap- 
propriated by the owner of land and the cultivator. 
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.I4 F a r m  Tenantry in the United States 

t ial ly a feudal product. The student of sociology finds many 
feudal survivals in the present-day social organization. Farm 
tenantry is one of the most obvious of these. The organization of 
the manorial estate during the period immediately following the 
death of Charlemagne,gives us a picture of farm tenantry in evo- 
lution.= The origin, antiquity, and extent of manors previous to 
the Norman Conquest is an unsettled question of history. See- 
bohm2 traces the origin of the feudal manor to the Roman villa. 
There was undoubtedly some similarity in the organization of the 
manor and the Roman villa. But a study of the descriptions of 
the Roman villa in the works of Cato3 and Varro4 does not reveal 
the complexity of rural society or the existence of the same 
form of organization as that found in the descriptions of the man- 
orial estates of the Middle Ages.5 There is nothing to indicate 
anything analogous to our farm tenantry situation in the Roman 
villa. Prothero explains. the organization of a manor as follows : 

"The land comprised in a thirteenth century manor 
was generally divided into four main portions, and, 
speaking generally, was cultivated on cooperative prin- 
ciples ; the demesne of 'Board' land, reserved for the 
lord's personal use, surrounding the manor house, and 
forming the smaller portion of the whole; the free land, 
occupied by the freemen holding by military service, or 
by some form of fixed rent in money or in kind; the un- 
free land, occupied by various classes of bondmen, hold- 
ing by produce-rents and labor services, which varied 
with the custom of the manor; the common pastures and 
untilled wastes on which the tenants of the manor and 
the occupiers of certain cottages, in virtue of their 
holdings, fed their livestock. The right of pasture must 
be clearly distinguished from those rights, which, at 
certain seasons of the year, were exercised by the assc- 
ciated partners over the cultivated arable and meadow 
lands of the village farm. Thus the lord's demesne, 
using the word in its narrower sense, might be kept in 
hand, or let on lease to free or unfree tenants, or thrown 
into the village farm, or dealt with as to portions in each 
of these three ways. But whether the land was treated 
as a compact whole, like a modern home-farm, or 
whether the landlord, as a shareholder in the village 

-- 

1Emerton's Mediaeval Europe, page 480. 
2The English Village Community, Chapter 8 .  

4Rerum Rusticarum Libri Tres. 
SCompare Roman Farm Management by A Virginia Farmer. Book 111, Chapter 11, p. 
273, with Prothero's English Farming-Past and Present. Chapter 1. 
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association, allowed i t  to be cut up into strips and inter- 
mixed with other holdings, the demesne was mainly cul- 
tivated by the labor services of the unfree peasantry. 
The rest of the land of the manor, forming the larger 
portion of the cultivated area, was farmed by village 
partners, whose rent chiefly consisted in the labour, 
more or less definite in amount, which they were 
obliged to perform on the lord's demesne. 

''In this method of cultivating a manorial estate, 
there are many contrasts with the modern system. The 
threefold division of the agricultural interests into land- 
lord, tenant farmer, and wage-earner labourer was prac- 
tically unknown."l 

Labor Elements on the Manorial Estate. 

Prothero's description of the manorial organization may be 
regarded as typical. The chief economic features of every manor 
were essentially alike. The gradual transformation that took 
place through successive centuries that resulted in the emer- 
gence of a farm tenantry class, in the modern conception of the 
term, is one of the most interesting developments in economic 
history. A brief description of the labor elements on a manor- 
ial estate will be given before tracing the influences that re- 
sulted in the disintegration of the manorial organization and the 
appearance of the modern type of farm organization. 

The land of a manor was cultivated by two general classes 
of tenants: (1) free tenants, (2) villein tenants. Seebohm 
makes the interesting observation that "in the Domesday Survey 
for the greater part of England there is no mention of free ten- 
ants, whether 'liberi homines' or 'libere tenentes'." But he 
calls attention to the fact that "throughout those counties of 
England most completely under Danish influence there were 
plenty of liberi homines and of the allied class of sochmnnni, but 
nowhere else."2 It would appear, therefore, that in those sec- 
tions of England far  removed from Danish or Norman influences, 
the demesne lands were not let out previously to the Domes- 
day Survey to permanent free-holding tenants. 

The three classes of tenants in villenage actually mentioned 
in the Survey are: (1) Villani, (2) b ~ r d a r r i , ~  and (3) 

lop. Cit., page 7. See also Ashley's History and Theory,  Vol. 1,  Chapter 1. 
?This word is probably derived from the Saxon "Board", meaning a cottage. The term 

is not very common in the literature of the period, but it does appear occasionaly in 
the 'Llber Niger' of Peterborough Abbey. 
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servi.' . The Servi comprised a relatively small portion of the 
whole population of England (approximately 9 per cent.) and 
were most numerous in the southwest of England. They 
were less numerous in the Danish sections and were absent alto- 
gether in Yorkshire, Lincolnshire, and bordering districts. They 
could hardly be classed as tenants in villenage as they seemed to 
have held no land. 

The real tenants in villenage were confined almost e-x- 
elusively to the two other classes, viz: the villani and the bor- 
darii or cottagers. The latter were rather unifnrrnly scattered 
over the whole country. These cottiers, as a rule, possessed no 
oxen, and for this reason they were usually allotted relatively 
small acreage in the open fields. They, therefore, occupied a po- 
sition inferior to that of the villani proper. The villani a t  the 
date of the survey were the most important and typical tenants 
in villenage. They were also more numerous rt that date than the 
cottiers. They embraced 38 per cent. of the population, while the 
cottiers numbered only about 32 per cent.2 The land holdings of 
the villani consisted of hides (120 to 240 acres), half-hides, o r  
virgates (20 to 40 acres), and bovates (10 to 20 acres), allotted 
on the basis of the number of oxen that were available for 
plowing on the demesne land of the lord. The norrrla,l ho1:iing 
was the virgate, comprising on the average about 30 acres, in 
scattered acre or half-acre strips. 

These holdings of the villani were transferred by the lord 
from one generation of serfs'to another in unbroken regularity 
to a single successor, which was either the oldest or the young- 
est son according to the prevailing custom on each manor. 
"They possessed all the unity and individuality of an entailed 
estate, and were sometimes known apparently for genqrations 
by the family name of  holder^."^ But the reason for this custom 
was not the preservation of family integrity, but of the ser- 
vices due the lord of the manor for the use of the land. 

The sources of the several classes and their social trans- 
formation are difficult to  trace and to analyze. It is still a ques- 

ISeebohm, Op. Cit., Chapter 3, page 89. 
2Zbid. Chapter 3. page 90. 
3Zbid. Chapter 2. page 77. 
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tion of dispute whether the early social history of England be- 
gan with the population of freemen or a population of serfs.l 
Seebohm maintains that the English manor had its origin in 
servitude and that the mass of the people had slowly passed from 
servile conditions through serfdom into freedom. Perhaps this 
is the most satisfactory explanation of this intricate problem. 
At any rate, i t  is aside from the purpose of this discussion to re- 
view the argument pro and con with reference to the origin of 
the manor. Besides, the literature relating>to both sides of the 
controversy is available to anyone who wishes to  pursue this 
question further. 

Assuming the correctness of Seebohm's theory, his ex- 
planation of the sources of the elements in the manorial organi- 
zation is rather satisfactory. "The community in serfdom on a 
lord's estate was both by Saxon and Continental usage rekruited 
from above and be10w."~ Freemen, by voluntary agreement 
with the lord, could become serfs and receive the lord's protec- 
tion. On the other hand, by the donation of oxen to a slave by 
the lord, which enabled the slave to have a part in the plowing, 
he could rise out of slavery into serfdom. This dual process 
seems to have been ,going on continuously. It offers, a t  least, 
a partial explanation of the grades of serfdom. However, the 
sources seem to indicate that a distinction was made between 
the man who voluntarily became the holder of a yard-land by 
his own surrender or by willing submission to  semi-servile ten- 
ure, and the man who rose to the class of serfdom from the 
status of slavery. 

Diffierent processes, however, tended to simplify greatly 
the manorial organization by actually reducing the number of 
classes on manorial estates. Ashley says, "When we com- 
pare the comparative simplicity of Domesday Book, in which, 
over the greater part of England, villeins, cotters or bordars, 
and slaves make up the whole of the population, with the elabor- 
ate division into six, eight or even ten classes in the custumals 
of the later part of the thirteenth century, the changes seem 
bewildering in their complexity and variety. But it will be found 
that most of them may be grouped under four heads: (1) the 

lSee the writing of Mitchell Kemble. George von Maurer, George Hanssen, Nasse, Vino- 
gradoff and Sir Henry Maine, especially his Village Communities in the East crnd West 
(3rd edition, 1876),  for discussions of the theory of the free village community. The 
opposing view is well illustrated in the writings of Seebohm. 
20p. Cit., Chapter 10, page 405. 
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growth of a large class of free tenants; (2) the commutation of 
the week-work for pecuniary payments ; (3) the commutation of 
the boon-days and other special services ; and (4) the appearance 
of a class of men dependent wholly or in part onsthe wages they 
received for agricultural labour."l 

It seems desirable a t  this point to discuss the nature of ser- 
vices and rentals that the several classes on the manorial estates 
were required to  render or to pay before proceeding with the 
discussion of the influences that transformed these several 
classes into farm tenants of the modern type. 

The Manorial Services and Rentals. 

The nature of the land rental went through an evolution on 
the manorial estates by virtue of changing social, economic, and 
political conditions. The relationship of lord and vassal origi- 
nated in this unstable condition of society. An organization had 
to  be devised that possesseci sufficient strength to preserve life 
and give security to property. In the beginning the vassal was 
expected to fight for his lord when necessity required. The vas- 
sal also needed protection. Out of the mutual necessities of the 
situation came the cohesiveness that made the system secure. 
But as  society became more stable the rental for land assumed a 
new form. Thatcher and Schwill make the following comment 
on this point: 

"The rents due from the vassal were of various 
, kinds. Generally a certain sum was due for the land, 

another for the house, sometimes another for the fire 
(chimney), and ordinarily a small tax for each head of 
stock (cattle, sheep, hogs, etc.). Of course the lord 
received a certain share of all that was produced on the 
soil, of the wheat, hay, wine, chickens, stock, honey, 
beeswax, and in fact, of everything. A charge was also 
made for the privilege of pasturing the stock in the for- 
ests or fields of the lord, for obtaining firewood from 
his forests, and for fishing in the streams which were 
regarded as his property. The peasants were forbid- 
den to sell their grain for a certain length of time af- 
ter the harvest, or their wine after the vintage, in 
order that the lord might have a temporary monopoly 
in these articles. They were compelled to bake their 

IAn Introduction to English Economic History and Theory, 
Volume I, Chapter 1, page 20. 
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bread in his oven, grind their corn a t  his mill, and press 
their grapes in his winepress, for all of which a suit- 
able toll in kind was charged. The lord could also 
seize the grain, wine and other produce of his tenant, 
paying him what he chose, either in cash or a t  the end 
of a certain time., The tenant was required to  labor 
also for his lord a certain number of days in the year. 
He must till his fields, care for his crops, make his wine, 
furnish horses and wagons on demand, haul his wood 
for the fires in the house, stones for building purposes, 
keep his castle and other buildings in repair, build de- 
fences, repair the roads and bridges, and render a 
multitude of other services."l 

Montague Fordham classifies services and rentals under the 
manorial system as  follows: 

"For their holdings the peasants, whether free or 
bond, rendered various agricultural services or rents. 
These services and rents fall under three main head- 
ings: (I) Week-work, an obligation which compelled 
the peasant to work a certain number of days per 
week on the lord's land. (2) Boon-work, which com- 
pelled him to undertake special work, as, for example, 
carting corn to market for the lord. (3) 'Gafol' a trib- 
ute in cash or kind, such as a hearth penny per year, 
or a dozen eggs a t  Easter, or corn or honey, or young 
stock, fish or fowls. Bondsmen had also sometimes to 
pay, in addition, taxes a t  the lord's direction."" 

The nature of the services and payments that  were required 
by the lord is of great significance a s  indicating the relative 
freedom of those who rendered the service or made the pay- 
ment. The boon-work, for example, was a more restricted ser- 
vice than week-work, and indicated a relatively greater degree 
of freedom. The payments in money or kind, to which the 
word "gafol" was applied, indicates not only a different method 
of payment but a larger degree of independence. The fact that 
these distinct services and payments are clearly differentiated on 
the manor in the early Saxon period, gives great weight to the 
theory of Seebohm and others that  free village communities, 
similar to the German "Mark", did not exist in England. 

1Genera.Z History of  Europe, page 114. 
2A Short History of English Rural Life ,  Chapter 3,  page 43. Cp. Seebomn's: 

The English Village Community, Chapter 2 ,  pages 58. 59, 60, G7, 78 and 79. 
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The transition implied by these changes in manorial prac- 
tice marks tEe course of social development during the Middle 
Ages. The manorial system organized human labor by "using 
the working man (1) as a chattel a t  will, (2) as a subordinate 
whose duties are fixed by custom, (3) as a free agent bound by 
contract. These landmarks probably indicate molecular changes 
in the structure of society scarcely less important than 
those political and intellectual revolutions which are usually 
taken as the turning points of ancient medieval, and modern his- 
tory."l It is this thought that causes Vinogradoff to say in an- 
other connection that "one of th4 greatest movements in the so- 
cial life of the thirteenth and fourteenth centuries is the move- 
ment towards the commutation of services for money rent."2 

It is the opinion of Professor Ashley that the practice of 
commutation began before the Conque~t ,~  but the process was 
greatly accelerated after this event as a result of the greater 
security, cheaper labor, and increasing population which the 
Norman rule brought to England. "Hired troups took the place of 
feudal levies," says Vinogradoff, "kings easily renounced the mil- 
itary service of their tenants and took scutages which gave them 
the means of keeping. submissive and well-drilled soldiers. The 
same process took place all through the country on the land of 
secular and ecclesiastical lords. They all preferred taking money 
which is so readily spent and so easy to keep, which may trans- 
form itself equally well into gorgeous pageants and into capital 
for carrying on work, instead of exacting old-fashioned unwieldy 
ploughings and reapings or equally clumsy rents in kind."4 

The peasants were glad to be relieved of the customary ser- 
vices. The old system necessarily involved many annoying ex- 
actions and inconveniences. The change in policy gave to the 
peasants greater personal freedom and economic advantage. 
The transformation, therefore, was mutually satisfactory. 

But we must not confuse this system of commutation with 
economic rent of a later period. The basis of payment was radi- 
cally different. In the eleventh and twelfth centuries, the pay- 
ments depended upon the relation in which the occupier stood to 

1Vinogradoff9s ViUaimage in ~nola12'd. Chapter 1 ,  page 43. 
2Op. Cit., Chapter 6, page 179. 
30p. Cit., Part 1. Chapter 1, page 22. 
40p. Cit., Chapter 6. page 181. 
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his lord. These occupiers were not tenants in the modern sense 
of the word. They were, in reality, land owners and their hold- 
ings descended to their children. But ownership did not carry 
with it the right to dispose of their holdings or to  move a t  will 
from the manorial estate. It is easy to see that this is a radically 
different thing from the system of tenant farming a s  we know 
it today. Payment in kind or money instead of services did not 
transform the practice on the manorial estate into economic 
rent as interpreted by our modern economists. 

Transition from Status to Contract. 

The transition from status to contract, from commutation of 
labor service for money payments to the modern system of rent- 
ing land, has been the direct result of famine and pestilence and 
other influences that disturbed the farm labor situation. Fam- 
ine resulted from the bad harvest of 1314. This was followed by 
the Black Death that swept over Europe from the East from 
1348 to 1350. These influences produced rapid disorganization 
on the manorial estates. The old feudal system, which was or- 
ganized on the basis of status and sanctioned by tradition, rap- 
idly gained fluidity through increased freedom of movement. As 
a result, farm labor competition developed and free contractual 
rights began to appear. 

I t  was a t  this stage and under these conditions that  leases 
were provided as a method of establishing contractual relations 
between landlord and tenant. The number and variety of farm 
leases developed rapidly. "Leases that were first applied to the 
demesne", says Johnson, "were subsequently extended to the 
lands on the common field. These leases were, usually those 
known by the name of 'stock and land lease', a system under 
which the landlord supplied the implements and the stock as well 
as the land, the tenant paying a certain share of the produce in 
return."l 

In these particulars this type of lease was similar to those 
we often see today. But there were important-differences be- 
tween the leases of that period and those used a t  the present 
time. For example, the duration of the lease was in marked con- 
trast to modern practices. They were sometimes drawn for a 
-- 
lThe Disappearance of the Small Land Owner, Ford Lectures, 1909, page 19. 
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fixed number of years, sometimes for life, sometimes for a suc- 
cession of lives, and sometimes a t  will. In this respect all types 
of leases were superior to the short term lease that is almost uni- 
versally used in this country, with the possible exception of the 
lease a t  will, which sometimes resulted in hardships to the ten- 
ant when the lease was held by an unscrupulous and selfish 
landlord. 

The fourteenth century was characterized in England by 
much disorder and rapid change. All of these changes produced 
more or less effect on rural conditions. The gradual develop- 
ment of sheep farming modified the economics of agriculture. 
The system and policy of enclosures had its beginning in this 
situation. Larger acreage could now be cultivated profitably with 
fewer tenants and farm laborers. The relation between 
landlords and tenants -was greatly modified by this system. 

The hardships that were experienced by the changes in 
economic conditions resulted in the rapid development of self- 
consciousness in the minds of the tenant class. The number of 
social reformers multiplied rapidly and their influence began 
to be felt. Notable among these in the latter half of the four- 
teenth century was John Ball. He was a priest who raised his 
voice in the interest of the landless man. His social agitations 
began immediately after the great plague. An oft quoted sen- 
tence illustrates the burden of his message: 

"They (the lords) have pleasure and fine houses; 
we (the peasants) have pain and labor, the wind and 
rain in the fields; and yet i t  is of us and our toil that 
these men hold their state." 

He thought that  the fruits of labor belonged to the pro- 
ducers and should go to them rather than to the lords whose 
control of manorial estates he would have destroyed. Perhaps 
the voice of this man was the first to be raised in the interest of 
agrarian socialism. This doctrine was preached through the 
south of England as  opportunity presented on the country side 
and by the roadside to  eagerly listening peasants, who were 
keenly sensative to the hardships and inequalities that existed 
a t  the time. 

Another voice that was raised in the interest of this class 
was William Langland, a popular poet of his day, who voiced 
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the feeling of the peasant for social justice in lines that  have 
been frequently quoted : 

"O'er tax thou no tenant, save truth will assent! 
And though thou amerce them let mercy be taxer!" 

The peasant's revolt in 1381 was the result of rural social 
and economic inequalities and the privations that they produced. 
This revolt resulted in setting aside old customs that  had prevail- 
ed through generations and the establishment of a better econom- 
ic system. The practice came into general use of permitting the 
peasant to pay a definite money rent for his land. It should be 
clearly understood that the peasants had not assumed the posi- 
tion of modern lease-hold tenants.' The rents paid did not repre- 
sent the economic value of the land, or attempt to approximate 
it. The money rent was based on the approximate value of old 
compulsory services or obligations which sustained the ideals of 
the social feudal order. Previously to the beginning of the fif- 
teenth century there were many contrasts between rural organ- 
ization on a manorial estate and the modern system. In the 
earlier stages of development of the manorial estate, the land 
owners and tenant laborers possessed the land and lived on the 
land. Their interests were common interests. Their points of view 
were not very dissimilar. But in the evolution of the system 
two tendencies developed. (1) The laborer's tenure of the land 
was gradually relaxed. (2) The tenant farmer emerged between 
the landlord and the agrarian laborer. I t  is not until about the 
beginning of the fifteenth century that we begin to  see in Eng- 
land the three-fold organization of agricultural interests into 
landlord, tenant, and farm laborer as  we know them today. It is 
well to keep in mind that when we speak of tenants as a factor 
in this old manorial system, we are speaking of a different eco- 
nomic unit from that which we know today. 

The Effect of Enclosures on the Tenant Farmer. 

The status of the tenant farmer from the fifteenth to the 
nineteenth century in England is largely determined by the in- 
fluences of the system of enclosures to  which reference has been 
made. Changes in agricultural production, especially that of 
sheep raising, and industrial development were responsible for 
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this policy. The system of enclosures is described by Montague 
Fordham as  follows : 

"As used in rural history the word 'enclosure' 
indicates the enclosing of the land within new pas- 
tures, when any part of an estate is converted from 
property subject to  common control or common use 
to private ownership; i t  contains two items: the 
fencing in of the land and the withdrawing of i t  from 
common use."l 

If the contemporary literature and legislation can be relied 
upon to indicate the rural situation subsequent to the middle of 
the fifteenth century, we are compelled to conclude that the ef- 
fects of the enclosures resulted in social dislocation and serious 
distress to the rural classes. 

The enclosures of this period were for the most part that 
of the common open field and not of the waste or commons, and 
the land so enclosed was used for sheep pastures rather than for 

- tillable purposes. This is the policy that received most of the de- 
nunciation of the contemporary writers and social reformers. 
"Surely," says Sir  thom mas Moore, "they may make men as  soon 
believe that there is no sun in the firmament as that . . . . . 
decay of tillage will not follow enclosure in our inland c~untries."~ 
In the Utopia Moore says: 

"Therefore, that one covetous and insatiable cor- 
morant may compass about and enclose many thou- 
sand acres of ground together with one pale or hedge, 
the husbandmen be thrust out of their own, or by vio- 
lent oppression they be put beside it, or by covin and 
fraud they be so wearied that they be compelled to sell 
all by one means, therefore, or another, either by hook 
or crook, they must needs depart away, poor, silly, 
wretched souls, men, women, husbands, wives, father- 
less children, widows, woeful mothers with their young 
babies, and their whole household, small in substance 
and much in number, as  husbandry requireth many 
hands . . . and when they have wandered about 
till that (the little they have got by sale of their 
goods) be spent, what can they then else do but steal, 

lop. Cit., page 67. 
2Scripture Words Against  Enclosure, page 6. 
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and then, justly, pardy, be hanged or go about beg- 
ging."l 

Latimer denounced the policy of enclosures in one of his 
sermons as follows: 

@ 

"Where there were once a great many house- 
holders and inhabitants there is now but a shepherd 
and his dog."" 

The literature of the period is full of passages expressing 
similar protests against the evils produced by this policy. As 
the number and extent of the enclosures continued, the smaller 
owners were gradually reduced to tenants, and the tenants were 
often dispossesssed of the lands they cultivated. It is easy t o  
imagine the grave consequences that resulted from such a radi- 
cal reorganization of rural economy. It is not surprising that  
protest after protest is heard from ministers and social reform- 
ers of the day. 

The nature of the grievances caused by the policy of en- 
closures is carefully summarized by Mr. Arthus H. Johnson as - 

follows : 

"To appreciate the nature of the grievances caused 
by this process of enclosure, we must clearly grasp the 
character of the offenses complained of. And here let 
i t  once more be noted that we are dealing chiefly with 
the commonable or open field, not with the enclosure 
of the waste or common. 

"The offences then were (1) engrossing or ac- 
quiring different holdings not necessarily contiguous 
or in the same manor ; (2) consolidating, that  is joining 
two or more holdings or strips on the common field; 
(3) decaying houses, which would be natural of con- 
solidating, and also might be done with regard to cot- 
tagers' houses who had no land on the open field, and 
only a small plot, if any, on the demesne and some right 
of pasture on the waste; (4) putting down ploughs; (5) 
converting areable land to pasture ; (6) emparking 

for purposes of keeping deer or warrens of conies, and 
such 'vaine commodities' ."3 

lRobinsonls Translation, page 4 1 .  
Sermon VII, page 101. It is interesting to observe that a similar protest was raised 
centuries before by the prophet Isaiah in t.he following language: "Woe unto them that 
join house to house, that annex field to field, and ye are left to dwell alone in the midst 
of the land." Isa. 5, 8. See the writer's Social Teachings of  tho Jewish Prophets, 
Chapter 7, page 91. 
30p. Cit., page 54.  
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While the evil effects of the system of enclosure were very 
obviously harmful to a class of agricultural workers, it should be 
observed in passing that the policy marked a necessary transi- 
tion in the agricultural development of England. It was in- 
evitable that the old manorial system should break down under 
the weight of the industrial and economic conditions that were 
beginning to appear in the sixteenth and seventeenth centuries. 
Enclosures were the means adopted of advancing from primitive 
to a more scientific and profitable system of agriculture. The 
enclosing of the strips on the common field ultimately broke up 
the manorial economy, which had become a handicap to agricul- 
tural production. Consolidation resulted in more systematic pro- 
duction and more diversified farming. Hasbach, however, con- 
tends that the real motive for enclosure was not the desire to in- 
crease production, but that i t  was fostered for purely financial rea- 
s o n ~ . ~  By enclosing the waste and renting the land, the income 
to the landlord would be substantially increased. By consoli- 
dating the farms after enclosure, i t  was found less expensive to 
collect rents from a few large tenants than from many smaller 
ones. There can be no doubt that economic considerations were 
the predominating motives in the policy relating to enclosures. 
But the effects were beneficial in increasing production. Arthur 
Young in his Northern Tour, advised the landlords to increase 
rents as  a means of stimulating tenants to greater endeavor. "If 
you would have vigorous culture, throw fifteen or twenty (small) 
farms into one as soon as the present occupiers die off."2 This was 
characteristic of much of the rural economic reasoning in the lat- 
ter part of the eighteenth century. Justification for higher rents 
and larger acreage to a single renter was urged on the ground that 
i t  would stimulate the tenant to increase his skill and energies as  
a means of meeting his obligations, which, indirectly, resulted 
in increased production. It is not without significance that the 
same argument is used in the present day in justification of pre- 
vailing rents of land on American improved farms. 

By 1820 the processes of enclosure had become so general 
that  rural England had become a country of landlords who owned 
the land and the tenant farmers who cultivated it. Here and there 

lDie  Englishen Landarbeiter, page 39. 
2Northern Tour. Vol 2 ,  page 84. It is interesting to contrast the views of Young with 

those of William Cobbett in his Rural Rides (1825-1532) who severely condemns the 
landowner for rural life conditions. He bitterly declares that "the baseness of the 
Engiish land-owner surpasses that of any other men that ever lived in the world. 
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an old manorial estate persisted under its primitive organization, 
but these estates had ceased to be typical in any part of England. 
Generally, the rural population adjusted themselves to  the new 
order of things. The new system was accomplished by the grad- 
ual adoption of a farm lease that prescribed a fixed rental for the 
land and outlined the conditions under which the land was to be 
cultivated. The subsequent history of farm tenantry in England 
has been merely a variation in rent prices and conditions of cul- 
tivation. Important adjustments have been made from time to 
time between landlords and tenants, but in recent times England 
has been remarkably free from serious conflicts of interests be- 
tween the two classes. "Farmers and landlords," says Fordham, 
"the modern representatives of the two classes that were almost 
a t  war in the fourteenth century, generally stand together in 
the nineteentl~."~ 

The Agricultural Moldings Act. 

But inequalities between landlord and tenant have persisted 
down to the present day Fortunately, England has appreciated 
the importance of adjusting the relationship between landlord 
and tenant as a means of maintaining agricultural production. 
The nation has realized that the landless class was a t  a disad- 
vantage in negotiating with the landlord on the basis of free com- 
petition. As early as 1875, parliament passed what has been 
known as the Agricultural Holdings Act, which marks an epoch 
in the history of rural economy. The original act proved to  be 
ineffective, but i t  attempted to protect the interest of the tenant 
in certain improvements he had made on the land. The new act 
of 1908 is much more comprehensive and effective. The scope 
is indicated by J. T. Jackson, a barrister-at-law, in his volume on 
"The Agricultural Holdings Act",2 as follows: 

1. Compensation for : (a) Unexhausted improve- 
ments. (b) Unreasonable disturbance. (c) Damage 
by game. (d) In case of a tenancy under a mortgagor. 

2. Fixtures and their removal. 
3. Landlord's remedies for breach of covenant, 

including the law of distress. 
4. Determination.of tenancy by notice to  quit. 
5. Freedom of cropping and disposal of produce. 

lop. Cit., page 135. 
2 page 6. 
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6. Miscellaneous matters : (a) Landlord's right 
to view the holding. (b) Resuming possession of the 
whole. (c) Penal rents. (d) Record of the holding. 
(e) Market gardens. 

7. Arbitration and the procedure in assessing 
compensation. 

Conclusion. 

The present organization of rural economy in England 
may be traced to the feudal system of the Middle Ages. Farm 
tenantry as practiced in England today is an evolution of the old 
manorial type of agriculture. Every nation has devised some 
system by which land ownership has been concentrated in the 
hands of the few. The process has advanced only a few steps 
when the power that ownership of land bestowed, enabled the 
landlords to secure the passage of legislation that made their 
titles secure and increased their opportunity for acquiring larger 
possessions. The feudal system was fostered with this end in 

, view. Counter-legislation is the late fruit of a landlord system 
that  has been secured through social pressure and wide-spread 
discontent caused by hardships and oppressions from those who 
control the land. The history of land tenure in marry countries 
is largely an account of conflict of interests between t h e  class 
that owns the land and the class that cultivates it. The history 
of English rural life gives us one of the best illustrations of this 
conflict under varying conditions resulting from war, disease, 
famine, and political agitation. 

The English government in recent times has manifested a 
commendable attitude and intelligence toward this situation. 
Other countries can well afford to profit by English legislation 
that has been passed in the interest of the tenantry class as a 
means of giving it  a better chance to negotiate on equal terms 
with those who own the land. An effort will be made in the follow- 
ing chapters to describe the means by which tenantry has develop- 
ed in the United States. The influence of rural conditions in Eng- 
land in the seventeenth century on American colonial policy will 
be traced for the purpose of indicating its influence on the early 
land policy of the United States. 



CHAPTER 11. 

THE HISTORICAL BACKGROUND O F  FARM 
TENANTRY IN THE UNITED STATES. 

English colonization in America began with the granting 
of the Royal Charter, April 10, 1606, to two English com- 
panies-the Plymouth and the London companies. Both 
grants bestowed rights to  occupy and to  settle the regions in- 
definitely known as Virginia. The first colony of emigrants, 
consisting of one hundred and twenty people, arrived a t  Ches- 
peak Bay. on May 3, 1607, and selected a location on the James 
River, which they called Jarnestown. For the next half cen- 
tury (1603-1660), ihe English were very active in the estab- 
lishment and development of their colonial possessions in Amer- 
ica. 

The preceding chapter has briefly outlined some of the 
rural conditions in England during this period. The era  sf  
English colonial settlement in America was almost exactly con- 
temporaneous with the period from the accession of James I 
to the Restoration. The policy of inclosures had begun un- 
der the Tudor sovereigns in the fifteenth century. I t  had gone 
on with increasing rapidity to the time of Queen Elizabeth 
(1558-1603). When James I ascended the throne, the suffering 
and the discontent of the agricultural population of England 
were very general. But the policy of consolidating estates 
went on without interruption. Social pressure and financial 
need were the influences tha t  compelled the small owners t o  
sell their farms, and tenants were subjected to harder and less 
advantageous conditions. The period may be characterized 
by two tendencies: (1) In the first place, many of the poor- 
est and some of the middle class farmers were driven from the 
soil; (2) and in the second place, the land was rapidly chang- 
ing hands under the impulse of more profitable farming meth- 
ods and the increase in the number of farm crops. 

But there began to  appear certain tendencies in England 
a t  this period tha t  were destined to  have an influence both 
directly and indirectly on colonial life in America. The more 
prosperous merchants and successful professional men of the 
cities began to ~u rchase  land. "Competitive rents, competitive 
prices, competitive wages", says Johnson, "were coming in, 
and the modern capitalist had already appeared; men who 

29 
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treated land as  an  investment and agriculture as a source of 
profit. The English squire had taken the place of the medi- 
aeval baron. The successful manufacturer, merchant, and the 
lawyer were forcing their way into the land market and fast 
rising into the position of the squire. Hence an intense land 
hunger was a characteristic feature of the Tudor and earl; 
Stuart times."l 

The effects of this movement on agriculture were incal- 
culable. Thought and initiative were brought to the aid of 
agricultural production. New crops were introduced, improved 
methods were applied, and improvement of agricultural 
implements was devised to make cultivation more effective and 
efficient. 

It was during these remarkable agarian changes tha t  
American colonization developed. The system of inclosures 
had dispossessed many tenants a t  a time when land-owner- 
ship was holding out its greatest promise to the rural popn- 
lation. The possibility of acquiring land almost for the ask- 
ing in a new country of boundless possibilities, was a compell- 
ing appeal to the landless class just a t  the time that English 
colonial policies were developing. "The desire to own land", 
says Professor Bassett, "was the impelling consideration of 
most of the early migration to A,meri~a."~ 

It was natural to expect tha t  an attempt would be made 
to establish the manorial land system of England in the new 
country. History reveals the fact that the feudal plan of or- 
ganization was uppermost in the minds of the holders of col- 
onial grants. This plan was transplanted in Virginia, but it had 
to give way before the impelling force of the land-hungry 
immigrant. "Nothing short of actual ownership in the soil", 
says Miss Coman, "suffered to attract and hold  immigrant^."^ 
The London company in the beginning adopted the policy of 
retaining the ownership of the land and providing for its cul- 
tivation by farm laborers or tenants. Sir Thomas Dale, true 
to his feudal conceptions, assigned to each new-comer a three- 
acre garden lot and twelve acres of forest land. All the cul- 
tivators were mere tenants a t  will. The system aroused in- 
tense opposition. It became necessary to recall Governor 
l T h e  Disappearance o f  the Small Landowner page 75 .  
2A Short Historq o f  the United States, chap& 7 ,  page 135. 
3ZndustriaL History o f  the United States. Chapter 2, page 32. 
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Dale and give to the colonists larger powers of control of thefr 
own affairs. 

It is not without significance that the first representative 
body that ever assembled upon the Western continent at- 
tempted to liberalize the land policy of the country by de- 
stroying its feudal characteristics and by establishing in its 
place an agrarian organization that w'ould make home-owner- 
ship the basis of social organization. The House of Burgesses 
in its first session (1619) legalized the title to the lands oc- 
cupied and tilled by each colonist, and provided that each 
shareholder in the stock company be allotted one hund- 
red acres of land for each share he held in the company.' 
Some of the stock holders under this provision of the statute 
came into possession of great tracts of land by virtue of the 
amount of stock held. John Martin and his associates, for 
example, acquired eighty thousand acres in this way.2 .A 
unique method of acquiring additional land was through a 
system known as "head right." Each shareholder who pro- 
vided funds for transporting an able bodied man or woman 
was awarded one hundred acres of land. This opportunity 
of increasing land  possession^ was soon extended to all resi- 
dents of the colony and soon became the usual method of ac- 
quiring land or increasing the acreage already possessed. The 
plan worked admirably for land was abundant and labor 
scarce. By the close of the seventeenth century, the size of 
a Virginia estate was approximately seven hundred acres, and 
the total area under cultivation was approximately equal to 
the total area of cultivated land in England.3 Thus we see 
the beginning of a system of land tenure developing in the 
South that required a system of cultivation that would include 
the employment of farm laborers and some form of farm ten- 
antry. 

Land Policy of New England. 

The system of land tenure in New England was strikingly 
different from that of Virginia. There were several reasons 
for this. In the first place, the motive that led to the settle- 
ment of this section was essentially different from that of Vir- 
ginia. In the second place, the conditions 01 soil and climate 
lSee Coman's O p .  Cit. ' 
2Bruce's Economic History of Virginia. Vol. 1, pages 502-506. 
3Bruce's Op.  Cit., Vol. 1, page 519. 
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made a different policy necessary. Plymouth colony was r 
co-operative enterprise. Each member of the colony was 

, credited with a share in the venture. Every man, woman, and 
child received a share of stock and twenty acres of land when 
the first distribution was made.l The original colonists who 
settled in Salem received a house and lot, ten acres of farm 
land, the right of pasturage on the basis of the number of cat- 
tle pos~essed.~ The promoters o f  Massachusetts Bay colony 
adopted the Virginia principle of "head right." The colonist 
was entitled to fifty acres for each person transported into the 
colony. However, this policy did not result in the building 
up of large estates as  in Virginia. The reasons are obvious. 
Arable lands were limited. The severity of the climate as 
well as soil conditions did not encourage agriculture on a large 
scale. The Massachusetts Bay company extended its land 
policy to all the settlements made by it. But the size of allot- 
ments varied in the different towns, depending on local con- 
ditions and the number of proprietors who were to share in the 
land allotments. The Massachusetts plan spread to Rhode 
Island, Connecticut, and New Hampshire. This land policy 
resulted in New England's becoming a land of small farmers 
where each possessed his land in fee simple and each farm was 
cultivated by its owner. The far-reaching effect of this sound 
beginning has largely eliminated the problem of farm ten- 
antry in this section of the country. Farm tenantry is not s 
serious problem in New England a t  the present day. 

New York, like Virginia, adopted the feudal system of 
land tenure in the beginning. The Dutch West Indian com- 
pany by a Charter of Privileges assigned great tracts of land 
to Dutch "patroons". The "patroons" established a land 
system similar to the manorial system of Western Europe. 
Many of the great estates established by them were continued 
under English rule. Some of the royal governors bestowed 
tracts of thousands of acres upon favored friends or associates. 
"The manorial system, however, was restricted to the Valley 
of the Hudson," says Professor Bogart, "and the large estates 
of from fifty thousand to even a million acres lay, in the large 
part, uncultivated until they were broken up into small hold- 
i n g ~ . " ~  As in Virginia, serious protests were raised against 
lWorks  of Captrrln John Smith, pages 782-784. 
2Adams' ViUage 2otamwnities af Cape Ann and Salem, page 20. 
3Economic History of the United States, Chapter 3, page 49. 
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the system that had caused the colonists to leave their native 
country. One protest is expressed as follows: "The gran- 
tees themselves are not, nor never were in a capacity to im- 
prove such large tracts, and other people will not become their 
vassals or tenants, for one great reason for people (the better 
sort especially) leaving their native country, was to avoid the 
dependence of landlords, and to enjoy lands in fee to descend 
to their posterity that  their children may-reap the benefit of 
their labor and industry."' The settlhg of the province 
was retarded by this system. "Immigrants deliberately chose 
New England instead of New York as a place of settlement 
where land might be acquired in fee simple and on terms of 
equality with their  neighbor^."^ The effect of these influen- 
ces began to be felt in time. We are told by Weeden that 
"when by the treaty of Fort Stanwix (1766) the Mohawk Val- 
ley was purchased of the Iroquois Confederacy, land offices 
were opened and farms were made over in fee simple to actual 
settlers on the easy condition that  five acres out of fifty should 
be cleared within three yeam3 

Both the royal and proprietary colonies possessed all the 
possibilities of an unendurable tenantry situation. This was 
particularly true of the proprietorship, which was the com- 
monest form of colonial grant. "The proprietorship", says 
Muzzey, "was a sort of middle theory between the royal pro- 
vince and the self-governing colonies."* The colonial pro- 
prietors, by the terms of their agents, held their respective pos- 
sessions as manorial estates. Their motives were economic 
gain resulting from commercial enterprise. Under the au- 
thority of their grants they could sell or lease land on such 
conditions as best suited their purpose. William Penn adopt- 
ed the policy of selling land for a reasonable sum in five-thous- 
and-acre tracts and reserving a quit-rent of one shilling per 
one hundred acres. He also offered bonuses for each servant; 
and five hundred acres for each family transported and lo- 
cated on the land.5 These terms offered opportunities for the 
acquisition of large estates and opened the way for a system 
of land cultivation by peasants and farm tenants. The con- 
1Documentary History of N e w  York ,  Vol. 1, page 377. 
2Weeden's American Husbandry, Vol. 1. page 192. 
.?Weeden's Op. Cit., Vol. 2,  pages 15-17. 
4American History, Chapter 2 ,  page 53. 
50sgood's American Colonies, Vol. 2 ,  Part 3, Chapter 2. 
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ditions of soil and climate were not favorable to a feudal or- 
ganization of this kind in Pennsylvania. Here, as  in New 
England, the necessities of the situation, resulted in a fee sim- 
ple ownership of small farms carved out of the large estates. 
The plan of land settlement in Pennsylvania was as follows: 
A group of settlers would buy jointly a large tract of land and 
then sub-divide i t  into small farms on a basis of mutual agree- 
ment. In this way there were established communities of 
English, Welch, and German farmers, each of whom became 
an  actual owner of the farm he cultivated. 

The proprietors of East and West Jersey also resorted to 
a system of land bonuses as  a means of attracting settlers. 
Every man who possessed a musket and supply of ammunl- 
tion and provisions sufficient to  meet his needs for six months 
was given one hundred and fifty acres of land. For each wo- 
man seventy-five acres were allotted. One hundred and fifty acres 
were allotted for each servant or slave imported. The attractive- 
ness of this- offer drew settlers from the large estates of New 
York. "What man," wrote the Earl of Bellmont, "will be such a 
fool as to become a base tenant . . . . . when for crossing 
Hudson's river that man can for a song purchase a good free hold 
in the Jerseys ?"' The estates of New Jersey under this plan never 
became large. Ownership of small farms prevailed over large 
proprietary estates owned by landlords and cultivated by tenants 

As a general proposition the proprietorship of New York, 
Pennsylvania, and New Jersey failed to develop a feudal land 
system in this country. T h e  conditions of soil and climate 
were largely responsible for this failure. But in the South, 
where physical conditions were different, the feudal type met 
with better success. In Maryland, for example, where the 
same plan was followed in land allotments as that  adopted by 
the proprietors to the North, exactly the opposite land tenure 
system developed. The bonus system gave to each proprietor 
who brought over a number of laborers a liberal donation of 
land. "The intention of the proprietors", says Miss Coman, 
"was to create manors after the mediaeval type. Each ad- 
venturer sublet his lands to the man whom he brought over, 
and these, like feudal tenants, paid rent in money or produce 
and presented themselves a t  the call of the lord of the manor 

1Documentary Colonial History o f  New York ,  Vol. 4 ,  page 791. 
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fully equipped with muskets, powder and bullets for  services 
against Indians. -Sixty such manors of three thousand acres 
each were established by 1676."l Maryland more completely re- 
produced the old manorial system of Western Europe than did 
any other American colony. The .proprietors of Carolina (1668) 
and Georgia (1732) adopted a different policy from that  of Mary- 
land with reference to the system of land tenures. In both of 
these colonies an effort was made to prevent the development of 
manorial estates of a feudal type. The intention in each case 
was to parcel out the land to settlers in tracts commensurate 
with the settler's ability to cultivate the land by his own efforts. 
But again soil and climate were controlling forces in the develop- 
ment of the land system. Experience soon taught the settler that  
therewas economy in cultivation on a large scale. The vast.  
tracts of fertile soil and the large yields of staple crops of cotton, 
wheat, rice, and tobacco encouraged an organized system of pro- 
duction. The proprietors had to yield to local demands to  apply 
the Virginia plan of l a d  settlement. Land accession by "head 
right" made large estates easy to acquire. Two processes op- 
erated against the original plan,-the combination of small farms. 
into larger estates, on the one hand, and on the other, the addition 
of contiguous land on the basis of the principle of "head right.", 

So we find that both royal and proprietary colonies south of 
the Mason and Dixon line alike ultimately came to the manorial 
system, even when established from different motives and orig- 
inally organized on a different basis. The problem of a farm 
labor supply was partially supplied by the admission of slaves, 
and gradually the landlord acquired vast estates of cultivated 
land operated by an overseer and cultivated by slaves and free 
farm laborers. Previously to the Civil War, the question of farm 
tenantry did not enter into the farm labor situation. But free- 
dom of the slaves left these estates dependent upon a new type 
of rural organization. Farm tenantry was the natural and log- 
ical method that was to follow the passing of land cultivation by 
slaves. 

In passing it should be observed that the English law of 
primogeniture and the application of the principle of entail were 
adopted practically throughout the American colonies. This law 
was strictly followed in New York and the Southern Colonies 

lop. Cit., Chapter 2, page 37. 
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in the .interest of preserving the large estates, while in Wew 
England the application of these laws was modified by locai con- 
ditions.' However, i t  should be observed that the law of primo- 
geniture was not the controlling factor in the preservation of 
the large estates. No doubt the laws of primogeniture and entail 
were established for the purpose of preserving the larger estates 
in England, but they have not been effective in accomplishing this 
purpose in this country. Economic and social conditions have 
played a larger part in determining agrarian organization than 
arbitrary laws of this character. 

Influence of the Revolution on Land Tenure. 

The colonial land policy as  outlined continued with varying 
details in organization until the Revolution. I t  was natural to 
expect that the revolutionary spirit against England would pro- 
duce marked changes in the social structure of colonial organi- 
zation. We would naturally expect that the first attack would 
be made on the legalistic and political systems adopted on the 
.basis of English custom. Therefore, we are not surprised that 
one of the effects of the Revolution was to  sweep away all traces 
of a feudal land tenure based on the law of primogenit~re.~ 

The new nation promptly took steps to  validate property 
rights by declaring that the disposition of land up to  that time 
would be recognized and laws were passed to that effect. The 
unapportioned land passed into the control of the national gov- 
ernment and constituted the vast public domain of the United 
States. The social consequences of this national policy have 
never been completely or adequately appraised by any American 
writer. Henry George has more nearly expressed the signif- 
icance of the importance of our public lands and the consequence 
of our land policy than any other American writer. 

"This public domain," he says, "has been the transmuting 
force which has turned the thriftless, unambitious European 
peasant into the self-reliant Western farmer; i t  has given a con- 
sciousness of freedom even to the dweller in crowded cities, and 

, has been a well-spring of hope even to those who have never 
thought of taking refuge upon it. The child of the people, as 

~Bogard,Economic History o f  the United States,  page 50. 
2Bogard, O p  Cit page 48 ; also Cyclopedia o f  American Agriculture, edited b y  L. H .  

Bailey. V O I :  4. ;age 17, article b y  J .  L. Coulter o n  The  Ownership of  Land. 
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he grows to manhood in Europe, finds all the best seats a t  the 
banquet of life marked 'taken', and must struggle with his fel- 
lows for the crumbs that fall, witliout one charrce in a thousand 
of forcing or sneaking his way to  a seat. In the American, 
whatever his condition, there has always been the consciousness 
that the public domain lay behind him; and the knowledge of this 
fact, acting and reacting, has penetrated our whole national life, 
giving to i t  generosity and independence, elasticity and ambition. 
All that we are proud of in the American character; all that  
makes our conditions and institutions better than those of 
older countries, we may trace to the fact that land has been cheap 
in the United States, because new soil has been open to  the emi- 
grant."l 

The Land Policy of the United States. 

The land policy of the United States has presented one of 
the most complex problems connected with our national develop- 
ment. From the beginnning it  has perplexed our statesmen and 
been responsible for many difficult problems of administration. 
Nationality was threatened in the very beginning by this prob- 
lem. Colonial charters had given seven of the states that  composed 
the Union a claim upon Western lands. These were Massachu- 
setts, Connecticut, New York, North Carolina, South Carolina, 
and Georgia. The possibility that these states might be able to 
dominate the Union through the power of wealth that  would be 
acquired through the vast landed areas caused some of the states 
to hesitate to enter the Union. Maryland, for example, declined 
to accept the Articles of Confederation unless these states would 
agree to relinquish their claim to these Western lands. Finally, 
these seven states agreed to surrender their claim to the land 
beyond the Alleghanies, and Maryland signed the agreement on 
March 1, 1781. By 1786 the legal transfer of all these claims of 
the states had been made and the policy agreed upon that as  
rapidly as this vast region was settled i t  would be divided into 
states and incorporated into the U n i ~ n . ~  

The statesmen of the day began almost immediately after 
the formation of the Union to work out a land settlement policy. 

1Progress and Poverty, Vol 2 ,  page 388, edition of 1898, published by Doubleday and 
McClure Company. 

2Bassett's A Short History of  the United States, Chapter 10. page 232. 
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Jefferson, when a member of Congress, was the chairman of a 
committee appointed to prepare such a plan. The report of this 
committee, known as the Ordinance of 1784, designated the nunr- 
ber of states to be formed from the regions west of the Alle- 
ghanies and outlined a system of laws for the government of 
these territories pending their admission into the Union. The 
Ordinance of 1787 modified the previous ordinance to some ex- 
tent, and Congress adopted it  as a law that should be applied to  
the government of these territories. 

Previously to the adoption of the ordinance of 1787, 
Congress formulated a plan for the sale of the western lands. 
It provided that the territory should be laid out in townships 
six miles square consisting of thirty-six sections in a township. 
Each sixteenth section was reserved to the territory as a land en- 
dowment for the support of the public schools. The plan pre- 
sented many advantages, and it  was generally followed in the 
West. 

Alexander Hamilton had an unusually clear conception of the 
proper use and settlement of our vast public domain. His plan 
was formulated in a public statement as follows : 

"In the formation of a plan for the disposition 
of the vacant lands of the United States there appear 
to  be two leading objects of consideration: One, 
the facility of advantageous sales, according to  the 
probable course of purchase ; the other, the accommo- 
dation of individuals now inhabiting the western 
country, or who may hereafter emigrate thither, 
the former, as  an operation of finance, claims pri- 
mary attention; the latter is important, a s  it relates 
to  the satisfaction of the inhabitants of the western 
country. It is desirable, and does not appear im- 
practicable, to conciliate both. Purchasers may be 
contemplated in three classes : Moneyed individuals 
and companies who will buy to  sell again; associa- 
tions of persons who intend to  make settlements 
themselves ; single persons or families now resident 
in the western country or who may emigrate thither 
hereafter. The two first will be frequently blended, 
and will always want considerable tracts. The last 
will generally purchase small quantities. Hence a 
plan for the sale of the western lands, while it may 
have due regard for the last, should be calculated 
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to obtain all the advantages which may be derived 
from the two first classes."l 

The land policy of the American government was expressed 
in many congressional acts between 1785 and 1862. The states- 
men of the first two decades of our national history worked on 
the public lands "as an asset to be cashed a t  once for payment 
of current expenses of government and extinguishment of the 
national debt."2 At  the same time the problem of national fin- 
ance was paramount to all social considerations. The foreign 
debt, due to the war, was very large considering the national 
wealth of the country a t  the time, and this had been greatly in- 
creased by the Federal government assuming the debts of the 
various states when the Union was formed. This situation 
caused Congress to overlook the necessity of providing proper 
safeguards in the sale of public lands in the interest of home 
ownership. The various acts of Congress clearly indicate that 
the main consideration was to secure as much available cash as  
possible to supply the needs resulting from government obliga- 
tions. 

The haste of Congress to dispose of land for cash led to i ts  
sale in large tracts. The ordinance of May 20, 1785, authorized 
the sale of Western lands consisting of as much as a whole town- 
ship of thirty-two sections of s i x  hundred and forty acres each. 
The price was as low as one dollar per acre. A subsequent Act 
(May 18, 1796) increased the maximum price to two dollars and 
restricted the acreage to a maximum of eight sections of six 
hundred and forty acres each. Under the provisions of these 
Acts, one million four hundred and eighty four thousand and 
forty-seven acres of the public domain were sold, for which the 
government received $1 ,201,725.68.3 

The public land policy was modified with the beginning of 
the nineteenth century. The preemption system, which gave 
preference in the sale of land to actual settlers and encouraged 
them by making sales a t  a minimum price, began with an act of 
Congress in 1801. Sixteen special acts relating to this policy 
were passed within the first forty years of the nineteenth cen- 
tury. In 1841 an act was passed which, with minor modifica- 

lQuoted by J. L. Coulter in ~ y c l o p e d i a  of American Agriculture. Vol. 4 ,  page 176. 
2See Dewey's Financial History of the United States,  pages 92-96. 
3See Cybpedia  of American Agriculture, Vol. 4 ,  page 177, article by Coulter on Land 

Ownership and Tenancy. 
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tions, continued in force until 1891. Under the provisions of this 
act settlers were permitted to take up as much as one hundred 
and sixty acres and not less than forty acres. Public sales of the , 

land were not authorized until after settlers were given an op- 
portunity to make purchases. The law provided that the pur- 
chaser was required to reside on the tract, cultivate a certain 
part of it, and provide certain improvements in consideration of 
the preferential advantages in the way of choice selections. 

The act of 1841 was the forerunner of the Homestead Act 
of 1862, which consumated the policy of public land for bona fide 
settlers. This act was the result of the agitation of the Free-Soil 
Democrats, who declared "that the public lands of the United 
States belonged to the people and should not be sold to individ- 
uals, or granted to corporations, but should be held as a sacred 
trust for the benefit of the people and should be granted in lim- 
ited quantities free of cost to landless settlers." This act was 
more definite in provision than the previous acts relating to land 
settlement. The act enabled the landless man to acquire title to a 
quarter section of land on condition of his maintaining residence 
'thereon continuously for a period of five years and cultivating 
and improving a portion of it. 

The wisdom of this policy is self-evident to those who have 
studied the effects of our land policy. It was necessary for officials 
to think in terms of internal development before this policy could 
be formulated into law. None of the party platforms of the great 
political parties during the first half of the nineteenth century 
raised the issue of public lands for the landless man. The early 
political platform announcements relating to this subject turned 
on the importance of the sale of the land as a means of raising 
revenue for governmental purposes. But since the Civil War both 
of the great parties and some of the minor parties have adopted 
the principle that "the public domain should be held sacred to 
actual settlers."l Similar language is used in other platforms of 
both the parties since that time. 

The Effect of Our Land Policy on Farm Tenantry. 

The student who has the patience to  trace historically our 
colonial developmerlt and the land policy adopted by the Federal 

lSee the Liberal Republican Platform of 1872. 



The Historical Background o f  Farm Tenantry 41 

government, is compelled to see that in certain sections of the 
country agrarian problems of great importance were certain to 
arise. In the beginning, the vast undeveloped regions seemed 
to offer the promise of landed possessions for all who would seek 
them. But for this very reason social and legislative 
policies were developed without taking into account this aspect 
of our national life. The effect that these policies have produced 
is well summarized by Henry George, the ablest critic of our  land 

. policy. In an address delivered in 1871, he says: "The best com- 
mentary upon our national land policy is the fact . . . . that  
of the 447,000,000 acres disposed of by the government not 100, 
000,000 acres have passed directly into the hands of cultivators. 
If we add to this amount the lands which have been granted, but 
not delivered, we have an aggregate of 650,000,000 acres dis- 
posed of, to but 100,000,000 acres directly to cultivators-that is  
to say, six-tenths of the land has been put into the hands of peo- 
ple who do not want to use i t  themselves, but to  make a profit, 
(that is, to exact a tax) from those who desire to use it."l 

As we naturally expect, Henry George explains the failure 
of the policy of preemption and homestead laws on the grounds 
of our defective revenue system. "We are not only putting large 
bodies of our own new lands in the hands of the few; but we are 
doing our best to keep them there and to  cause the absorption of 
small farms into large estates. The whole pressure of our rev- 
enue system, national and state, tends to the concentration of 
wealth and the monopolization of land."2 The explanation is 
probably not as simple as Henry George thought. Land specu- 
lation and the large special grants that were made by the Federal 
government were other important factors that  made permanent 
development difficult. Both the land policy as represented by 
legislation and the methods of administration tended to dis- 
courage bona fide settlement and home ownership. 

As we look back through the pages of our national history, i t  
is now easy to see that social forces were operating here, just as  
they did in England, to promote the concentration of land. As 
population became denser and wealth accumulated, the advan- 
tages of land ownership became more apparent. The possibilities 

lour Land and Land Policy, Vol. 9 ,  page 11, Doubleday and McClure edition of Henry 
George's Works. 

BOP. Cit., Volume 9, page 95. 
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of a land tenantry situation were first foreseen in New England, 
where farm tenantry has never become as serious a problem as  
in other parts of the country. A writer in the North American 
Review, in 1859, comments on this situation as follows : 

"Our farms in older States instead of being divid- 
ed and subdivided as they ought to be, are growing 

larger and more unwieldy. The tendency of the 
times is unquestionably towards immense estates, 
each with a manorial mansion in the center and a 
dependent tenantry crouching in the shadow." 

By 1870 the effects of the conditions referred to began t o  
become apparent to thoughtful observers in almost every sec- 
tion of the country. Henry George rightfully pointed out that 
"the custom of renting land is unmistakably gaining ground." 
This, in itself, was not an alarming condition; but, connected with 
absentee landlordism, the problem a t  that time began to present. 
a serious aspect. The rapidity with which farm tenantry has in- 
creased a t  the expense of permanent agricultural development 
will be outlined in succeeding chapters. 



CHAPTER 111. 

THE PHYSIOCRATIC CONCEPTION O F  
FARM TENANTRY. 

Political economy has accepted the - problems of agricul- 
ture  as a. part of the content of the science since its beginning 
in the eighteenth century. The Mercantilists ignored agricul- 
ture, but they did not attempt to outline a system of economic 
science.' Beginning with the Physiocrats in the latter part of the 
eighteenth century, economists have constantly recognized agri- 
cultural production as  an aspect of economic science. The 
stages and history of production have been described and the ex- 
.act position of agriculture in the economic life of mankind has 
been carefully determined.2 Production has meant different 
things to different schools of economics. But all have recog- 
nized agricultural production as essential and fundamental. In 
the analyses of the factors of economic production, expressed or 
implied, recognition has been given to the relation of landlord 
and tenant. 

The Physiocrats may be considered the real founders of the 
first system of political economy. They were certainly the first 
t o  grasp the conception of a unified science of ~ o c i e t y . ~  In their 
economic analysis, the Physiocrates regarded the raw material 
produced as the only true production. The manufacturers mere- 
ly transformed the material that was extracted from the earth, 
and commerce did nothing more than transport the raw material 
or the manufactured articles from one to another4. The Physio- 
crats classified all producers of raw material under the head of the 
"productive classes" and they designated those engaged in man- 
ufacture, commerce, and craftsmanship as "sterile" classes. TG 
Marquis of Marabeau, the forerunner of Quesnay, appreciated 
the  importance of maintaining an efficient rural farm organi- 
zation a s  a means of increased food production. He insisted-that 
the  small cultivator should be encouraged, and the idle consumer 
should be viewed with reprobation. He saw the dangers of an 
absentee landlord system. "Great land owners should live upon 

lconrad, J. Politische Oekonomie, Vol 1. page 354. 
2The stages in the history of production in the order of their historical development are:  

(1 X the hunting and fishing stage ; ( 2 )  the pastorial stage ; ( 3 )  the agricultural 
stage; ( 4 )  the handicraft stage; (5) the Industrial stage. See Ely and Wickar's 
Elementary Principles of  Economics, page 22. 

3Gide and Rist's History of  Economic Doctrines, Book 1, page 2. 
4Ingram's A History of Political Economy, page 62. 
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their estates and stimulate their development-not lead an ab- 
sentee life of pleasure in the metr~polis."~ 

Mirabeau was certainly the first economist to see the peril of 
this system, and his observation was remarkable for his time. 
It should be observed, however, that he was concerned with only 
two aspects of the problem. (1) In the first place, increased food 
production was the supreme need of France a t  that time. War 
and the expulsion of the protestants had greatly reduced the pop- 
ulation. Mirabeau understood in a general way what Malthus 
was to formulate into a doctrine a t  a later date-that popula- 
tion tended to increase more rapidly than the available food 
supply would sustain. That this thought was in Mirabeau's mind 
is indicated in his book L' Ami des Hommes,  whose sub-title was 
T r a i t e  de l a  Populat ion.  It should be observed that he had de- 
rived his conception of the relation of population to food produc- 
tion from Cantillion. (2) In the second place, the age was char- 
acterized by the existence of a large parasitic leisure class that 
was tending constantly to increase. The rural population was 
gradually being depleted as  a result of the movement of the rural 
population into the cities. There was an imperative need, there- 
fore, to maintain the agricultural population on the farms as a 
means of safeguarding and increasing the food production of the 
nation. Mirabeau, i t  should be observed, was not thinking of a 
problem of social justice as  i t  related to the elements in the rural 
population, but he was rather developing his economic doctrine 
from the viewpoint of consumption. I t  is necessary to  remember 
this fact in order to prevent giving too large a significance to the 
implications of production that appear in the literature of the 
Physiocrats. 

Francois Quesnay, the greatest of the Physiocrats, was pro- 
foundly influenced by the views of Mirabeau. His first economic 
writing was in the form of two articles contributed to the 
Encyclopedic of Diderot-one on "Fermiers" (1756), the other on 
"Grains" (1757). In the first of these articles a careful compar- 
ison is made of the relative advantages and disadvantages of us- 
ing horses and oxen in farming. After a brief introduction on 
the importance of agriculture to the nation, he begins his argu- 
ment with a general statement that "Les  ter res sont commkne- 
m e n t  cult ivees p a r  des fe rm ie rs  avec des chevaux, o n  pa r  des 

1Higg's The Physiocrats, page 21. 
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metayers avec des boufs."l $Ie proceeds to show'that fe rm ie rs  
who cultivate the land with horses have the advantage and that 
they are more prosperous than the r n e t a y e ~ s . ~  Quesnay shows 
that France was suffering great loss in production due to the 
fact that under the metayer system the share of the tenant was 
too poor to purchase horses as a substitute for oxen.3 He did 
not seem to be concerned about the problem of poverty as it af- 
fected this class, but their producing ability was a matter of seri- 
ous concern to him. 

That Quesnay was not influenced by any conception of the 
relation of the landlord to the tenant, is also revealed in his at- 
titude toward large and small farm acreage. He thought that  
grande cu l tu re  was preferable to pet i te  cul ture. He had in 
mind a farm system with a large acreage in the hands of one 
landlord in which larger capital could be used in carrying on the 
farming enterprise. It is obvious that such a plan would neces- 
sarily have greatly increased farm tenantry and greatly decreas- 
ed the number of landed proprietors. In his article on "grains" he 
makes an argument for large farms cultivated by metayers under 
the management of an entrepreneur.  Quesnay gives figures to 
show the losses sustained due to poor farm equipment and a small 
farm ~ y s t e m . ~  

The article on "grains" represents a more profound and sci- 
entific discussion of agricultural economics than his fe rm ie rs .  
But much of the contents relates to aspects of agriculture not 
germane to this discussion. 

In December 1795, Quesnay printed his Tableau Oeconomique. 
He has here summarized in brief form the views of several of 
the members of the school, especially-the E s a i  of Cant i l l i on .  This 
analyse is a direct contribution to the subject of farm tenantry 
as it was practiced in France a t  the time. He begins his dis- 
cussion with the classification of the citizens of the nation. "La 
na t i on  est redui te  a t r o i s  classes de citoyens: l a  classe produc- 

1"~he'  lands are usually cultivated by farmers with horses, or by the metayers with oxen." 
Quesnay's Oeuvres cconomique e t  philosophiques, page 160. 

2The Metayer was a share tenant who received stock, tools, and seed from the landlord. 
The Metayer system was common in England and Continental Europe during' the time 
of Quesnay. However, it had almost ceased to exist in England by the time of Adam 
Smith. 

30p.  Cit., page 177. 
4 0 p .  Cit., page 206; Cp. Higg's Op.  Cit,, page 30. 
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tive, la classe des proprietaries et la classe steri1e.l He then 
defines each class. By the "productive" class he has in mind 
the metayers---those who cultivate the land and pay therefor 
an annual rent to the landlord and who, by their efforts, enrich 
the nation. The class of proprietors or landlords includes the 
sovereign, the owner of the land, and the tithe-owner. 'Cette 
classe subsiste par le revenv, on produit net de la cul tu~e,  que 

lui est paye annullement par la classe pr~ductive."~ All those 
who do not belong to one or the other of these classes are assign- 
ed to the classe sterile. While there are serious defects and inaccu- 
rAcies in this broad classification, i t  should be observed that i t  
served the purpose of emphasizing the importance of agricul- 
tural production as an essential industry. 

Quesnay no where raises the question of social justice be- 
tween landlord and tenant. He assumes the status of each class 
as  being good for society. His only thought was that of a 
relationship that would yield the maximum production. He im- 
plies that an economic motive is essential to make this possible. 

- He traces the productive problem of France to an insufficiency 
of capital. France has boundless natural resources, but the pro- 
ductive capital is insufficient to develop it. The source of capital 
is agricultural production. If surplus derived from this source 
is consumed in non-productive endeavor and not applied to better 
agricultural equipment, the nation is doomed to sterilty. On 
this assumption Quesnay proceeds to discuss the distributive 
process between the three classes. It is evident to him that lux- 
ury and extravagance were absorbing much of the nation's in- 
come that should go back into future production. He attempts 
to  impress this fact upon the minds of the people by designing a 
chart or table showing the prevailing distributive processes. 
This is the very core of the Tableau Oeconomique and the essence 
of his doctrine of net product. 

1"The nation is reduced to three classes of citizens ; the productive class, the landlord 
class and the unproductive class". Op. Cit., page 305. 

2"That class lives on the income from the net product of cultivation, that is paid an- 
nually by the productive class". Op. Cit., page 308. 
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Quesnay arranged his table in three parallel columns as fol- 
lows :l 

Classe Productive Classe Classe Sterile 
Des Proprietaries 

Under each of these classifications he shows how the income 
is distributed. 

Extravagant claims have been made by the admirers of 
Quesnay concerning the value of his chart. Its value, however, 
consists largely in the fact that i t  is a concise presentation of the 
most definite contribution that the Physiocrats made to political 
theory. 

Produit Net. 

This relates to the produit net,  or net profit, theory that was 
advocated by this school of economic thinkers. Quesnay follows 
his table with a rather full discussion of this subject. He assumes 
that agriculture yields a produit net,  or net profit, over and above 
the cost of production. In the table he attempts to show 
hypothetically what becomes of this net product year by year. 
He assumes that the net profit on production is one hundred per 
cent. In other words, on the basis of 300 livres of capital under 
normal conditions the returns in product will amount to 600 
livres. The landlord receives 200 livres, of which one-half is  
spent in agricultural produce and one-half in other expenses 
(dispenses steriles) . Considering the distributive process from 
the middle table (Classe des proprietaries), one-half the total 
goes to the left and is again applied to agriculture as  a means 
of producing another rent, while the other goes to the right and 
is consumed in some form of luxuries, such as  manufactured 
goods, housing, clothing, etc. This process is supposed to go on 
indefinitely. 

This theory of the produit net  has given the Phys- 
iocrats their best claim to respect as  economists. Not that the 
application of the theory to agriculture is sound, but the impor- 
tance of the recognition of large returns to agricultural endeavor 
has been a valuable incentive as a means of encouraging produc- 
tion. The influence of this theory on rent will be discussed in an- 

l o p .  Cit., page 310. 
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other connection. The influence of this theory was widespread in 
France and it  was constantly being emphasized by the members 
of the school. Dupont de Nemours, for example, declared that "the 
prosperity of mankind is bound up with a maximum net pro- 
duct."l The Physiocrats, of course, were mistaken in contending 
that this net product was confined to agriculture alone. We 
know now that manufacturing and commerce have continually 
yielded a larger net return on the capital invested than agricul- 
ture, but we must remember that a t  the time the Physiocratc 
lived manufacturing and commerce had not developed to that ex- 
tent that i t  was possible for them to evaluate the returns on cap- 
ital in such enterprise. Gide and Rist offer the following ex- 
planations as  to how the Physiocrats happened to make this 
error : 

"Their luxurious lives would have been impossible 
if the earth did not yield something over and above 
the amount consumed by the peasant. It is curious 
that the Physiocrats, while they regarded the arti- 
sans as nothing better than servants who depended for 
their very existence upon the agriculturalists, failed 
to recognise the equally complete dependence of the 
worthless proprietor upon his tenants. If there had 
existed instead a class of business men living in ease . 
and luxury, and drawing their dividends, i t  is quite 
possible that the Physiocrats would have concluded 
that there was a net product in industrial enter- 
~ r i s e . " ~  

The Physiocrats deserve the respect of the students of 
rural economics. They did not always determine accurately the 
economic facts relating to agricultural production, but they 
were thinking constructively about very essential problems. The 
distinction between agriculture and industry was not found 
in the theory of the Physiocrats, but they determined the lines 
of approach to important economic theories that were later to 
be formulated into scientific conclusions. Adams Smith and 
Ricardo were greatly indebted to them for important theories 
that  have stood the test of time. The former developed his 
social economics relating to  landlord and tenant and approach- 

10figine d'um Science Nouvelle, page 346. 
2Op. Cit., page 16. 
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ed a sound theory of rent, while the latter made his most definite 
contribution to economics in his theory of rent through a study 
of the "net product." "Let us remember", says Gide and Rist, 
"that despite some glaring mistakes, agriculture has never lost 
the pre-eminence which they gave it."l It is worthy of note, 
in conclusion, that the Physiocrats were more nearly the found- 
ers of the science of rural economics than that of general eco- 
nomics. They have not yet received due credit for their con- 
tribution to a permanent agricultural proauctive system and to 
rural social organization as  a means of making this system ef- 
f ective. 

lop. Cit., page 17. 



CHAPTER IV. 

ADAM SMITH'S VIEWS ON FARM 
TENANTRY. 

Adam Smith has been recognized as the logical succes- 
sor to ' the Physiocrats. He had traveled in France in 1764-66 
and had become acquainted with several members of this 
school of economic thinkers. While credit has been given to 
the Physiocrats for systematizing the study of economics, 
Adam Smith has received the credit for raising this study to 
the dignity of a science and establishing a new school of eco- 
nomic thought. The Wealth of Nations appeared in 1776. 
The advancement that this volume makes over its French 
predecessors is well summarized by Gide and .Rist as follows: 

"Smith has been successful in borrowing from his prede- 
cessors all their more important ideas and welding them into 
a more general system . . . . . . A true social and eco- 
nomic philosophy was substituted for  their fragmentary stu- 
dies, and an entirely new value given to their contribution. 
Taken out of their isolation, they help to illustrate his genera! 
theory, becoming themselves illuminated in the process."l No 
better illustration of this point can be found than in that part 
of the Wealth of Nations in which Smith discusses the relation 
of distribution . to rural farm organization. 

Some writers have attempted to present Smith as the 
prophet of the approaching industrialism rather than the 
successor of the proponents of the "natural order." Depont 
de Nemours was responsible for the name given to the French 
school of economists. Physiocracy meant t o  him "the rule of 
nature." But we should recall that  the Industrial Revolution 
had scarcely had its beginning when Smith wrote his monu- 
mental work. The Wealth of Nations is based primarily on 
agrarian economics rather than industria1 economics, and Smith's 
point of view is not widely different from that of his French 
predecessors. Like them, he emphasized the importa,nce of 
production. The introduction to the Wealth o f  Nations re- 
veals a deep concern for the improvement of the productive 

' processes. Chapter I of Book I1 on the division of labor has 
lHistorv of Economic Doctrine page 52. C p .  Seligman's comment on-this point in hia 

introduction to the ~veryma; Library edition of the Wealth of Nations. 
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this same object in view and only differs from Phys- 
iocratic literature in the angle of approach. Like his 
predecessors, he saw the relation of production to consumption 
and it is quite obvious that  he saw i t  more clearly. 

Adam Smith discusses the economics of farm tenantry in 
his chapter on "The Discouragement of Agric~lture."~ This 
chapter may appropriately be compared to the Tableau 
Oeconomique of Quesnay, although, of course, the approach 
and the illustrative material are quite different, but both au- 
thors were thinking of the same problem and thinking of 
it in terms of the same effects. However, i t  must be admitted 
that the relation of landlord to tenant was more accurately 
described by Smith, and the interest of the tenant was nore 
sympathetically considered. As we have seen, landlordism 
was far  less a problem in France than in England. Its char- 
acteristics were also very different. France, 'even before the 
Revolution, had been a country of small proprietors. On the 
other hand, landlordism was the accepted order of things in 
England and tenantry of a certain type was the prevailing 
method of cultivation. This contrast in conditions is respon- 
sible for the different treatment of the subject of farm tenan- 
try by these two representative thinkers of their respective 
schools. 

Smith begins with an historical statement of the origin 
of the greater estates in Europe. He describes the confusion 
and unsettled conditions resulting from the invasion of the 
Germanic and Scythian nations. He explains, how, in the 
midst of these conditions, the chiefs acquired and usurped the 
greater part of the lands. Even the uncultivated lands were 
appropriated. To preserve the integrity of these cstates, the 
law of primogeniture was promulgated. He says, "This orig- 
inal engrossing of uncultivated lands, though great, might 
have been but a transitory evil. They might soon have beer1 
divided again, and broke into small parcels either by succes- 
sion or by alienation. The law of primogeniture hindered them 
from being divided by succession: the introduction of entails 
prevented their being broke into small parcels by a l iena t i~n ."~  

lBook 3. Chapter 2. Everyman Library edition. 
2 0 p .  Cit., Book 3, Chapter 2, page 341. 
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Smith explains the departure from the Roman law of 
descent, where no distinction was made between male and 
female in the inheritance of land, on the grounds that "when 
land was considered as  a means, not of subsistence merely, but 
of power and protection, it was better that it should descend 
undivided to one," But he hastens to explain that  "laws 
frequently continue in force long after the conditions which 
first gave occasion to them and which could alone render them 
reasonable are no more."l This is true of the laws of primogeni- 
ture and entail. He declares that "in the present state of 
Europe when small, as well as great estates, derived their 
security from the laws of their country, nothing can be more 
completely absurd. They (laws of primogeniture and entail) 
are  founded upon the most absurd of all suppositions, the 
supposition that  every successive generation of men have not 
an equal right to the earth and to all that  i t  possesses; but 
that  the property of the present generation should be re- 
strained and regulated according to the fancy of those who 
died, perhaps, four hundred years ago." This very sig- 
nificant statement was probably the first authoritative 
attack made upon the legal restriction that  had grown up in 
Europe, as a means of preserving landed estates. Whatever 
may have been the original justification for such enactments, 
the time had come when the people preferred an equitable and 
just system of land distribution. While Smith's voice was not 
heard very far, i t  should be recognized that he had lifted it in a 
worthy cause, and, historically, those of us who can look back 
and see what wisdom he was giving expression to should give 
him recognition for his efforts even if those efforts were in 
vain. 

A modern view of the situation is implied in Smith's criti- 
cism of the landlord. "It seldom happens," says he, "that a 
great proprietor is a great impr~ver . "~  He explains this on 
two grounds. (1) In the first place, during the disorderly 
times all the energies of the landlord were consumed in de- 
fending his territories, and he had no time to think of improv- 
ing his estates; (2) in the second place, when law and order 
were established, the landlord had usually lost both his 

lop. Cit., Book 3, Chapter 2, page 342. ' 

2 0 p .  Cit., Book 3, Chapter 2, page 343. 
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incentive and requisite abilities in this regard. The effects 
of this situation are best described in the words of Smith as 
follows : 

"To improve land with profit, like all other 
commercial projects, requires an exact attention to 
small savings and small gains, of which a man born . 
to a great fortune, even though naturally frugal, is 

' very seldom capable. The situation of such a per- 
sari naturally disposes him to attend rather to orna- 
ment ~ h i c h  pleases his fancy than to profit which 
he has so little occasion. The elegance of his dress, 
of his equipage, of his house, and household furni- 
ture, are objects which from his infancy he has been 

- accustomed to have some anxiety about. The turn of 
mind which this habit naturaIly forms follows him 
when he comes to think of the improvement of land. 
He embellishes perhaps four or five hundred acres in 
the neighborhood of his house, a t  ten times the ex- 
pense which the land is worth after all his improve- 
ments; and finds that if he was to improve his whole 
estate in the same manner, and he has little taste for 
any other, he would be a bankrupt before he had 
finished the tenth part of it. There still remain in 
both parts of the United Kingdom some great estates 
which have continued without interruption in the 
hands of the same family since the times of feudal 
anarchy. Compare the present condition of those 
estates with the possession of the small proprietors 
in their neighborhood, and you will require no other 
argument to convince you how unfavorable such ex- 
tensive property is to impr~vement ."~ 

There is not to be found in any recent literature relating 
to farm tenantry a more accurate statement of the evils con- 
nected with absentee landlordism. These expressions are 
especially applicable to the plantation system of the United 
States, where feudal forms still persist after the legal restric- 
tions have passed away. 

Smith follows his criticisms of the landed proprietors 
with a discussion of the other aspect of the problem. He goes 
minutely into the relative advantages of land cultivation by 
slaves, metayers, and ordinary tenants. Cultivation by slaves 
is regarded as the least satisfactory. Experience demonstrates 

lop. Cit., Book 3. Chapter 2, page 344. 



54 Farm Tenantry i n  the United States 

that work done by slaves, though it costs only the mere main- 
tenance, in the end, is the most expensive of all. A person 
who has no hope of acquirng property has no incentive to 
work. Slave labor on farms is the result of love of power over 
others rather than the expectation of economic gain that 
such a system of cultivation provides. 

The matayer system, according to Smith, is the successor 
of cultivation by slaves. This system is a species of tenantry. 
He explains it as  follows: "The proprietor furnished them 
with the seed, cattle, and instruments of husbandry, the whole 
stock, in short, necessary for cultivating the farm. The pro- 
duce was divided equally between the proprietor and the 
farmer, after setting aside what was judged necessary for 
keeping up the stock, which was restored to the proprietor 
when the farmer either quitted, or was turned out of the 
farm."l There is one essential difference between cultivation 
by slaves and metayers: "Such tenants, being freemen, are 
capable of acquiring property, and having a certain propor- 
tion of the produce of the land, they have a plain interest that 
the whole produce should be as  great as possible in order that 
their own proportion may be so."2 This consideration insured 
a better system of cultivation and increased production over 
tha t  conducted by slaves. 

The most serious defect of the metayer system, which is 
, applicable to any system of share tenantry, is described by 

Smith as  follows : 

"It could never, however, be the interest even 
of this last species of cultivation to lay out, in the 
further improvement of the land, any part of the 
little stock which they might save from their own 
share of the produce, because the lord, who laid out 
nothing, was to get one-half of whatever it produced. 
The tithe, which is but a tenth of the produce, is 
found to be a very great hindrance to improve- 
ment. A tax, therefore, which amounted to one-half 
must have been an effectual bar to it. It might be 
the interest of a metayer to make the and produce 
as much as could be brought out of it by means of 
the stock furnished by the proprietor; but it could 
never be his interest to mix any part of his own with 

l o p .  Cit., Book 3, Chapter 2, page 346. 
2 0 p .  Cit .  Book 3, Chapter 2. page 346. 
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it. In France, where five parts out of six of the 
whole kingdom are said to be still occupied by this 
species of cultivators, the proprietors complain that  
their metayer take every opportunity of employing 
the master's cattle rather in carriage than in culti- 
vation; because in the one case they get the whole 
profits to themselves, in the other they share them 
with their landlord. This species of tenants still 
subsist in some parts of Scotland. They are called 
steel-bow tenants. Those ancient English tenants, 
who are said by Chief Baron Gilbert and Doctor 
Blackstone to have been rather bailiffs of the land- 
lord than farmers properly so called, were probably 
of the same kind."l 

This species of tenantry was gradually succeeded by the 
tenant lease system, which Smith regarded as defective, but 
a great improvement on the metayer system. Under the lease 
system the farmers cultivated the land with their own stock 
and provided their own seed and implements. A definite 
fixed rent was paid to the landlord. The lease for years en- 
abled and encouraged the tenant to  make certain improve- 
ments on the farm. He was usually inclined to do this for  
he had a reasonable expectation that  he would receive full 
benefit therefrom before the expiration of his lease. 

The advantages of a long lease policy were fully under- 
stood by Smith. I t  was the only plan that  encouraged the 
tenant to take a personal interest in the land he cultivated and 
to provide improvements a t  his own expense. Under English 
law a lease for life entitled the lessee to vote for a member of 
parliament. This political recognition was helpful in negotia- 
tions with the landlord. Smith regarded the long lease as  a 
great social achievement, and he took pride in the establish- 
ment of this policy in Great Britain. "The law which secures 
the longest leases against successors of every kind is, so f a r  
as I know," says he, "peculiar to Great Britain." It 
is worthy of observation that  both in Great Britain and con- 
tinental Europe i t  was necessary to protect tenants by law 
against heirs and purchasers. The tenants' rights were still 
insecure when a change of ownership occurred. The pro- 
prietor of the land whose political power gave him great in- 
fluence was constantly trying to restrict the rights of tenants. 

l o p .  Cit ,  Book 3, Chapter 2, page 347. 
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The method adopted to accomplish this purpose was through 
the restriction in the number of years of the lease. That this 
was a shortsighted policy was very clearly foreseen by Adam 
Smith. Every tendency to reduce the number of years of a 
leasehold correspondingly decreased the incentive to provide 
farm improvements a t  the expense of the tenant. The effects 
of this are interestingly described by Smith as follows: 
"Avarice and injustice are always shortsighted, and they did 
not forsee how much this regulation must obstruct improve- 
ments, and thereby hurt, in the long run, the real interests 
of the landlord."l 

This last statement is typical of Smith's "general sociolog- 
ical way of looking a t  society," to  quote a phrase of Albion W. 
SmalL2 The discussion of farm tenantry in the Wealth of 
Nations is the best illustration of Smith's interest in distribu- 
tive justice. Professor Small was not mistaken in asserting 
that "whatever the influence of Adam Smith's work may have 
been, one cannot study his philosophy as a whole, even in the 
figment of it that  has come down to us, without being certain 
that  his basic propositions were clearly and positively the 
human rather than the capitalistic  principle^."^ His deep 
concern about human relations is illustrated in the following 
passage connected with the subject under discussion. 

1 
"Under all these discouragements, little im- 

provement could be expected from the occupiers of 
land. That order of people, with all the liberty and 
security which law can give, must always Improve 
under great disadvantages. The farmer, compared 
with the proprietor, is as  a merchant who trades 
with borrowed money compared with one who 
trades with his own. The stock of both may improve, 
but that of the one, with only equal good conduct, 
must always improve more slowly than that of the 
other, on account of the large share of the profits 
which is consumed by the interest of the loan. The 
land cultivated by the farmer must, in the same 
manner, with only equal good conduct, be improved - 
more slowly than those cultivated by the proprietor, 
on-account of the large share of the produce which 
is consumed in the rent, and which, had the farmer 

lop. Cit.. Rook 3. Cha~ter 2, page 349. 
2Adam Smith and Modern Sociology, Chapter I ,  page 1. 
Sop. Cit., Chapter I, page 2. 
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- been proprietor, he might have employed in the fur- 

ther improvement of the land. The station of a 
farmer besides is, from the na t~ l re  of things, inferior 
to that of a p r~pr ie tor . "~  

It seems unfortunate that so little attention has been paid 
to Smith's discussion of this ' problem. Professor Small 
seems to have been the only social scientist that  has adequate- 
ly emphasized the sociological content of Smith's work.2 Per- 
haps his most enduring contribution to social science will be 
found to be his discussion of human relationship rather than the 
validity of his economic theories. In his discussion of the - 
relation of'landlord and tenant, he hax worked out with admir- 
able prekision the importance of adjusting social relationships 
not only as a means of improving social conditions, but as the 
best arrangement in the interest of better economic enter- 
prise.. 

lop. Cit., Book 3 ,  Chap ter  2. page 350. 
20p. Cit., Chapter  5 ,  page 186. 



CHAPTER V. 

THE VIEWS OF THE EARLY CLASSICAL ECO- 
NOMISTS ON FARM TENANTRY. 

Economic thinking was destined to take a new turn about 
the beginning of the nineteenth century. The rapid develop 
ment of the industrial revolution gradually changed the em- 
phasis of economics from production to distribution. The Phys- 
iocrats and Adam Smith were impressed with the importance of 
agricultural production, but, beginning with the publication of 
L e  Tra i te  d' Economie politique by J .  B. Say in 1803, the em- 
phasis began to be laid on the economic aspects of manufac- 
turing and commerce. In discussing, for example, Des differ- 
en tes  sortes d' industr ie ,  Say speaks of industr ie  agrieole, show- 
ing that he is thinking in terms of production as an industrial 
en t e rp r i~e .~  He devotes the first book in his Trai te  to produc- 
tion ( D e  la Product ion d e  R iehesses ) ,  but he is thinking of pro- 
duction in a larger sense than that given to the term by the 
Physiocrats. Even in discussing the advantages of production, 
he does not emphasize farm production. The relationship of 
landlord (propr ie tare )  to tenant ( f e r m i e r )  is.only referred to 
incidentally in connection with proceeds derived from agricul- 
tural p r~duct ion .~  Book I1 of the Trai te  is devoted to distri- 
bution, and Chapter Nine of this book presents Say's theory of 
rent, which, of course, implies the economic relationship of land- 
lord to tenant. But i t  discusses the subject without reference 
to  the human elements in the problem. He refers to the politi- 
cal rise of the tenant in England, which is clearly traceable to in- 
formation acquired from the W e a l t h  o f  Nations.  In contrast 
with the English system, he closes his chapter with an explana- 
tion of the m e t a y e r  system and refers to its feudal origin. This 
is as near as  Say comes to the social aspects of farm tenantry. 

Turning again to England, the economists who succeeded 
Adam Smith did not attempt to evaluate the sociologica! cnn- 
cepts that Smith originated. As Small says, 

"To speak figuratively, then, the apostolic succes- 
sion in social philosophy from Adam Smith is through 
the sociologists rather than the economists. The soc- 
iologists have kept alive the vital spark of Smith's 
moral philosophy. They have contended for a view 

lTraite d' Economie Politique ( 2 n d  edition, 1814)  Chapter 2, page 8. 
20p. Cit.. Volume 2 ,  page 468. 
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. of life in terms of persons rather than in terms of 
technology. That it, they have put persons in the cen- 
ter of their picture of life, and have assigned a subor- 
dinate place- to the theory of those technical activities 
which deal with the material products of persons. The 
economists are the separatists and hierarchy, in ex- 
aggregating the importance of a technology 'till i t  has 
overbalanced, in social doctrine, the end to  which it is 
normally tributary."' 

This is particularly true of Malthus, Ricardo, 2nd James 
Mill. They excluded social relationships from the field of polit- 
ical economy. The subject of "rent" was carefully treated as  
one of the aspects of distribution. But the early economists of 
the nineteenth century ignored the question of social justice be-. 
tween the renter and his landlord. The classical economists 
were dominated by the idea that economic laws were nearly as  

- immutable as physical laws. This caused them to approach the 
content of political economy from the standpoint of an abstract 
science. This point of approach caused them to feel that noth- 
ing could be done to ameliorate social conditions. There could 
be no escape from the consequences of economic law. 

Views of Malthus. * . 
Malthus approached nearest to the social phase of the ques- 

tion in his Essay on  the Principle of  Population, which first 
appeared in 1798 and rapidly passed through several revised 
editions. He discusses the influence of the agricultural system 
of the various countries and calls attention to the evil effects 
of a system where lords own and control large tracts of terri- 
tory.2 In another connection he lays down a principle to guide 
in the adjustment of the mutual interests of landlord and tenant 
as a means of maintaining the population. "With a view to 
the individual interest, either of a landlord or farmer, no labour- 
er can ever be employed on the soil who does not produce more 
than the value of his wages; and if these wages be not on an 
average sufficient to maintain a wife, and rear two children to . 

the age of marriage, it is evident that both the population and 
produce must come to a stand. Consequently, a t  the most ex- 

l A d a m  Smith and Modern Sociology, Chapter I ,  page 4. 
2Essay on the Principle o f  Population a s  i t  A f f e c t s  the Future Improvement of  Society, 

Chapter 8, page 79. 
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treme practical limit of population, the state of the land must 
be such as  to enable the last employed labourers to produce the 
maintenance of as  many, probably, as four persons."l 

In his Principles of  Political Economy (1820) ~ a l t h u s  de- 
votes nearly one hundred pages to the rent of land.2 This dis- 
cussion shows clearly that he is thinking entirely from the land- 
lord's point of view. He shows his concern for the landlord in 
discussing "The causes which may mislead the landlord in let- 
ting his lands, to the injury of both himself and the country." 
His deep concern for the landlords' interest is expressed in the 
following passage with reference to the competitive rental of 
land : 

"In the first place, he may be induced, by the im- 
mediate prospect of an exorbitant rent, offered by farm- 
ers bidding against each other, to let his land to a 
tenant without sufficient capital to cultivate i t  in the 
best way, and make the necessary improvements upon 
it. This is undoubtedly a most short-shighted policy, 
the bad effects of which have been strongly noticed by 
the most intelligent land-surveyors in the evidence 
brought before parliament; and have been particularly 
remarkable in Ireland, where the imprudence of the 
landlords in .this respect, combined perhaps with some 
real difficulty in finding substantial tenants, has ag- 
gravated the discontents of the country, and thrown 
the most serious obstacles in the way of an improved 
system of cultivation. The consequence of this error 
is the certain loss of all that future source of rent to  
the landlord, and wealth to the country, which arises 
from the good farming of substantial  tenant^."^ 

Malthus also seems to feel that the landlord might be too 
generous to the tenant. He warns the landlord against the error 
of giving a whole part of the rents to the tenants when there is 
a temporary depression in the price of farm products. 

"There is no just reason to believe, that if, in the present 
state of this country, the landlords were to give the whole of 
their rents to their tenants, corn would be in any marked de- 

. gree cheaper - - - - - - - - The effect of transferring all rents 
to  tenants, would be turning them into landlords, and tempting 

lop. Cit., Book 10, Chapter 3, page 92. It should be observed thrit he is thinking only 
of the influence of this situation on the problem of population. He did not have in 
mind the social relationship involved in the problem. 

2Chapter 3, pages 136-217. 
3Principles of Political Economy, (2nd edition), Chapter 3, page 190. 
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them to cultivate their farms under the sup2rintendence of care- 
less and uninterested bailiffs, instead of the vigilant eye of a 
master, who is deterred from carelessness by the fear of ruin, 
and stimulated to exertion by the hope of competence. The most 
numerous instances of successful industry, and well-directed 
knowledge, have been found among those who have paid a fair 
rent for their lands; who have embarked the whole of their cap- 
ital in their undertaking; and who feel i t  their duty to watch 
over i t  with unceasing care, and add to it. whenever i t  is possi- 
b1e.~9= 

It would appear that Malthus was fearful that  turning 
tenants into landlords would be harmful to the country. He 
seems to have totally ignored the discussion of this subject by 
Adam Smith. It is hardly possible that a t  the time Malthus was 
insisting on the landlords' exacting full rents from their tenants 
that he was unaware that the distressing conditions existing 
among'tenants were making it  necessary for landlords to re- 
duce their rents in the interest of rural   elf are.^ In speak- 
ing of these conditions a t  that time Prothero says: "Rural con- 
ditions were deplorable. Even as late as  1833, i t  was stated 
that, in spite of rent reduction, which in Sussex amounted to  53 
per cent.; there was scarcely. a solvent tenant in the Wealds of 
Sussex and Kent, and that many farmers, having lost all they 
had, were seeking work upon the  road^."^ 

Malthus felt called upon to defend the landlord against 
the charge that was current a t  the time that his interests were 
in conflict with those of society. He thought that the interest 
of the landlord was not only not in conflict with the interests of 
the state, but, on the other hand, that there was the strictest 
union between them. The only exceptiofi being in the case of im- 
portations. He thought that in this respect the landlord could 
not be separated from other producers." 

The Impersonal View of Ricardo. 
Ricardo was a contemporary of Malthus. Both were prin- 

cipally concerned with the economics of distribution. But the 

100. Cit., Chapter 3. page 191. 
2See Prothero's English Farming-Past and Present, Chapter 15, on "Agricultural De- 

pression and the Poor Law, 1813-37". 
303). Cit.. page 324. 
4 0 p .  Cit., Chapter 3, page 206, Cp. Haney's History o f  Economic Thought, Chapter 11, 

page 204. 
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contribution of Ricardo to economic theory is a more substantial 
product than that of Malthus. His theory of rent is his most 
important contribution to economic doctrine. Conditions in 
England a t  the time made the subject of rent a burning ques- 
tion of the day. Every writer on political economy during the 
first half of the nineteenth century felt called upon to discuss 
i t  a t  great length. None saw more clearly "That three 
fold hierarchy which consisted of a worker toiling for a daily 
wage in the employ of a capitalist farmer who draws his profits 
towered over by a landlord in receipt of rents" than did Ricardo. 
But none saw this situation more abstractly than he. He scarce- 
ly refers to the relationship of landlord and tenant in any con- 
nection. In his entire treatment of the theory of rent, no ref- 
erence is made to the human elements in the problem. 

Ricardo was concerned about stripping political economy of 
all surplus content. He did not agree with Smith or the Physi- 
ocrats with reference to the scope of economics. "One of his 
great services lay in the fact that more than any predecessor 
he separated political economy from other branches of knowl- 
edge, and from ethics and jurisprudence, in parti~ular."~ 

Ethical Viewpoint of Sismondi. 

The successors to Ricardo carried the abstract method to 
such an extreme that no social content was left. We must look 
again to France to find a writer who appreciated the human ele- 
ments in the economic problems of his day. We find him in the 
person of Jean Charles Leonard Simonde de Sismondi, who was 
born in Geneva, Switzerland, three years before the publication 
of the Wealth of Nations- (1776). He was the first constructive 
critic of the classical economists. He sharply takes issue with 
Ricardo for his abstract method and unsupported generalities. 
He thought better of Smith and Say because they were more 
concrete. He restored to the content of economics the ethical 
aspects that had disappeared under the abstract reasoning of 
the English economists of the early nineteenth century. Haney, 
in contrasting Sismondi with the classical economists, says: 
"In his outlook and purpose Sismondi differs from the Classical 
School. He was a reformer. Ethical considerations played a 

1Haney's History of Economic Thought, Chapter 12, page 234. 
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large part in his thought; and to  him economics was largely an 
art. He aimed to put economics upon a new basis; the econom- 
ists had taught how to increase national wealth; he would teach 
how to increase national happiness, and to this end would point 
out the advantages of government intervention to  regulate the 
progress of wealth."l 

Sismondi was primarily interested in agriculture. He re- 
fers in several places to the beauty and attractiveness of his 
farm, and his first economic publication was the "Tableau de 
I' Agriculture." His chief contribution to economics was his 
Nouveaux Principles d' Economie Politique ou de la Richesse 
dons ses ~ a p p o r t s  avec la Population, which was published in 
1819. His last important work on Etudes sur la Econornie 
Politique (1837-38) expressed his protest against the abnormal 
influences of the industrial movement on economic theory. 

Much of Sismondi's social reflections appear to be incidental 
to the'general theme he is developing. For example, in discuss- 
ing the probable effects of repealing the English corn laws, he 
refers to the reIative cost of production of corn in England and 
some of the other corn-producing countries. He takes occas- 
ion to contrast unfavorably the conditions of the English tenant 
with the cultivator in other countries. He says i t  would be 
,difficult for England to compete with such a country as  Poland ' 

or Russia, where the only price paid by the landlord proprietor for 
production is "a few hundred lashes judiciously bestowed upon 
the  pheasant^."^ This is typical of Sismondi's method. Social 
conditions were to be taken into consideration in arriving at con- 
clusions relating to economic t h e ~ r y . ~  

Sismondi recognized the growing conflict between public 
and private interests. He was the first economist clearly to 
recognize this tendency. He believed the state should adjust 
production to consumption demands. He advocated govern- 
mental action as a means of restoring or maintaining social jus- 
tice between classes and securing adequate facilities for distri- 
bution. He saw the harmful possibilities of large-scale pro- 
duction. As a means of maintaining equality of opportunity, he 
advocated small-scale manufacturing, and consistently with this 

l IWd,  Chapter 19, page 304. 
zNouveauz P,rinciples. Volume 1, page 257. 
31bid. Volume 2 ,  page 268. 
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view, he advocated a system of agriculture based on peasant 
pr~prietorship.~ With the exception of Adam Smith, he was the 
greatest advocate of a farm system that would safeguard the 
nation against indifferent landlordism. His whole discussion of 
peasant proprietorship was determined by*this point of view. 
While he had much to say on this subject, two illustrations will 
suffice to make this point clear. In his argument for peasant 
proprietorship, he contends that the system offers the maximum 
of contentment for the producers of the country. He says: 
"When we traverse nearly the whole of Switzerland and several 
provinces of France, Italy, and Germany, we need not inquire in 
looking a t  any piece of land, to see if i t  belongs to a peasant pro- 
prietor or to a farmer. The intelligent care, the enjoyments 
provided for the laborers, the adornment which the country has 
received from his hands, are clear indications of the f~ r rne r . "~  

In discussing the economic relationship of landlord and 
tenant, he very clearly reveals the nature of his sympathies in 
his condemnation of the landlord who attempts to demand more 
produce (he has in mind here the metayer system) than equity 
justifies. "The landlord who attempts to depart from usage," 
says he, "who exacted more than his neighbor, who took for 
the basis of the agreement anything but the equal division of 
the crops, would render himself so odious, he would be so sure 
of obtaining a metayer who was an honest man, that the con- 
tract of all the metayers may be considered as indentical, a t  
least in each province, and never gives rise to any competition 
among peasants in search of employment, or any offer to culti- 
vate the soil on cheaper terms than one a n ~ t h e r . " ~  

These examples are sufficient to illustrate the humanizing 
aspects of Sismondi's political economy. It is unfortunate that  
his influence on economic thought has not been greater than i t  
has. It did exert a great influence on John Stewart Mill, refer- 
ence to which will be made in the succeeding chapter. 

IZbid, Volume 2 ,  page 661.  
ZZbid, Chapter 3, page 87. 
3Etudes sur Ecorcomie politique, 6 me essais De la Condition de Cultivateurs en Toscam, 



CHAPTER VI. 

JOHN STUART MILL'S VIEWS ON 
FARM TENANTRY. 

John Stuart Mill wrote his Principles o f  Political Economy 
during a transition period in economic thought. The first edi- 
tion of this great work appeared in 1848. Classical economics 
received its best interpretation a t  his hands. At  the same time 
he contributed a substantial product that was destined to assist 
in undermining the doctrines of the English classical school. , 

His effort to apply the economic doctrines of Malthus, Ricardo, 
and his father, James Mill, to the changing world situation of 
which he'was a part, caused him to fall into some inconsistencies 
that are quite apparent. 

Mill was greatly influenced in his thinking by Comte's con- 
ception of society. Comte had severely condemned the doc- 
trines of the classical economists. He regarded their treatment 
ofvalue, utility,  and production as sterile and unprofitable. Mill 
had been taught by his father to respect the views of the Eng- 
lish economists on these subjects, and he was confronted with 
the impossible task of reconciling the economic conception of 
Ricardian economics with the unified conception of social phe- 
nomenon as  taught by Comte. The influence of Comte is evi- 
dent in the "Preface" to the first edition of the Principles of 
Political Economy. In commenting on the Wealth o f  Nations, 
he says: "The most characteristic quality of that work, and 
the one in which it  most differs from some others which have 
equalled or even surpassed i t  as mere expositions of the general 
principles of the subject, is that it invariably associates the 
principles w i t h  t h e i ~  applications. This of itself implies a much 
wider range of ideas and of topics than are included in Political 
Econoniy, considered as a branch of abstract speculation. For - 
practical purposes, Political Economy is inseparably intertwined 
with many other branches of social philosophy. Except on 
matters of mere detail, there are perhaps no practical questions, 
even among those which approach nearest to  the character of 
purely economical questions, which admit of being decided on 
economical premises alone."l 

The admirable statement of Professor Haney as  to the place 

lpage 27 of Preface, Principles of Politicat Economy. 
65 
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filled by Mill's Principles, gives a fitting introduction to the so- 
cial application to  the subject of farm tenantry : 

"Ricardo had developed a certain side of Adam 
Smith's political economy, carrying it  to its logical con- 
clusion. Malthus added his theory of population; Sen- 
ior his abstinence theory ; and several writers contrib- 
uted refinements a t  this or that point. There was still 
room, however, for one who should be broad enough 
to  survey the whole field and fuse these various ele- 
ments into a systematic body of doctrine. In fact, 
there was need for a restatement of the classical eco- 
nomics; a restatement which would take into consider- 
ation the criticisms of the old system, and current con- 
ditions; one that would a t  least begin to realize the in- 
sufficiency of the existing political economy in relation 
to the problems of modern society, and so prepare the 
way for a new economics. This was the work of John 
Stuart nlill.''i 
Mill makes plain the insufficiency of existing economics in 

his "Preliminary Remarks." The interaction of economic in- 
fluences and social forces is clearly indicated in the third para- 
graph as follows: 

"Every one has a notion, sufficiently correct for 
common purposes, of what is meant by wealth. The 
enquiries which relate to i t  are in no danger of being 
confounded with those relating to any other of the 
great human interests. All know that i t  is one thing 
to be rich, another thing to be enlightened, brave, or 
humane; that the questions how a nation is made 
wealthy, and how it  is made free, or virtuous or eminent 
in literature, in the fine arts, in arms, or in policy, are 
totally distinct enquiries. Those things, indeed, are 
all indirectly connected, and react upon one another. 
A people has sometimes become free, because i t  had 
first grown wealthy; or wealthy, because it had first 
become free. The creed and laws of a people act pow- 
erfully upon their economical condition; and this 
again, by its influence on their mental development and 
social relations, reacts upon their creed and laws."" 
Mill then proce'eds to illustrate this interaction by specific 

references. He traces the steps of industrial evolution through 
the successive steps and evaluates the effects of each. In dis- 
ccssing the characteristics of agriculture, he faces the problem 

lHtney's History of Econon~ic  Thought ,  Chapter 21, page 344. 
212r'd, Ashley Edition, page 1. 
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of the agency of production. The position of the agriculturaI 
producer is presented by Mill as one of disadvantage and un- 
equal opportunity. After explaining how agricultural surplus 
is secured, he says: "The surplus, too, whether small or great, 
is usually torn from the producers, either by the government 
to which they are subject, or by the individuals, who by super- 
ior forces, or by availing themselves of religious or traditional 
feeling of subordination, have established themselves as lords 
of the soil."' The injustice of the government toward produc- 
ers is described in the succeeding paragraph in more detail: 

"The government, in those countries, though vary- 
ing in its qualities according to the accidents of per- 
sonal character, seldom leaves much to the cultivators 
beyond mere necessaries, and often strips them so bare 
even of these, that i t  finds itself obliged, after taking 
all they have, to lend part of i t  back to those from 
whom it  has been taken, in order to provide them with 
seed, and enable them to support life until another 
harvest ."2 

Mill, of course, was here thinking of the practice in oriental 
nations, but the illustrations used in succeeding paragraphs in- 
dicate that in other forms the same policies have been followed 
by the govenments of Europe. He undoubtedly knew that  the 
Physiocrats had complained of the existence of similar condi- 
tions in France. 

If the producers should by chance escape the unjust sys- 
tem of taxation, he was confronted by the capitalist upon whom 
he was compelled to rely for financial support. The process is 
quite simple : 

"The money dealers lend to the unfortunate culti- 
vators, when ruined by bad seasons or fiscal exactions, 
the means of supporting life and continuing their cul- 
tivation, and are repaid with enormous interest a t  the 
next harvest; or, on a larger scale, they lend to  the 
government, or to those to whom it  has granted a por- 
tion of the revenue, and are indemnified by assignments 
on the revenue collectors, or by having certain dis- 
tricts put into their possession, that they may pay 
themselves from the revenues; to enable them to do 

l lbid,  page 12. 
2Ibid. page 12. 
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which, a great portion of the powers of government 
are usually made over simultaneously, to be exercised 
by them until either the districts are redeemed, or 
their receipts have liquidated the debt? 

After this historical recital of conditions in oriental coun- 
tries, Mill turned to the conditions of agricultural production in 
ancient Europe, where he finds conditions generally better than 
in  oriental countries. He traces these conditions to the advan- 
tages of small town-communities where the rent was equally 
divided or assigned in graduated allotments. Under this sys- 
tem "the whole produce of the soil belonged, without deduction, 
to  the family which cultivated it. So long as the progress of 
events permitted this disposition of property to last, the state 
of society was, for the majority of the free cultivators, prob- 
ably not an undesirable one; and under it, in some cases, the 
advance of mankind in intellectual culture was extraordinarily 
rapid and brilliar~t."~ 

It is a t  this point that we begin to see the influence of Mal- 
thus on Mill. He realizes the advantages of the situation he 
describes, but he hastens to explain that i t  could not continue. 
The increase of population under these conditions created ab- 
normal demand for land, which made wars inevitable. Small 
communities found it  necessary to join with larger communities 
a s  a means of defense. Inequalities arose simultaneously with 
the process of empire building. Rome illustrated what happen- 
ed in connection with land tenure. "The Roman empire ulti- 
mately became covered with the vast landed possessions of a 
comparatively few families, for whose luxuries, and still more, 
for whose ostentation the most costly presents were raised, 
while the cultivators of the soil were slaves or small tenants in 
a nearly servile ~ondition."~ Under the influence of this social 
process, European society became composed, in unequal numbers, 
of landed proprietors and actual tillers of the soil. Thus grew 
up the system of landlord and tenant that existed in England a t  
the time of Mill. He realized, however, that important differ- 
ences existed in the different countries. "In some the land 
owners were a class in themselves, almost entirely separated 

l lb id ,  page 14. 
2Zbid, page 14.  ' 

3Ibid. page 16. 
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from the class engaged in industry; in others, the proprietor of 
the land is almost universally its cultivator, owning the plow 
and often himself holding it. When the proprietor himself does 
not cultivate, there is sometimes, between him and the labourer, 
an intermediate agency, that of the farmer who advances the 
subsistence of the labourers, supplies the instruments of pro- 
duction, and receives, after paying a rent to the landowner, all 
the produce: in other cases, the landlord, his paid agents, and 
the laborers, are the only sharers."l 

While all of this discussion by Mill in his "Preliminary Re- 
marks" is largely historical rather than economic, two tendencies 
appear. (1) In the first place, Mill clearly reveals his interest in 
the welfare of the producer. He indicates tha t  he believes the 
cultivator of the land should receive profitable returns from the 
efforts expended. This will appear more obvious when we ex- 
amine his economics of this situation. (2) In the second place, 
there is implied in this historical setting Mill's belief in the inter- 

. 

relation of the economic and social problems effecting national 
welfare. His social philosophy is so closely interwoven in his 
economic exposition that i t  is often useless to attempt to ex- 
tricate his economic doctrine from his social views. This, too, 
will reappear in the examination of the particular aspects of 
farm tenantry that Mill discusses in Book I1 of his Principles. 

Private Property in Land. 
. 

Book I1 of Mill's Principles is devoted to distribution. He 
begins with a discussion of property. He announces that in ac- 
cepting the principle of private ownership we must assume that 
in the beginning it was not accompanied by inequalities and in- 
justices which obstruct its beneficial use. 

"Every full grown man or woman, we must sup- 
pose, would be secured in the unfettered use and dis- 
posal of his or her bodily and mental faculties; and the 
instruments of production, the land and tools, would 
be divided fairly among them, so that all might start, 
in respect to outward appliances, on equal terms. I t  
is possible also to  conceive that  in this original appor- 

IIbid, page 20. 
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tionment, compensation might be made for the injuries 
of nature, and the balance redressed by assigning to 
the less robust members of the community advantages 
in the distribution, sufficient to put them on a par with 
the rest. But the division, once made, would not again 
be interfered with; individuals would be left to their 
own exertions and to the ordinary chances, for making 
an advantageous use of what was assigned to them."l 

The other alternative for this economic system of private 
property is communism, which is described by Mill. After re- 
viewing the communistic schemes rather sympathetically, Mill 
returns to i t  in Chapter two of Book I1 when he discusses the 
theory of private property. He defines the institution of private 
property and describes the principles of inheritance. This leads 
him to an important and fundamental question. On what grounds 
is the exclusive ownership of property defensible? He thinks the 
answer is to be found in the recognition of the essential principle 
that all persons shall possess exclusively what they produce by 
their labor and accumulate by their abstinence. But how can this 
be applied to land where productive power is derived from na- 
ture rather than industry? Mill reminds us that "though the 
land is not the prcduct of industry most of its valuable qualities 
are."2 Labor is as necessary here as in industry. Therefore, 
"the use of the land in agriculture must indeed, for the time be- 
ing, be of necessity exclusive; the same person who has ploughed 
and sown must be permitted to reap."3 This conclusion seems 
very simple and very obvious. But Mill's general analytical 
powers and logical methods carry him deeper into the question. 
These reasons seem sufficient justification to Mill from an eco- 
nomic standpoint, to give validity to private property in 
land. But he hastens to declare that "They are only valid, in so 
fa r  as the proprietor of the land is its improver. Whenever, in 
any country, the proprietor, generally speaking, ceases to be the 
improver, political economy has nothing to say in defense of 
landed property as there established. In no sound theory of 
private property was it ever contemplated that the proprietor 
of land should be merely a sinecurist quartered on it."* This is 

l l b i d ,  Book 2, Chapter 1, page 202. 
2Ibid ,  Book 2, Chapter 2, page 230 
:<Zbid, Book 2, Chapter 2, page 230. 
4Zbid, Book 2, Chapter 2, page 231. 
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a very remarkable and significant statement. This view had not 
been previously expressed by any economic thinker. Clearly 
Mill here makes the principle of private property in land de- 
pendent on its proper use as a social asset. This doctrine has de- 
served wider recognition in the land policies relating to tenure, 
both in England and the United States. It certainly deserves 
recognition and acceptance as a guiding principle in the farm 
tenantry situation that confronts us a t  the present time. 

That Mill had in mind a concrete situation is evident from 
the use he makes. of this doctrine. He tells us that in Great 
Britain the landed proprietor is not infrequently an improver of 
the land. But he hastens to explain that i t  is not generally so. 
He charges that the landlord in most cases rents his land on such 
conditions that i t  cannot be improved by the tenant. In the 
southern part of England, leases are not used, which makes im- 
provement impossible except by capital supplied by the land- 
lord. As a result of this condition, the south of England is very 
backward in agricultural improvement compared with the north 
of England and with Scotland, where a better system prevails. 
Some landlords are not financially able to provide improvements. 
But "were they ever so much inclined," says Mill, "those alone can 
persistently do it, who have seriously studied the principles of sci- 
entific agriculture, and great landlords have seldom seriously 
studied anything."l 

An intelligent leasing system is urged by Mill as a means of 
relieving this situation and supplying a justification for prop- 
erty in land. The landlords "might a t  least hold out inducements 
to the farmers to do what they will not or cannot do themselves; 
but even in granting leases, i t  is in England a general complaint 
(1848) that they tie up their tenants by covenants grounded on 
the practices of an obsolete and exploded agriculture; while most 
of them, by withholding leases altogether, and giving the farmer 
no guarantee of possession beyond a single harvest, keep the 
land on a footing little more favorable to improvement than in 
the time of our barbarous  ancestor^."^ If this is not done, the 
conditions that justify economically the existence of private 
property in land cease to exist. Even the argument for the 

IZbid, Book 2, Chapter 2. page 232. 
2Ibid. Book 2. Chapter 2, page 232. 
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sacredness of property cannot be appropriately applied to such 
a situation with reference to  land. 

"When the 'sacredness ~f property' is talked of, 
i t  should always be remembered, that any such sacred- 
ness does not belong in the same degree to landed prop- 
erty. No man  made the land. It is the original in- 
heritance of the whole species. Its appropriation is 
wholly a question of. general expediency. When pri- 
vate property in land is not expedient, i t  is unjust. I t  
is no hardship to  anyone to be excluded from what 
others have produced: they were not bound to produce 
i t  for his use, and he loses nothing by not sharing in 
what otherwise would not have existed a t  all. But i t  is 
some hardship to be born into the world and to find all 
nature's gifts previously engrossed, and no place left 
for the newcomer. To reconcile people to this, after 
they have once admitted into their minds the idea that 
any moral rights belong to them as human beings, it 
will always be necessary to convince them that the ex- 
clusive appropriation is good for mankind on the 
whole, themselves included. But this is what no sane hu- 
man being could be persuaded of, if the realization be- 
tween the landowner and the cultivator were the same 
everywhere as i t  has been in Ireland."l 

It is obvious that Mill is very close to the theory of land 
nationalization here. In subsequent paragraphs of the same 
chapter, he appears even nearer to the doctrine of socialization 
of agricultural lands. This theory will not be pursued further 
in this connection, but subsequent reference will be made to the 
views of Mill in discussing the economic remedies for the farm 
tenantry situation. 

Classes of Tenants. 

Mill classifies tenants as follows: (1) Metayers and (2) 
Cottiers. The interest that Mill feels in the problem of farm 
tenantry is indicated by his rather extended discussion of the 
economic situation, which causes him to explain a t  the close of 
h i s  chapter on this subject that i t  "has occupied a space almost 
disproportionate to the dimensions of this work." Under a sys- 
tem of peasant proprietorship, the "produce of the land and labor 

l lb id ,  Book 2,  Chapter 2 ,  page 233. 
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belongs undoubtedly to the laborer." But under a system of 
tenant farming the produce is divided between two classes-the 
laborer and the landlord. He explains that  i t  is not a material 
circumstance which furnished the stock, or whether each fur- 
nishes a determinate proportion of i t  on an agreed basis. But 
the essential difference depends on "whether the division of the 
produce between the two is regulated by custom or by compe- 
tition." I t  is on this principle that Mill bases his c1assif;cation 
of farm tenants. The metayer system was traceable to custom. 
The cottier system was the result of competition. 

With this explanation Mill proceeds to define and explain 
the metayer system. "The principle of the metayer system 
says he, "is thatathe laborer, or peasant, makes his engagement 
directly with the land-owner, and pays, not a fixed rent, either in 
money or kind, but a certain proportion of the produce, or rather 
of what remains of the produce after deducting what is con- 
sidered necessary to keep up the stock."l I n .  the case 
where the relative shares are a matter of custom, there 
are no laws for a political economist to investigate. But the po- 
litical economist is concerned, according to Mill's view, with the 
effects of the system on the moral and physical condition of the 
tenant, and the effect of the system on his producing efficiency. 
Mill thinks the motive to exertion on the part  of the metayer is 
not so great as that of the peasant proprietor, because the meta- 
yer receives only a share of the produce that his labor provides, 
while the peasant proprietor receives all of it. But the metayer has 
a much stronger motive than the farm laborer who has no other 
interest than that of continued employment. Mill correctly 
conceived of the metayer system as a co-partnership between 
landlord and tenant. But he did not develop in his discussion 
the inequalities in this relationship. However, he refers to the 
controlling power of the proprietor to prevent the multiplication 
of people beyond the point of reasonable subsis ten~e.~ i t  is re- 
grettable that Mill did not develop more concretely the theory 
that he advanced with reference to the relatively decreased ef- 
ficiency of the tenant farmer under the metayer system. The 
principle is incontrovertible that the strength of the economic . 

1Zbid Book 2 Chapter 8 page 303. 
z ~ i l ;  is profbundly imp;essed )with the theory of population as advanced by Malthus, and 
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motive is determined by the relative benefits derived from phys- 
ical effort. But Mill did not develop this theory further in his 
discussion of this subject. 

Mill considers a t  considerable length the conflicting views 
of English and French writers on the relative merits of the 
metayer system in Europe. He discusses the objection to the 
system on the part of English autliorities and quotes at some 
length from Arthur Young1, who declares that the metayer sys- 
tem is "a most cruel burden to the proprietor, who is obiiged to 
run much the hazard of farming in the most dangerous of 
all methods, that of trusting his property absolutely in the hands 
of people who are generally ignorant, many careless, arid ecme 
undoubtedly wicked." Mill also quotes from Mc Culloch's Prin- 
ciples o f  Political E c o n ~ m y , ~  where the statement is made that 
"whenever i t  (the metayer system) has been adopted, i t  has put 
a stop to all improvement, and has reduced the cultivator to 
abject poverty." 

On the other side of the question, Mill quoted from Chatte- 
auvieux3 and Sismondi4 with reference to the favorable aspects 
of the system. The metayer system of Italy is especially COIV- 

mended as having proved very satisfactory. Mill is very posi- 
tively inclined to share the views of the French authorities 
rather than those of his English contemporaries. He charges 
the English writers with holding extremely narrow views on the 
subject. His own appraisal of the metayer system is worthy of 
reproduction here : 

The metayer tenure is not one which we should 
be anxious to introduce where the exigencies of so- 
ciety had not naturally given birth to i t ;  but neither 
ought we to be eager to abolish i t  on a mere a priori 
view of its disadvantages. If the system in Tuscany 
works as well in practice as i t  is represented to do, with 
every appearence of minute knowledge, by so compe- 
tent an authority as Sisrriondi; if the mode of living of 
the people, and the size of farms, have for ages main- 
tained and still maintain themselves such as they are 
said to be by him, i t  were to be regretted that a state 
of rural well-being so much beyond what is realized in 

lTravels, V o l u m e  1, pages 404-405. 
2Third Edition. page 471. 
3Letters From Italy, translated by Rigby, page 16. 
4New Principles of Political Economy, Book 3, Chapter 5. 
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most European countries, should be put to hazard by an 
attempt to introduce, under the guise of agricultural 
improvement, a system of money-rents and capitalist 
farmers. Even where the metayers are poor, and the 
subdivision great, i t  is not to be assumed, as  of course, 
that the change would be for the better. The enlarge- 
ment of farms, and the introduction of what are called 
agricultural improvements, usually diminish the num- 
ber of laborers employed on the land; and unless the 
growth of capital in trade and manufactures affords 
an opening for the displaced population, or unless there 
are reclaimable wastes on which they can be located, 
competition will so reduce wages, that  they will prob- 
ably be worse off as day-laborers than they were as  
metayers? 

Mill's reference to the danger of substituting "a system of 
money-rents and capitalistic farmers" for metayers, whose in- ' 

terest was only a share of the produce, deserves a word of ex- 
planation. He greatly feared the transiency resulting from the 
money-rent system. The French economists had encouraged a 
system of peasant proprietorship as  a substitute for the metayer 
system. As previously indicated, i t  was believed that  the motive 
to increase production would be stimulated and gradually the 
farmers would become proprietors. But Mill, while conscious 
of these agencies, wisely observed that  "the benefit would not be 
without alloy." The tenant, in becoming a peasant proprietor 
a t  a quit-rent, would be subject to displacement "at the land- 
lord's will and liable to have his rent raised by competition to any 
amount which any unfortunate being in search of subsistence 
can be found to offer or promise for i t ;  he would lose all the  
features in his condition which preserve i t  from being deterior- 
ated; he would be cast down from his present position of a kind 
of half proprietor of the land, and would sink into a cottier 
tenant."2 Mill's fears were not unfounded in this regard, but in 
seeing only the alternative between the French metayer system 
and a system that placed the tenure of the tenant wholly in the 
hands of the landlord, Mill failed to  see an intermediate system 
that later developed in England as a result of his own teaching. 
The lease system. that he was discouraging gave relative per- 

I Ibid,  Boolc 2, Chapter 8, page 316. 
rlbid,  Book 2, Chapter 8, page 317. 
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rnanency to the teriancy and encouraged farm improvements, was 
destined larely to offset his objection to a system of money-rents. 

In chapters nine and ten Mill discusses cott ier tenancy. He 
has constantly in mind in this discussion the land-tenure situa- 
tion in Ireland. Under the original plan the cottier was a sub- 
tenant, who rented a cottage and an acre or two of land from a 
peasant proprietor. But by common use the term has come to 
apply to all tenants whose rents are determined by competition 
rather than by custom. While Mill, with ,some reservations ap- 
proved of the metayer system, he was unsparing in his condem- 
nation of a "cottier" system. The condition of the farm laborer 
depends on the amount of rent he is required to pay. Under a 
system of competition, as we shall see in the chapter following, 
rent is regulated by the available supply of land and the demand 
for it. The demand is determined by the number of rural popu- 
lation, tlie relative fertility and location with reference to mar- 
kets and transportation facilities. The effects of this system, 
according to Mill, was "to bring the principle of population to act 
directly on the land." Here again Mill is emphasizing the 
doctrines of Malthus with reference to population, but 
ignoring the other factors referred to in the preceding sentence. 
As land is fixed in quality and population has unlimited 
possibilities of increase, unless some natural or artificial checks 
are applied, the competition for land must tend to increase con- 
stantly. To Mill this presented an almost impossible situation. 
He says: 

"In such a condition, what can a tenant gain by 
any amount of industry or prudence, and what lose by 
any recklessness? If the landlord a t  any time 9xerted 
his full legal rights, the cottier would not be able even 
to live. If by extra exertion he doubled the produce of 
his bit of land, or if he prudently abstczi~ied from TWO- 
ducing mouths to eat i t  up, his only gain would he to 
have more left to pay to his landlord ; while, if he had 
twenty children, they would still be fed first, and tlie 
landlord could only take what was left. Almost alone 
amongst mankind the cottier is in this condition, that 
he can scarcely be either better or worse off by any act 
of his own. If he were industrious or prudent, nobody 
but his landlord would gain; if he is lazy or intemper- 
ate, i t  is a t  his landlord's expense. A situation more 
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devoid of motives to  either labour or self-command, 
imagination itself cannot conceive. The inducements of 
free human beings are taken away, and those of a slave 
not substituted. He has nothing to hope, and nothing 
to fear, except being dispossessed of his holding, and 
against this he protects himself by the ultima ratio of 
a defensive civil war."l 

Constructive Proposals to  Meet This Situation 
Mill set about the task of proposing a remedy for this sit- 

uation. Historically, a t  least, the proposal is of improtance, be- 
cause i t  is the first that was made in the interest of improving. 
the condition of the farm tenant and contributing to the solution 
of the rural land tenure problem. Between the date of publica- 
tion of the first edition of the Principles of Political Economy 
(1848) and the appearance of the third edition (1852), the Eng- 
lish government had taken cognizance of the farm situation in 

. Ireland. The English Parliament attempted to relieve the dis- 
tress of the Irish farm tenants by conferring on them a royal' 
claim to charitable support. Mill was prompt to  point out that  
the solution of the problem and the improvement of the condi- 
tions of the farm tenant depended on a more intelligent land pol- 
icy rather than a resort to the practice of a system of govern- 
mental charity. He submitted several proposals as possible 
solutions. 

(1) His first proposal contemplated the abolition of 
cottier tenancy through an act of Parliament whereby the land 
of Ireland was to be made the property of the tenants, subject to  
a fixed rent to be charged by the government. In other words, 
land nationalization was to be applied as a remedy for this sit- 
uation. This proposal for the complete socialization of the landl 
was very radical, and Mill was called upon to justify his position.. 
He contended that the policy would be perfectly warrantable if 
by so doing a great public good was accomplished. He thought 
the landlords should be compensated by the government for the 
land from which they were expropriated. But he contended that  
they should have no choice with reference to surrendering it  for 
the public good. He slightly modified his general proposition by 
contending that not all the land should be taken over by the  
government. He thought i t  would be a mistake to provide a 
IZbid, Book 2, Chapter 9, page 323. 
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system of agriculture consisting entirely. of peasant proprietors. 
He believed that there was a place for large farms, cultivated 
scientifically, with the application of sufficient capital to serve 
as demonstrators of the best methods of production. He realized 
that peasant farmers could not afford the delay and risk of costly 
experiments to secure improved crops and better methods of pro- 
duction. Therefore, there was a place for experimental farms, 
a s  we would say today, in the midst of the farms owned and cui- 
tivated by the proprietors where they would have the oppor- 
tunity to observe soil improvement, systems of crop rotation, the 
application of farm machinery to farm production as a means 
of increasing crop yield and adopting better methods. It is in- 
teresting to observe that in the United States this plan has been 
adopted in many states where agricultural experiment stations 
have been provided for this very purpose, the difference in pol- 
icy being that the state has fostered the farms for these purposes 
rather than leaving them to the. benevolent intentions of cap- 
italist farmers. 

(2) Mill's second proposal was for the utilization of waste 
land. He would bestow ownership on those who would reclaim 
waste land, and compel the owner to surrender the title. How- 
ever, he would require the payment of a fixed quit rent equal to 
a modest interest on its value as  waste land. I t  is interesting to 
observe that this is not a very dissimilar proposal to that of the 
Secretary of the Interior, Mr. Lane, made just after the close of 
the war. He recommended to Congress that the waste land be 
reclaimed by the government and parcelled out to the soldiers 
who had taken part  in the recent war. 

(3) Another suggestion of Mill was to encourage individuals 
to  co-operate in buying land in large tracts for the purpose of 
selling i t  to peasant proprietors in small farms. He felt that by 
employing private capital in this way a double purpose would be 
served. In  the first place, a profitable return on the in- 
vestment would accrue to those interested in the enterprise; and 
secondly, the social and agricultural economy of Ireland would 
be improved by substituting small farm owners for cottier ten- 
ants. 
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I The Influence of Mill. 

Mill exerted a widespread influence on the farm tenantry 
problem in England. Slowly but surely public opinion crystal- 
lized about the views he had expressed. It is true that land na- 
tionalization did not come about as a result of his teaching, but 
it gained a number of notable adherents who have contended for 
it until the present day. In a more practical way results have 
been accomplished. The English radical party was attracted by 
the thrift of the ' French peasantry after considering 
Mill's views of them. The various small Holdings Acts that  
have been passed in England have been traceable to  the in- 
fluence exerted by the teaching of Mil1.l If Mill had accom- 
plished no other reform than that of securing a statutory modi- 
fication of the common law relating to landlord and tenant, he 
would be entitled to a significant place in the esteem of the social 
reformer. 

As Mill's teachings have important bearings on the practi- 
cal situation in the United States, reference will be made in sub- 
sequent chapters to the views that have been outlined in this 
discussion of Mill's contribution to the subject of farm tenantry. 

IGide and Rist, History of Economic Doctrfnes, page 378. 



CHAPTER VII. 

THE ECONOMICS O F  FARM RENT. 

The subject of farm rent implies a system of agricultural 
tenantry. The topic of "rent" has been included in every im- 
portant work on political economy, and in its place in economic 
theory has been definitely determined. In the economics of the dis- 
tribution of wealth, rent, interest, and wages are the respective 
products of land, capital, and labor. The distribution of these sev- 
eral products has become a topic of increasing importance. The 
three classes who have shared the benefits are landowners, cap- 
italists, and laborers. The conflicting interests that commercial 
enterprise has developed among these classes have created the 
most acute problems of our civilization. The part of the national 
product which represents land goes to the land owner and is 
called economic rent or simply rent. The measure of this product 
presents a fundamental problem of economics. Economists have 
very generally agreed that economic rent is the just share that 
the land owner should receive by virtue of ownership. But i t  
should be observed that from time to time there have been 
thoughtful men who have denied that economic rent should ever 
%e appropriated to individuals who claim ownership of the soil. 
.In other words, the theory of the socialization of the land, or 
land nationalization, has been advocated from time to time by 
some of the most thoughtful economic thinkers of the world. 
.But as  a general thing private ownership in land has been recog- 
nized, and the right of the land owner to the private appropria- 
tion of economic rent has been generally conceded. But when the 
land owner receives from a tenapt a larger share of the produce, 
(or the money equivalent, than that represented by the economic 
rent of the land, he is receiving a part of the wages of the tenant 
or interests on the tenant's capital invested in farm improve- 
ments. This infringement presents a problem of social equity 
that deserves consideration and adjustment. 



The Economics of Farm R e n t  

The Rent Concept. 

Agricultural rent is based on the assumption that  the re- 
wards of .farm labor yield a ppoducer's surplus. The classical 
economists and their successors have given the name "rent" to  
this producer's surplus. The technical meaning that has been 
given to rent conflicts with the corcim.onplace usage of the word. 
Producer's surplus is a much more apt phrase, but "rent" has 
advantage of brevity and simplicity as  well as  common usage by 
economic writers. 

It is well to observe that "economic rent" is the phrase us- 
ually applied to the land owner's share for the use of land. It is 
a more restricted term than the word "rent''. Professor 
Taussig says: "In ordinary parlance, rent signifies a sum paid 
by one person to another for the loan or lease of any durable 
thing, such as a tract of land, a house, a piano."l The definition 
of rent given by Profesor Seager more nearly conforms to  the 
line of discussion now under consideration. "Rent is the term 
given in economics to the share of income that is assigned or paid 
to owners of land, sources of water power, and other gifts of na- 
ture which assist production, for the use of these  factor^."^ 
This discussion has under consideration economic rent as  the 
rent of land. The rent of mines, which is included in the dis- 
cussion of some of the early economists, water power, and other 
natural resources lies beyond the scope of this discussion. 

It is also well to observe that economic rent should not be 
confused with commercial rent. The latter term applies to  the 
payment for a combination of land and improvements. We 
think of the phrase when a lump sum is paid for rent of land 
and interest on capital. Suppose, for example, $500 were paid 
for the use of a residence occupied in the city, or for the use of 
a business house. This sum is obviously composed of two ele- 
ments. Economic rent is paid for the land and interest is paid 
on the cost of the building. The amount paid can be apportioned 

IPrinciples of Ecmomics ,  Volume 2 ,  Chapter 42; page 56. 
2Principle.s of Economics, Chapter 14,  page 230. 
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to each on the basis of the separate cost oT the land and house. 
Likewise the farm tenant pays commercial rent for an improved 
farm, for he pays interest on the capital invested in houses, 
farm implements, live stock, fertilizer, and feed, and economic 
rent on the land. The economist finds i t  is necessary to dis- 
tinguish between the two elements in commercial rent. The 
reason is quite obvious. The supply of land is limited in quantity. 
But the supply of capital can be increased almost indefinitely. 
The ratio, therefore, between economic rent and the interest on 
capital is a variable ratio. To confuse them would mean to  con- 
tribute to the maladjustment of the human elements that cre- 
ate both factors and are influenced by them. The subsequent 
chapter will discuss the pra.ctica1 aspects of commercial reat in 
relation to  economic rent. 

The Historical Approach to the Theory 
of Economic Rent. 

The subject of rent has engaged the attentio,? of econo- 
mists practically from the beginning of formal, economic dis- 
cussion. The Physiocrats recognized that the earth has power 
t o  yield, even under unskilled and unscientific methods of cul- 
tivation, a product in excess of the necessary subsistence of the 
cultivator himself. Quesnay and his followers designated the 
net product after all expenses connected with cultivation haad 
heen deducted, the produit net .  This is exactily what has come to 
be called "rent" by Ricardo and others of the English school of 
economics. Turgot explained the basis of rent very clearly. 
Since land returns to the cultivator, not only his subsistence 
"but a considerable superfluity, he could with this superfluity, 
pay men to cultivate his land; and for men who live on wages, 
i t  was as good to earn them in this business as in any other. 
Thus ownership could be separated from labor of cultivation; 
and soon it  was."' Turgot, after explaining how inequality in 
land ownership developed, proceeds as follows: 

"It is natural enough that a rich man should wish 
to enjoy his wealth in tranquility, and that instead of 
employing his whole time in toilsome labours, he 

1Reflections on the Formation and fie Distribution of Riches (1770),  English Trans- 
lation in Economic Classics Series, edited by W. J. Ashley, page 21. 
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should prefer to give a part of his superfluity to peo- 
ple who will work for him. 

"By this new arrangement the produce of the land 
is divided into two parts. The one includes the sub- 
sistence and the profits of the husbandman, which are 
the reward of his labour and the condition upon which 
he undertakes to cultivate the field of the proprietor. 
What remains is that independent and disposable part 
which the land gives as a pure gift to him who culti- 
vates it, over and above his advances and the wages of 
his trouble and this is the portion of the Proprietor, or 
the revenue with which .the latter can live without 
labour and which he carries where he will."l 

The estimate of the contribution made to this aspect of 
economics is interestingly described .by Henry George in a very 
familiar passage : 

"In grasping the real .meaning and intent of the 
net product, or economic rent, there was opened to the 
Physiocrats a true system of political economy-a sys- 
tem of harmonious order and beneficent purpose. They 
had grasped the key without which no true scientist of 
political economy is possible, and from the refusal to  ac- 
cept which the scholastic economy that has succeeded 
Adam Smith is, after nearly a hundred years of culti- 
vation, during which it  has sunk into the contemptible 
position of 'the dismal science,' now slipping into con- 
f essed incompetency and rej e~ t ion . "~  

Adam Smith gave careful consideration to the subject of 
rent. He made the mistake in his analysis of contending that  
rent is a factor in determining the price of commodities, but on 
other aspects of the subject he made important  contribution^.^ 
He was not mistaken in his conclusion that  "the rent of land, 
considered as the price paid for the use of land, is naturally a 
monopoly price." Smith's discussion of rent is directed more to 
a discussion of the social aspects of rent than to the economic 
theory of rent. He contends, for example, that the rent actually 

l lbid page 14. 
2 ~ h e ' ~ c i e n c e  of Political Economy, page 151. 
?,This error was pointed out by Ricardo. See hi; Principles o f  Political Ecoltonzy and 

Taxation. Chapter 2 . 
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paid by the tenant is not determined by what the landlord has 
paid for the rents or invested in the improvements, but what the 
farmers can afford to give2 

Smith's reasoning is ' so  pertinent to our present situation 
in the United States that i t  deserves to be quoted in full: 

"Rent, considered as the p'rice paid for the use of 
land, is naturally the highest which the tenant can af- 
ford to pay in the actual circumstances of the land. In 
adjusting the terms of the lease, the landlord endeavors 
to leave him no greater share of the produce than what 
is sufficient to keep up the stock from which he furnish- 
es the seed, pays the laborer, and purchases and main- 
tains the cattle and other instruments of husbandry, 
together with the ordinary profits of farming stock in 
the neighborhood. This is evidently the highest the 
tenant can afford to pay in the actual circumstances 
of the land. Sometimes, indeed, the liberality, more 
frequently the ignorance of t& landlord, makes him 
accept somewhat less than this portion; and sometimes, 
too, though more rarely, the ignorance of the tenant 
makes him undertake to pay somewhat more, or to 
content himself with somewhat less, than the ordi- 
nary profits of farming stock in the neighborhood. 
This portion, however, may still be considered a s  the 
natural rent of land, or the rent for which it  is natu- 
rally meant that  land should for the most part be let. 
The rent of land, i t  may be thought, is frequently no 
more than a reasonable profit of interest for the stock 
laid out by the landlord upon its improvement. This, 
no doubt, may be partially the case upon some occasions ; 
for i t  can scarcely ever be more than partly the case. 
The landlord demands a rent even for unimproved land, 
and the supposed interest or profit upon the expense of 
improvement is generally an addition to this original 
rent. Those improvements, besides, are not always 
made by the stock of the landlord, but sometimes by 
that of the tenant. When the lease comes to be re- 
newed, however, the landlord commonly demands the 
same augmentation of rent, as if they had been all 
made by his own."2 

IWealth of Nations, Book 1, Chapter 11. 
zlbid,  Book 1, Chapter 11, pages 153 and 154. 
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It is interesting to observe that J. B. Say, who was greatly 
influenced by Adam Smith in his economic thinking, almost 
completely ignored the subject of rent in his L e  Tra i te  d' 
Economie Politique. Say's work appeared in 1803. He placed 
the emphasis of his treatise on the industrial aspects of econom- 
ics rather than on rural economics. While he did not deny the 
existence of rent, he treated i t  only incidentally. The reason 
is probably to be found in two conditions that influenced Say's 
thinking. In the first place, the industrial revolution had produced 
a profound impression and the economic effects of it were be- 
ginning to be felt a t  the time Say wrote his treatise. In the sec- 
ond place, France had become a land of small proprietors instead 

' 

of a land of farm tenants. For this reason rent was not an im- 
portant economic topic in France during his day. 

Malthus, on the other hand, centered his economic think- 
ing around the theory of rent. In 1815, he published his pam- 
phlet on "An Inquiry Into the Nature and Progress of Rent." 
He gave the topic important consideration in his Principles o f  
Political Economy.  Ricardo regarded the opinions of Malthus 
on the theory of rent of such importance as to devote an entire 
chapter of his Principles to a review of his contribution to this 
subject.l Malthus based his theory of rent on his law of the 
pressure of population. Rent is the result of the earth's bounty 
to supply food for more people than are required to  till the soil. 
He takes as a starting point the theory of the Physiocrats 
and Adam Smith. But he follows his theory to a more definite 
conclusion. Rent is a consequence of both physical and economic 
laws. Nature supplies an excess, but the increases of popula- 
tion creates a constant demand for products in excess of the sup- 
ply. Malthus also saw the significance of unequal fertility and 
the necessity, of the application of unequal capital. It is this 
feature of rent that has especially attracted the attention of 
Ricardo. 

The Ricardian theory of rent is the economic doctrine most 
inseparably associated with the name of this political economist. 

lprinciples of Economics and Tazation, Chapter 22. 
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Mill, in his admiration for it, calls i t  the "pons asinorum of po- 
litical economy." The theory is set. forth in the following pass- 
age : 

"On the first settling of a country in which there 
is an abundance of rich and fertile land, a very small 
proportion of which is required to be cultivated for the 
support of the actual population, or indeed can be cul- 
tivated with the capital which the population can com- 
mand, there will be no rent;  for.no one would pay for 
the use of land when there was an abundant quantity 
not yet appropriated, and, therefore, a t  the disposal 

, of whosoever might choose to cultivate it. . . . a 

But, when, in the progress of society, land of the sec- 
ond degree of fertility is taken into cultivation, rent 
immediately commences on that of the first quality, and 
the amount of that rent will depend on the difference 
in the quality of these two portions of land. 

When land of the third quality is taken into culti- 
vation, rent immediately commences on the second, 
and i t  is regulated as before by the .difference between 
the produce which they yield with a given quantity 
of capital and labour. With every step in the progress 
of population, which shall oblige a country to  have re- 
course to land of a worse quality, to enable i t  to raise 
i ts  food supply, rent, on all the more fertile land, will 
rise."l 

Rent, then, only appears when the progress of population 
calls into cultivation land of an inferior quality or land that is 
less advantageously situated with reference to markets and 
other conveniences. This is the essence of Ricardo's theory. 
Rent is not the favorable sign that some of his predecessors 
seem to attribute to it.. It is not an evidence of nature's abun- 
dance; i t  is rather an expression of the necessity of resorting to 
the cultivation of relatively poor land to meet the food require- 
mens of an increasing population. There is implied in the Ricard- 
ian theory the idea that the landlord profits by the difficulties of 

1PrincipZes of Political Economy, Chapter 2,  pages 34-35. 
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production and the subsistence problems of the population. 
Rent increases on the best land and appears on less productive 
lands as these problems of food supply Eecome more acute. The 
landlord's interest, therefore, appears to be opposed to the best 
interest of society. 

The landlord profits by differentiated rent and the applica- 
tion of the economic law of dimininshing returns. Ricardo was 
not the first to call attention to the law of diminishing returns, 
but he was the first to bring this doctrine to bear upon the theory 
of rent. I t  is a significant fact in the theory of rent that if a 
certain point has been passed in the cultivation of a unit area of 
land, increased application of labor and agricultural equipment 
yield less than proportionate returns in products. I t  is assumed, 
of course, that no important change is made in the method of 
cultivation. The law of diminishing returns makes i t  impossible. 
to distinguish between "extensive" and "intensive" margins of 
cultivation. The margin of cultivation is defined by Professor 
Taussig as that station in production where only the normal 
returns to labor and capital are secured.l The margin is said to 
be extensive when it  is necessary to resort to the cultivation of 
poorer lands; and it  is said to be intensive when more capital and 
labor are applied under less favorable conditions to  the culti- 
vation of the better lands. In the Ricardian theory of rent, land 
margin is the fundamental consideration. 

Some are now associating the differential law sf rent with 
marginal productivity. Professor Carver, for example, calls at- 
tention to the fact that the same farm is worth different sums to  
different men. Each acre will yield a larger and better product 
when tilled by a skilled, scientific farmer than when cultivated 
by a shiftless tenant or an unbusinesslike owner.2 Therefore, 
marginal production, along with the extensive and intensive 
margins, is constantly acting and reacting to secure rent for the 
landlord in a progressive agricultural country. 

1Principles of Economics, Book 2,  Chapter 42, page 59. 
2Principles of Rural Economics, Chapter 5 ,  page 301. 



88 F a r m  Tenantry in the United States 

Ricardo was not so fortunate in his definition of rent as  
he was in the development of the theory. He defines rent as 
"that portion of the produce of the earth which is paid to the 
landlord for the use of the original and indestructible powers 
of the soil."l Writers have frequently called attention to the in- 
accuracy of this definition. Rent is not paid for the use of the 
indestructible powers of the soil. In the first place, there are 
no indestructible powers in the soil, and, in the second place, what 
is most indestructible in the soil is, for the most part, useless 
as a productive agency? 

But, fortunately, Ricardo's definition did not have a bear- 
ing on his theory, which is generally accepted by economists a t  
the present time. Professor Haney says: "the rent theory 
proper stands to this day, the result of nearly a century of crit- 
icism, having been a most careful and limited formulation of a 
less absolute statement of its unique ~haracter ."~ 

Criticism of Ricardo's Theory. 

Richard Jones, who succeeded Malthus in 1835 as professor 
'of Political Economy and History a t  the East India College, a t  
Haileybury, without seeming to have been influenced by Ricar- 
do's theory of rent, took a different view of the origin of rent. 
He wrote, in 1831, a volume on peasant rents, which was part of 
an essay on the distribution of wealth and on the sources of 
taxation. His position is defined in the following passage: 

"We come back then to the proposition that, in 
the actual progress of human society, rent has usually 
originated in the appropriation of the soil, a t  a time 
when the bulk of the people must cultivate it on such 
terms as they can obtain, or starve; ' and when their 
scanty capital of implements, seeds, etc., being utterly 
insufficient to secure their maintenance in any other oc- 
cupation than that of agriculture, is chained with 

- themselves to the land by an overpowering necessity. 
T h e  necessity, then, which compels t hem to pay a rent  
it need hardly be observed, i s  wholly independent of  any  . 

l o p .  Cit., Chapter 2. 
2This criticism is elaborated in Cox's Land Nationalization, Chapter 4,  page 65, and 

in James E. Thorold Rogers' The Economic Interpretation o f  History, Chapter 3, page 
48. 

3Haney's History o f  Economic Doctrine, Chapter 12, page 224. 
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di f f e rence  in t h e  quul i ty  o f  t h e  ground t h e y  occupy, a n d  
would n o t  be removed w e r e  t h e  soils all eqzcali~ed."~ 

This is quite a modification of the differential idea of rent 
as advocated by Malthus. The supposition that land would still 
yield a rent were all soils equalized is too impracticable and un- 
related to actual conditions to enter into the theory of economic 
rent. It is very difficult, however, to conceive what the nature 
of rent would be under such a condition or how economic rent 
would be determined. 

Little significance can be attached to the classification of 
rents by Jones into pr imary  or peasant r e n t s  and secondary or 
farmer's rents. By the former, he means the rent that is re- 
garded as a part of the wages of the peasant who tills the roil on 
his own responsibility; and by the latter, he means the rent that 
is paid to the capitalist land-owner out of the proceeds of the 
farm. It is easy to see that Jones thought more largely in tcrrns 
of commercial rent than in terms of economic rent. He t4 l s  us 
that "the form and amount of the rent he (the tenant) pays are  
determined by a direct contract between. himself and the yro- 
prietor. The provisions of these contracts are influenced some- 
times by the laws, and almost always by the long established 
usages, of the countries in which they are made. The main ob- 
ject in all is to secure a revenue to the proprietors with the least 
practicable amount of trouble or risk on their part."2 Jones 
divides rents into four great divisions as follows: (1) Labor 
Rents; (2) Metayer Rents ; (3) Ryot Rents; (4) Cottier Rents. 
He tells us that the amount of I'abor rents is determined "partly 
upon the quantity of labor exacted, and partly upon the skill 
used in applying it. The proprietor, therefore, may increase the 
rent of the land held by his serfs, either by exacting more labor 
from them, or by using their labor more effi~iently."~ Metayer 
rents can be increased also from two causes as follows: "From 
an increase of the whole produce effected by the greater skill 
or industry of the tenant, or from an increase of the landlord's 
proportion of the produce, the amount of the produce itself re- 
maining the same. 

1Peasant Rents, Economic Classics Series. Edited by W. J. Ashley. Section 1, page 8. 
zlbid, Section 2,  page 12. 
SIbicL, Section 8. page 52. 
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Ryot rents, is a term adapted by Jones from the nomen- 

clature of agriculture in Asia. They are defined by Jones as the 
rents paid by the farm laborer raising his own wages from the 
soil directly to the sovereign as the landed proprietor. These 
rents originated in a complete monopoly exercised by the sover- 
eign as the sole proprietor of the soil of his domains. They have 
little application to conditio~s that exist today, but this system 
was treated with considerable care by Jones, and had rather large 
application to oriental conditions in the early part of the nine- 
teenth century. He explains that "the existence and progress 
of rents under the Ryot system is in no degree dependent upon 
the existence of different qualities of soil, or different returns 
to the stock and labor employed on each. The sovereign propri- 
etor has the means of enabling a body of laborers to maintain 
themselves, who without the machinery of the earth with which 
he supplies them, must starve. This would secure him a share 
in the produce of their labor, though all the lands were perfectly 
equal in quality."l It is worthy of observation that Jones here is 
constantly defending his theory of the origin of rent. Under 
the heading of "cottier rents" Jones includes all rents contracted 
to be paid in money by peasant tenants who extract their own 
maintenance from the soil. He finds several disadvantages in 
this system of tenantry. The one most emphasized is that there 
does not exist under this system a mutual understanding and in- 
terest between landlord and tenant. He thinks, however, that 
the peasant has a better chance under this system to climb the 
"agricultural ladder" to farm ownership than under any of the 
other systems. He takes pains to explain that the existence of 
rent under a system of cottier tenantry is in no sense dependent 
upon the existence of different qualities of soil or relative con- 
venience to markets. But on the other hand, cottier rents may 
increase from the same causes that affect other peasant rents. 
"First, from an increase of the whole produce, of which increase 
the landlord takes the whole or a part. Or, the produce remain- 
ing stationary, they may increase from an augmentation of the 
landlord's share, that of the tenant being diminished to the ex- 
act amount of the additional rent.'92 

lZbid, Section 6 ,  page 92. 
zlbid,  Chapter 5 ,  page 139. 
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It sliould be observed in passing that  Jones appreciated 
some of the larger social aspects of the problems of tenant 
farming. He was aware of the fact that there was a dmge.' un- 
der any system of tenant farming that the motive of cultildation 
would not be sufficiently great to produce the full dex:elopment 
from the soil cultivated. He appreciated the importance of skill 
and scientific knowledge and the application of adequate capital 
as essential factors in the largest possible production. He was 
doubtful that this could be obtained under a system of tenant 
farming. He was among the first economic thinkers to  con- 
sider the ratio between agricultural producers and the non-agri- 
cultural population. He understands fully that this ratio must 
be determined wholly by the productive powers of the soil and 
the economic motive of the producers. While acknowledging 
that there have been differences between landlords and tenants, 
Jones very wisely contends that the "interests of the landlords 
are indissolubly connected with those of their tenantry and of 
the community a t  large."l 

The intimate relationship between the landlord and 
tenant is no where else more wisely treated than in this work 
of Richard Jones. A quotation with reference to this topic 
is worthy of repetition: 

"It is no less the interest of the landlords than 
it is that  of other classes in the state, that  the ruder 
and more oppressive forms of his contract with his 
tenant should gradually be exchanged for others, 
more consistent with the social and political welfare 
of the cultivators. 

There is no one step in the prosperous career of 
a peasant tenantry, of any description, a t  which the 
interests of the landlords are  not best promoted by 
their prosperity: and tha t  in spite of the admitted 
possibility of a stinted gain to the proprietors, found- 
ed on the increasing penury of the  cultivator^."^ 

Henry Charles Carey was the most important economist 
who seriously questioned the Ricardian theory of r e n t . V n  
his ~ i i n c i ~ l e s  of Political Economy (1837-1840), he seems 

IZbid, Chapt~r 6, page 146. 
ZZbid. Chapter 8. pages 147-148. A 

3Bastiat and M.' Leroy-Beaulieu, attacked Ricardo's theory of rent, but their views 
are not of great importance. An analysis and criticism of the theories of these eco- 
nomic writers mas be found in Frances A. Walker's L a n d  and Its Rent (1883) Chap- 
ter 2, pages 57 and 120. 
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to accept the views of Ricardo that  the best lands are culti- 
vated first. But in a later and more substantial work, Princi- 
ples of Social Science, (1857-1860), he declared that Ricardo's 
theory was universally false. The correct view, as Carey saw 
it, was directly the reverse of that propounded by Ricardo. 
Instead of the best land being cultivated first, cultivation ir?- 
variably commenced on the poor soils and gradually passed 
to the richer ones as wealth accumulated and the pressing 
needs of the population required.l He appealed to expz- 
rience to prove that  men first take up poor soils because they 
are light and sandy and, therefore, easier to cultivate with 
the usually available implements of agriculture in the 
earlier stages of cultivation. The richer lands are found in 
the great river valleys where cultivation is more difficult, than 
on the high elevations. Agriculture begins on the hills and 
elevated slopes, and when these lands become exhausted or 
fail to supply an adequate quantity of food due to increased 
population, better methods of cultivation are devised and 
agriculture is gradually extended to the rich valley lands of the 
river systems. 

This view attracted s6me attention for a short time, but 
it gradually gave way to the more fundamental theory of 
Ricardo, which has long since become the accepted view of 
economists. 

Mill on Rent. 

Carey first announced his theory of rent in The Past, The  
Present and The Future in 1848, the year that Mill published 
the first edition of his Principles of Political Economy. He 
is a representative of the English classical school. Mill de- 
votes much of his discussion of rent .to a refutation of Carey's 
theory of rent. His argument will not be followed in detail 
as  the fallacy in Carey's reasoning is well known to students 
of economics. But Carey's attack had the effect of causing 
Mill to bring his keen analytical reasoning to the aid of Ri- 
cardo's theory, which resulted in a very helpful amplificatioq 
of the doctrine of rent. Malthus explains the process by which 
rent appears, as follows: "Rent is the effect of a monopoly." 
He defends this statement by explaining that  ''i thing whicL 
lSee Preface to Principles of Political Economy. 
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is limited in quantity, even though its possessors do not act 
in concert, is still a monopoly article." 

The process by which rent emerges as  a result of the 
development of agriculture is clearly indicated in Mill's dis- 
cussion of this topic. His explanation may be summarized as 
follows : 

(1) The poorest land which can be cultivated as 2 

means of subsistence is that  which will barely replace the 
seed, feed for stock, and food for those who till the land. 

(2)  The next class of land is that  which yields a pro- 
duct sufficient to replace the seed, feed, and food of the agri- 
cultural laborers, a current rate of wages, and, in addition, 
a surplus to apply as interest on the capital invested in farm 
buildings and equipment, equal to the profit on the same 
amount of capital applied to an industrial enterprise. 

(3)  The.next class of land is that  which will produce 
a product in excess of all of these. This excess surplus is 
designated as rent. The higher grades of land that produce 
a larger surplus give the differential rent that  varies the land- 
owner's income from this source. 

Assuming, then, the existence of rent due to the dif- 
ference of these marginal lands, what determines the amount - 
of economic rent? Mill proceeds to answer this question in 
the following passage : 

If, then, of the land in cultivation, the part-  
which yields least return to the labour and capital * 

employed on i t  gives only the ordinary profit of 
capital, without leaving anything for rent;  a stand- 
ard is afforded for estimating the amount of rent 
which will be yielded by all other land. Any land 
yields just as much more than the ordinary profits , 
of stock, as it yields more than what is returned by 
the wmst land in cultivation. The surplus is what 
the farmer can afford to pay as rent to the landlord; 
and since, if he did not so pay it, he would receive 
more than the ordinary rate of profit, the competi- 
tion of other capitalists, that competition which 
eaualizes t h e  nrofits of different capitals, will en- 
able the landlord to appropriate i t .  The  rent ,  therefore, 
which any land will yield, i s  the  excess of i t s  produce be- 
yond what  would be returned to  the same capital if em- 
ployed on  the wol-st land in cz~ltivation."~ 

1Principles o f  Political Economy, Chapter 16,  page 425. 
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Thorold Rogers makes the pertinent observation that 
"rent is of no interest whatever to any one but the landown- 
er."l That is probably true in the sense that  the land owner 
is the only person connected with agricultural production that 
profits by the innate fertility of the soil. But the renter, as 
well as society, is concerned about competitive returns of 
rent where the tenant is often compelled to pay as "rent" the 
economic rent plus an uncertain and abnormal interest on 
capital outlay. The excess of commercial rent of farm land 
over economic rent has caused much of the discontent tbat 
has grown out of this problem. 

The'rnore conservative economists have defended the land- 
lord in his right to collect rent, but they have repeatedly 
called attention to abuses that  have existed under the various 
systems of farm tenantry. It has been difficult to maintain 
the ratio of distribution between landlord a ~ l d  tenant on a 
basis of fairness to both under a competitive system. Economic 
rent must exist wherever lands in cultivation yield different 
returns per unit area under similar systems of cultivation. 
Contract rent is constantly tending to award to the landlord 
a return on his land and investment in farm improvements a 
product (or money equivalent) that  leaves the net return for 
the tenant no more (and sometimes less) than his normal 
share on land that yields no rent, regardless of the relative 
productivity of the land under cultivation. 

This is the essence of the economic problem of farm 
tenantry. The tenant is constantly deprived of the benefits 
of relative skill, relative advantages of soil and climate, as 
well as to the natural benefits that accrue by virtue of acces- 
sibility to markets and competitive prices by landlords, who 
have the power, under existing laws and customs, of collectins 
from the tenant commercial rent in excess of the economic 
rent, plus a reasonable return on capital investment. Almost 
in every case where this is done, the returns to the renter are 
less than a living wage; and if he has an investment in capital 
goods, no interest is derived from his investment. The follow- 
ing chapter will discuss the practical aspects of rent in con- 
nection with the different systems of farm tenantry as a* 
means of illustrating how this situation works out in practice. 

lThe  Economic Zntcrpretation o f  History, Chapter 8 ,  page 155. 



CHAPTER VIII. 

PRACTICAL ASPECTS OF FARM RENT. 

In actual practice the rent contract is rarely based upon the 
theory of economic rent as compensation for the use of land. The 
reasonable sum which the tenant gays his landlord includes, in 
most. cases a t  least, interest on the value of certain capital goods 
in the form of improvements, as well as rents, for the use of land. 
Separation of the two factors is very difficult in the case of farm 
transactions. The only exception is in the case of the rent of 
unimproved land for pasture or bare land to cultivate. The pay- 
ment under these conditions may approximate pure economic 
rent unless competition becomes a controlling factor. But land 
that has been improved, with fences, houses, barns, wells and the 
like, presents a more complex problem; The so-called "rent" that 
is paid for such a place always includes interest on capital goods 
and the cost of upkeep. 

Two other factors enter into the rent contract in many 
cases. The contract often provides that the landlord shall fur- 
nish teams, feed for live stock, advances for the family, seed, and 
farm implements. In cases of this kind the element of interest 
on capital stands out distinct from economic rent, and i t  can be 
clearly determined, if necessary, in any process of analysis. 

But the other factor presents a more intricate problem. It 
often happens that the landlord is expected to  supply the fer- 
tilizer, or a part of it, that becomes an essential and inseparable 
constituent of the soil. Tile drains and irrigation ditches are 
often required under some farm conditions to improve crop 
yields. These improvements involve the outlay of capital, but 
they become so completely and inseparably identified with the 
land and its productivity that separation is impracticable. In the 
analysis of the income, then, on improved farm land involving 
these elements, the common law principle of fixtures is applied. 
Fixtures are divided into (1) real fixtures, which become a part of 
the real property and cannot be removed except by mutual agree- 
ment; and (2) chattel fixtures, which can be lawfully removed 
from the land by the rightful owner. Hopkins helps us in classi- 
fying fixtures in the following statement: "The real or chattel 
character of the fixture is largely a question of fact. , . . But the 
tendency of modern cases is to make the intention with which a 

95 
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fixture is annexed the test of its character and treat other things 
as  evidence of that intention."' The manner in which the fixture 
is attached or annexed to the soil is one of the means by which 
the courts have arrived a t  the intention with which it was placed 
there. Manure, for example, made on the land or applied to it, 
has been held to be a part of the real land.2 There is a difference 
between a fixture attached to the land and one that becomes 
part of the land. Based on this subtle legal distinction, fertil- 
izer, tile drainage, and irrigation ditches become essentially a 
part of the soil and contribute directly to  its productivity. Hence 
the returns derived from their presence are regarded as economic 
rent rather than interest on capital goods. 

It is relatively easy to  separate economic rent from interest 
on capital goods in the case of improved city property. The 
building site serves no purpose except that of occupational 
space. The store or factory building is essentially a part of the 
equipment that houses the technical part of the industrial enter- 
prise. I t  is quite easy, under these conditions, to determine the 
relative parts of the whole income that should be credited to the 
land as ground rent and the part that should be credite? to  the 
interest on capital goods invested in equipment (!~uildings, ma- 
chinery, elevators, etc.) , upon it. 

It is more important, perhaps, to know what part of the land- 
lord's income from a farming enterprise is economic rent than 
to know the part derived from ground rent of city property. No 
reliable information is available on this point in the United 
States. We know that the principle that determines the amount 
of economic rent is a small influence determining the terms of a 
contract between landlord and tenant. There is obviously no 
controlling relationship between economic and commercial rent. 
The latter is determined to some extent by custom and personal 
considerations as well as by competition. "In case the commer- 
cial rent is less than the economic rent," says Profesor Seager, 
"a part of the return is retained by the tenant as a gratuitous ad- 
dition to his income from the labor and capital he may have in- 
vested in his business. On the other hand, if the commercial 
rent is too high, the land owner gets not only what the land 
is entitled to, but also a part of the return which should go to 

lThe Lau: of Real Property,  Chapter 1,  page 12. 
2Perry v. Carr, N. H. 118. 
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the land cultivator. In either event the full economic rent is 
present as a part of the income shared between those who have 
an interest in the land, either as owner or as user."l The evi- 
dence is cumulative that in most cases in this country com- 
mercial rent of farm land is sufficiently high and competition 
and custom sufficiently great to give the balance in favor of the 
landlord. 

Farm Rent under Different Systems of Tenantry. 

The difference between economic rent and commercial reni 
is largely determined by the system of tenantry that is prac- 
ticed. There may be said to be two general systems of renting 
farm land--the crop sharing system and the cash system. The 
former is similar to the so-called metayer system, and as thc 
rent is in the form of produce, there is not much regard paid t a  
the economic principles of farm rent. The cash system of farm 
tenantry offers the best opportunity to apply economic prin- 
ciples to the tenantry contract. The share system may be sub- 
divided into two general classes with almost endIess variation 
in detail arrangements and agreements between landlord and 
tenant. 

I. Half -and-half system (share-croppers). This is the 
rnetayer system of central Europe applied under modified con- 
ditions to farm renting in this country. Under this system the 
landlord furnishes the land, houses, and barns, garden plot, farm 
implements, work animals and their feed, seed, and one-half of 
the fertilizer, when any is used. The tenant is entitled to fuel 
wood from the farm, which is cut by the tenant and conveyed 
to the house by the use of the teams supplied by the landlord. 
The tenant supplies all the necessary labor to cultivate the land 
and one-half of the fertilizer, when any is used. The crop pro- 
duced is divided equally between the landlord and tenant. If 
cotton is grown, the landlord and tenant usually each pay for 
one-half the cost of ginning, including bagging and ties. The 
tenant is usuaIly allowed free pasture for his stock, if he has 
any, and he is usually encouraged to own a cow and a few hogs. 
The landlord is compelled to exercise close supervision over his 

lPrinciplcs of Economics (1917), Chapter 14, page 241. 
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tenants under this system because of his financial interest 
the enterprise. Tenants, under this system, are often rega 
as  farm laborers employed on a deferred payment plan to 
tivate the land, and the tenant is technically known as "a crop- 
per."l 

2. Share rent system. Under this system the landlord 
provides the land, the buildings, garden plot, and fuel wood, I 
tenant furnishes his own implements, work stock, and fe 
and he supplies all seed and labor. Fertilizer is supplied joint 
when it  is used, each paying for i t  in proportion to his respect~ve 
share in the crop. The rent is paid in the form of a share of the 
crop produced. "In the South the conditions of crop sharing 
have been so far  elaborated that a distinction is frequently made 
between different crops in determining the share which is to go 
to the landlord. Thus, in Georgia the landlord receives one- 
fourth of the cotton, one-third of the corn and one-half of the 
small grain, and in South Carolina, where payment of ren 
kind is said to  be passing away, the former practice was to 
the landlord one-fourth of the corn and one-fifth of the cottc 
It is the common practice in Texas to base the rent contract 
what is called the "third and fourth", which means that the lar 
lord is to receive one-third of the grain and one-fourth of t 
~ o t t o n . ~  The cost of ginning and bagging and ties is paid for 
each party in proportion to his interest in the products (lint a 
seed.) 

Modification of the Share System. 

;s in i 
rded 
cul- 

The share system of tenantry has many modifications' 
to bargaining between 'landlord and tenant. The ability of 
tenant to make an advantageous bargain is largely determined by 
his reputation as  a farmer and his financial resources, as well as 
the competition with which he has to contend in renting the land. 
Two types will illustrate these modifications. 

(1). Stock-share renting. Under this plan the landlord 
furnishes the land and houses. The tenant supplies all the labor 
and machinery. They own in common all the live stock; all stock 

1A study of the tenant system of farming in the Yazoo-Missississipi Delta by E. A. i 
Boegar and E. A. Goldenweiser. Bulletin No. 337. U. S. Department of Agriculture, 
page 6. 

2Report of the Industrial Commission on Agriculture and Agricultural Labor, Volume 10, ! 
page 16 of the Introduction. 

3See Bulletin No. 21 of the University of Texas on Studies in Famn Tenantry in Tc 
by Charles B. Austin, Chapter 6, page 87. See also summarized statement of 
bulletin in Nourse's AgricuEturaL Econgncics, Chapter 1 1 ,  page 631. 
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fed out of the feed produced on the farm. It is supposed 
+ each will supply one-half the capital necessary to  carry on 

mterprise, but i t  usually happens that the landlord advances 
ie money necessary to raise the crop and charges the tenant 

interest on bne-half of the money which is advanced for this 

by 
reg 
fur  

purpose. Under this plan the net receipts are divided equally. 
This type of renting is peculiarly adapted to stock-farming, and 

the nature of the live stock factor. For example, in the dairy 
ions of Iowa and other sections of the country, the landlord 
nishes the dairy herd. Where horses are raised chiefly for 

sale, both landlord and tenant own a half interest in the live 
stock. These contracts are further modified in detail in combina- 
tion stock farming, such as dairy-hog farming and poultry- 
+n-n'~ farming? b1 ULF 

large 
- - 

(2). Bushel-rent. This type is most applicable to  the 
I corn production states of the Middle West, where the feed- 

mg of live stock is an important enterprise. The tenant agrees 
to raise corn and sell i t  to  his landlord a t  a stipulated price. If 
the tenant furnishes all the working capital, the  landlord pays 
more per bushel than if he supplies all or part of the capital. , If 
the tenant is allowed to raise any small grain or other crop, he 
pays a rental for i t  of one-half or two-thirds of the product. A 
bushel renting system is only desirable when the landlord is a 

cattle feeder and wants to control the grain supply needed 
eeding during the winter months. The rented farms are 
:entral pasture that can be used for grazing in summer and 

for feeding during the winter months. The rented farms are 
usually grouped about this live stock farm and the supply 
of corn is brought in and stored in barns in the fall and fed 

e cattle during the winter months. 

3. Cash-renting system. In this system the tenant agrees 
to pay a fixed price per acre or a lump sum for the entire farm. 
The landlord assumes no crop risk under this system. The ten- 
ant agrees to pay a stipulated rent, regardless of seasonal vari- 
ation, and he assumes complete direction of the farm. He fur- 
nishes, as a rule, all the necessary working capital. The cash 

lSee Methods of  Renting Land irt Zowa, by 0. G. Lloyd, Bulletin No. 159, pages 174-178, 
Iowa Experiment Station ; also reproduced in Nourse's Agriwltural Economics, Chap- 
ter 11, page 627. 
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rent paid per acre varies with the soil fertility, improvement 
and proximity to markets. This system of farm rental is in- 
creasing in many parts of both "the North and the South. 

Modifications of the Cash Rental s y s t e p  

As a result of bargaining, cash rent varies to some extent, 
but the variation comes largely in the form of conditions of cul- 
tivation, as a rule, rather than a lowering of the fixed considera- 
ation. The most common modification is the share-cash sys- 
tem. In this system a share of the grain is the rental paid for 
the grain land, while a fixed cash consideration is paid for hay 
and pasture land. The share received by the landlord varies 
with the productivity and the conditions and value of the pas- 
ture land. The tenant furnishes all working capital and labor 
used on the farm, including the cutting, curing, and baling of the 
hay, and looking after the live stock on the pasture. The con-' 
tract usually provides that the landlord's share of the grain 
shall be delivered to some convenient center or placed in his 
barn a t  a designated place. "Cotton land is sometimes rented 
for a stipulated amount of cotton, a system which has features 
both of crop sharing and a fixed rental. Thus in Georgia a ten- 
ant pays from five hundred to one thousand pounds of cotton for 
as much land as he can work with one mule. In Tennessee about 
ten acres of land rent for a bale of cotton. In Louisiana crop- 
pers divided the cotton equally with the landlords, who furnished 
the mules and their ,feed, while renters pay a stipulated rent, 
either in money, in cotton or in cotton per acre."l 

There are implied in these systems of farm tenantry sev- 
eral important considerations with reference to the theory of 
rent. In the explanation of the Ricardian theory, for purposes of 
simplicity, i t  is assumed that land is perfectly graded in a series 
from the best to the poorest. It is also assumed that the relative 
location of a particular grade is a simple matter. But in the 
practical application of the theory of rent there are many com- 
plexities. In the first place, the same piece of land does not 
yield the same rent for two successive years, even when culti- 
vated in the same way. As a result of varying weather condi- 

1Report of Industrial Commission on Agriculture and Agricultural Labor, Volume 10, page 
16 of the Introduction. 
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tions, it often happens that a large crop one year is followed by a 
small crop the succeeding year, regardless of the farmer's ef- 
forts. Under a system of share tenancy these variations affect 
rent by making its exact calculation impossible. In lean years 
commercialrent is likely to fall below economic rent and in f a t  
years i t  will usually exceed it. The variation in the annual yield 
makes it necessary to resort to  averages of a series of years to  
determine the approximate rent of land. 

In the second place, the control of the character of 
production under the cropping system is an important factor in 
the rent of land. In all practices of share renting, the landlord 
practically determines the farming policy. A half-and-half sys- 
tem and a third-and-fourth system imply a pre-arranged crop- 
ping policy. That is to say, the acreage in grain and cotton is 
determined by the terms of the contract. This somewhat com- 
plicates the rent problem, but i t  does not modify the principle 
underlying the theory of rent. The tendency is to adapt the 
crop system to the use that will promise the best economic rents. 
If'this is not done, i t  is difficult to calculate the economic rent 
from such a system of cultivation. If a similar system is applied 
to a large area of various grades of land the problem of compar- 
ison with the no-rent land on the margin is relatively easy. As 
a general thing this condition does not exist. The same systems, 
with minor modifications, are followed with remarkable uni- 
formity throughout the same section. 

The problem of economic rent becomes more complicated in 
the case of diversified farming. Comparison with other pieces 
of land can only be made when this policy is followed by averag- 
ing the different crops in the rotation through a series of years. 
It happens, however, that systematic rotation is rarely followed 
under any plan of tenant farming. 

The Relative Shares of Landlord and Tenant. 

The relative shares of the produce received by landlord and 
tenant under the different systems of farm tenantry that  have 
been outlined have been given some consideration by students of 
this problem. In a study of the tenant systems of farming in the 
Yazoo-Mississippi Delta, to which reference has been made, E. A. 
Boeger and E. A. Goldenweiser reached, after examining 878 
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records on farms in that section, the following rather definite 
 conclusion^.^ (1) T h e  share-cropping sys tem i s  the safest for 
the  tenant.  He has little financial risk, and he is practically 
assured of an average farm wage for his work. But he has very 
little opportunity to  save anything to  apply on the purchase of 
a farm, or for other purposes. (2) "The share renter fails more 
frequently to  make even a bare living, but has a better chance 
to make a good income than has the share cropper." (3) "The 
renter runs still greater risk of failure but has the greatest op- 
portunity of making a labor income of not less than $1000." 

From the point of view of the landlord, the situation is re- 
versed. His situation is described as follows: (1) "He is 
assured of a return of between six and seven per cent. on his in- 
vestment where the land is operated by cash renters, no matter 
what the yield or the tenant's labor income may be.', (2) Where 
the land is worked by share croppers or share renters the land- 
lord's return of interest often falls below six per cent., but when 
the yield is good and the tenant makes a good return, the rate 
of interest often rises to more than three times th-at 
amount. 

In the study referred to the labor income for share-croppers 
was found to be $333.00 ; for share-renters, $398 ; and for cash- 
renters, $478. 

This study also seems to  show that the landlord can make 
more money on the average when he rents his land on some 
system of shares. The study shows that  the average return of 
interest received by the landlord from share-croppers was 
13.6 % ; from share-renters 11.8 % ; and from cash renters 6.6 % .- 
It will be observed that these authors speak of the "return of 
interest." They evidently include in the phrase, both economic 
rent and interest oa capital investment. The Industrial Rela- 
tions Commission, after an exhaustive study of this subject, also 
found that  there was considerable evidence to support the theory 
that  renting land on shares is more profitable to the landlord 
than renting for a cash return or a stipulated amount of cot- 
ton.% 

lThis study was made in 1915. 
%See testimony of John W. Eldridge of Hillhouse, Miss., before the Commission, Volume 

10, page 512. 
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These conclusions are probably in accord with the prac- 
tices of tenantry under most existing conditions. The amount 

,of economic rent is given little consideration in the application 
of the various systems of farm tenantry. In other words, the 
renting of land by landlords is a speculative enterprise in which 
the owner assumes varying degrees of financial responsibility, 
and he expects to secure returns on his risk as  well as  on his land 
and capital goods. Professor Rogers is correct when he says 
that "no human skill can draw the line between a competitive and 
a famine rent."l This distinguished economist has announced a 
doctrine with reference to the subject that needs to be con- 
sidered by those confronted with the problem of equitable rent: 

"NO just landlord ever exacts a strictly compet- 
itive rent from his tenant, and recent experience proves 
that no wise landlord will exact what no just landlord 
will. It is the business of a landowner to learn what 
rent land will bear, how to adjust i t  to the market, and 
i t  is no excuse to allege that foolish tenants have of- 
fered him rents they could not possibly pay. A sen- 
sible banker, if a borrower offers him 15 per cent. for 
a loan, could have no better reason than the offer for 
declining the advance without a moment's hesita- 
t i ~ n . " ~  

But the failure of the landlord to heed this admonition has 
made it  necessary for most of the civilized countries of the world 
to regulate the contractual relations between the landlord and 
tenant as the means of saving the latter from the unjust exac- 
tions of the former. 

4 

lThe Economic Interpretation of History. Chapter 8, page 173. 
2Zbid, Chapter 8, page 774. 
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CHAPTER IX. 

THE PROBLEM O F  FARM TENANCY IN 
THE UNITED STATES. 

The numbers, racial elements, and spacial distribution of pop- 
ulation are ever-present problems in national life. Most of the so- 
cial and economic legislation of the several states and the Nation 
is traceable to the influences of these conditions. A population 
area in civilized society is a geographic region of fixed boun- 
daries. In the stages of early development, the limited number 
of the population creates a problem through inability to utilize 
and to develop all of the Nation's resources. The problem in 
this stage of national growth is that  of increasing the population 
as a means of supplying an adequate labor supply to meet pro- 
ductive demands. Our immigration policy in the United States 
grew out of this condition. In the early part of the nineteenth 
century, there was a large supply of unoccupied land in the 
United States and many of our natural resources had not been 
developed. Our liberal immigration policy grew out of these con- 
ditions. The time has come when all of the unoccupied lands 
have been settled and most of the natural resources have been 
developed. The Nation as yet cannot be, said to  have reached 
the stage of over-population. But under present conditions of 
productive enterprise, it would appear that we have reached the 
point of diminishing returns in many sections of the country. 

The Basis of An Immigration Policy. 

The immigration policy, therefore, resorted to largely as a 
means of increasing the labor supply, can be modified and re- 
stricted to some extent without producing harmful results. 
"Since 1820", says Carlton, "nearly thirty millions of Europeans 
have come to this country. This stream of human beings is 
larger than was the total population of the United States in 1850 ; 
it is almost equal to the number of people dwelling within our 
borders when Abraham Lincoln was elected president. During 
the year 1910 the number of immigrants coming to our shores, 
many of whom were seeking homes and were destined to become 
citizens and the parents of future citizens, was greater than the 
population of three of the Eastern states: New Hampshire, Ver- 
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. mont, Deleware; it exceeded in amount the population of five 
young western commonwealths, Idaho, Wyoming, New Mexico, 
Arizona and Nevada. In 1910 only twenty-seven states ex- 
ceeded in population the number of immigrants who filed past 
our immigration officers in one year, 1907. That in-coming 
hoard was equal to  one-third of the total population reported by 
the officials of the first census (1790)"1 

The advantages offered by this country and the disadvantages 
of their native environment stimulated this immigration move- 
ment. These racial elements have naturally created economic 
and social problems that from time to time have demanded at- 
tention. We have just begun to  study one of these problems, 
viz: that of the immigrant's relation to rural welfare. No ade- 
quate study of farm tenantry can be made without a consider- 
ation of the foreign groups in our population that have settled 
in the open country and small villages. The tendency of those 
composing these elements to acquire homes should have an im- 
portant influence on our future immigration policy. It is im- 
portant to know what elements in our foreign population become 
satisfied to become tenants and hired farm laborers, and the rel- 
ative rapidity with which the individuals in these various ele- 
ments climb the "agricultural ladder" to home ownership. 

The third element in this problem is that of the proper dis- 
tribution of the population. The flow of the stream of popu- 
lation into the cities has been regarded as  "the most remarkable 
social phenomenon" of recent times. Hayes says : "In 1790 only 
3.35 per cent. of the people of the United States lived in cities. 
By 1900 a majority of the population in fifteen states was urban 
and over two-thirds of the population of eight states. By 1910 
the United States had 228 cities of over 25,000 inhabitants, 50 
cities of over 100,000, 19 cities of over a quarter of a million, 
5 cities of over half a million, 3 &ties of over a million, and one 
city of nearly five millions. By that date over 28,500,000 peo- 
ple in the United States were living in cities of 25,000 or more. 
The cities of this country of 100,000 or over, grew in aggregate 
population during the twenty years ending 1910 from 11,470,364 
to  20,302,138. The rate of increase was greater during the sec- 

1Carlton's History and Probbms of Organized Labor, page 323. 
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ond than during the first of these two decades hnd the 178 cities 
of between 25,000 and 10,000 showed an even higher percent- 
age of increase. Those of over 100,000 and about one-third of 
all cities of both classes showed an increase of over 50 per cent. 
each in the ten years between 1900 and 1910. There is no rea- 
son to doubt that the cities of this country will continue for a 
time to grow in some such tremendous proportion as hitherto."l 

The census of 1920 shows that 51.4 per cent. of the people of 
the United States are residing in cities and incorporated towns of 
2,500 people or more, as against 45.8 per cent. ten years ago. I n  . 

other words, in 1910 the rural population exceeded the urban pop- 
ulation by 7,000,000 people. The urban population exceeded the 
rural population in 1920 by approximately 4,000,000 people. 

The rapid readjustment of our population is now receiving 
serious consideration. There was for a time the fear that the 
open country would become depopulated, but a more thorough 
analysis of the situation reveals the fact that the shift to the 
cities has not always been a t  the expense of the open country. 
The instability of our rural population is more complicated than 
appeared on the surface when it first began to attract attention. 
In addition to the drift to the cities, there have been several other 
population movements of significance. The most obvious of 
these is the shift from the open country to  village communities. 
There has also been a noticeable shift from one rural commun- 
ity to that of another, and finally, there has been the shift with- 
in the same rural community, which has attracted little attention, 
and it  has produced no serious social consequences. Many of those 
who have left the rural sections of the older states have gone 
to more productive farms in the West. In many of the Eastern 
states immigrants have taken the place of the descendants of 
the native population on the farms. A large element in our 
city population, however, has come from the country districts 
of the Old World. Undoubtedly the world movement of popula- 
tion has been from the country to the cities. After all, how- 
ever, not more than 20 per cent. of our rural population has con- 
tributed to our urban communities, the 80 per cent. that com- 
pose the remainder being made up of immigrants. But the in- 
stability of rural life and the disposition of the independent land 

 introduction to the Study of Sociologg, page 66. 
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owner to remove to the towns and villages are important con- 
tributing considerations to  the farm tenancy problem. 

Increase in Farm Tenantry and Its Cause. 

The recognition of farm tenantry as a real problem in the 
United States is comparatively recent. Desirable public lands 
were available up to a few years ago, and a farm could be ac- 
quired for a nominal sum. In many sections of the country, 
land under cultivation could be bought a t  reasonable prices. Un- 
der these conditions, only the most thriftless class of farmers 
were likely to remain tenants. For a long time, tenant farming 
was conducted under relatively satisfactory terms, and the pro- 
portion of tenants to  resident land owners was not sufficiently 
great to attract unfavorable attention. But within the past 
generation conditions have completely changed. The public 
domain has virtually been exhausted so far  as productive farm- 
ing land is concerned. The prices of available land for farm- 
ing and stock raising have greatly increased in every section of 
the country, and the financial system has made it  very difficult 
for the tenant to  acquire ownership in farm lands. Naturally 
these conditions have caused the land owner to make contracts 
with tenants on increasingly less favorable terms. For dxample, 
under the cropping system, the tenant has been compelled to 
give one-half the crop, while the custom a generation ago was 
only for one-third of the products .produced. 

Under these conditions the form of land tenure has been 
gradually undergoing a transformation. The percentage of 
farms operated by their owners is gradually. declining in the 
United States as  a whole. No statistics relating to farm ten- 
antry are available previously to the year 1880. The percentage of 
increase in farm tenantry since that date is strikingly sliown 
from the census data for the last four decades as fo1lows:l 

Percentage of farms 
Year operated by tenants. 
1880 25.6 
1890 28.4 
1900 35.3 
1910 37. 

1Thirteenth Census of the United States, Volume 5 ,  page 102. 
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I Interpreted in another way, these percentages indicate that 
about one farm in four was operated by a tenant in 1880, while 

1 by 1910 the ratio had increased to about two out of five. From 

1 information secured by the author in a questionnaire in the fall of 

1 1917, thereis no doubt that the proportion is somewhat higher 
now than it was in 1910. "The number of tenant farms increased 
130 per cent.", says Professor Hibbard of the University of Wis- 

1 consin, "during the thirty-year period from 1880 to 1910, while 
during the same time there was an increase of but 34 per cent. in 
the number of farms worked by owners. At these dispropor- 

1 tionate rates of increase, it will take but another three decades 
to result in a larger number of tenants than land-owning far- 
mers, thus making us unmistakably a nation of tenants and 
Iandiord~."~ 

! Tenantry a Transition in Farm Operations. 

Tenantry has been generally regarded as a transition stage 
in the progress of the farm operations toward home-ownership. 
"Climbing the agricultural ladder" is a familiar phrase that is 
associated with this process. W. J. Spillman, associate editor 
of the Farm Journal, describes these rungs as follows: "The 
first rung of the agricultural ladder is represented by the ap- 
prenticeship period, while the embryo farmer is learnink his 
trade, usually as a boy on his father's farm; (2) the hired farm 

1 hand stands on the second rung; (3) the tenant farmer on the 
third; and (4) the farm owner stands on the fourth or top rung 
of the ladder. We shall, find that many men are able 
to skip some of the stages above enumerated. There 
are also various intermediate stages. Thus the hired man may 
assume some of the responsibilities of management and receive 
part or all of his pay as a portion of the proceeds. Under this 
arrangement he usually makes a larger income than a mere 
hired man, but less than a full tenant. Some men pass from the 
stage of hired man or from that of tenant to the position of 
hired manager, but these are relatively few. The stage of own- 
er is usually divisible into two periods, the first being the early 
period when there is still a mortgage on the farm. Mortgages 

I may, of course, persist indefinitely, but in the later stages of 
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ownership mortgages frequently represent obligations inc~  
in extending the holdings of the farmer."l 

There are some who deny that  farm tenantry should 
a place in a well ordered system of land tenure. The 
vocates of this view regard farm tenantry, even under 
most favorable conditions, as detrimental to society an 
agricultural development. Policies of state aid by w 
land can be acquired on long and easy terms have for or 
their objects the elimination of farm tenantry. But as a 1 
tical proposition it is easy to see tha t  no system can be d e ~  
that will completely eliminate farm tenantry. It is be 
recognize i t  as  a transition stage in agricultural developn 
But that  i t  is a stage in the progress of the farm ope] 
toward ownership, and that  some agency must be devisc 
insure the rapid advancement of the farm operators 
ownership, should not be forgotten in considering the : 
tenantry situation. 

tura 
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into I 

farm I 

I 
The rate a t  which the farm tenants climb the "agricul- 

1 ladder" determiries the relative seriousness of this prob- 
The fact that  the process has been and is being retarded 

presents the fundamental problem in our rural situatioi 
day. Not only has the transition process been retarded, 
the extent of retardation has continually increased for 
past thirty years. In a study made by the Bureau of 1 
Management of the U. S. Department of Agriculture in 
by Professor Spillman and his associates, it was found 
out of 435 mid-western farm owners the length of the te 
stage from thirty-one to forty years ago averaged 4.gty 
The tenant stage increased in the three successive dec 
to 7.2 years, 9 years, and 11.1 years respectively. 

These figures are illustrative of a process that  has 
going on in many sections of the country. The result is 
tenantry has increased out of all reasonable proportior 
farm ownership. 

The question naturally arises, Is the United St&tes d 
ed to become a nation of absentee landlords and farm ten2 

1 1 a u b  

ears. 
ades 

been . 
that .- A,. 

lSee American Economic Review for March, 1919. 
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If so, what is the significance of this situation with 
reference to the social and economic development of rural 
life? Private ownership of property and family integrity are  
determining influences in the political life of the nation. Rural 
welfare has been peculiarly dependent upon private. ownership 
of land and family responsibility. Theref ore, the shift from the 
cultivation of the soil by farm owners to cultivation by tenant 
farmers, must profoundly affect the social and financial 
welfare, not only of the country but the nation as  a whole, as 
the interdependence of the two is essentiaI to  national prog- 
ress. It seems, therefore, safe to conclude that there is a 
problem of farm tenantry in the United States. This proble-m 
grows out of two aspects of the question. (1) In the first 
place, the relative number of tenants to  land owners is a prob- 
lem in itself, the number of tenants having become so large as  
to affect the stability of rural institutions; and (2) in the 
second place, the social and economic effects of a system of 
farming such as that conducted by a tenantry class present seri- 
ous economic and social consequences. 

The Scope of the Problem of Farm Tenantry. 

Broadly speaking, the problem of farm tenantry centers 
around the following points: (1) the effect of agricultural 
production on cultivation of land by a number of tenants out 
of due proportion to actual farm owners; (2) the undesira- 
bility, from the standpoint of agricultural production, of a 
large farm population composed of farm tenants who have 
abandoned the hope of acquiring a farm home; (3)  the unde- 
sirability, from the standpoint of the good of the  rural com- 
munity, of a large farm population composed of tenants who 
are economically and socially indifferent to community better- 
ment; (4) the inadequacy of farm tenantry as a m o m 1  and 
religious asset. 

Economic writers are generally agreed that man's eco- 
nomic and social efficiency are largely determined by the 
degree of interest he has in his work and in his community. 
John Stewart Mill uses this fact in his argument in support of the 
policy of peasant proprietorship. He quotes Arthur Young as  
saying: "Give a man the secure possession of a bleak rock, and 



114 Farm Tenantry in the United States 

he will turn i t  into a garden ; give him a nine-year's lease on a gar- 
den and he will convert it into a desert."l 

Poor cultivation is almost universdlly associated with 
the system of farm tenantry. When it is recalled that there 
are nearly three million farmers in America who rent the 
lands they cultivate, compared with slightly over four mil- 
ion farmers who own their own farms, i t  is easy to see whzt 
influence this situation is exerting on our agricultural pro- 
duction. 

Rented farms, as a rule, are poorly equipped as well as poorly 
cultivated. In a survey made in Texas in 1914, it was found 
that  92,000 farms had no cows, 124,000 farms had no pigs, 
60,000 farms had no chickens, 306,000 farms raised no hay 
nor forage crops for cattle, and 369,000 farms raised no sweet 
potatoes. Making due allowance for errors in these figures, 
they are sufficiently accurate to indicate, in a state where the per 
centage of farm tenantry is high, the influence of this system of 
cultivation on agricultural production. 

The activities of the tenant are determined by a desire 
for quick financial returns. The tenant does not usually ex- 
pect to continue on one farm very long. He is not interested 
in a permanent system of agriculture. Soil improvement, and re- 
pairs to fences and houses are regarded as  unprofitable by 
the tenant who expects to  leave the place before he can de- 
rive much benefit from efforts expended in this direction. 
Therefore, the tenant farmer's entire time is expended in 
producing a money crop with the least financial outlay and 
effort. Tenant farming inevitably adapts itself to raising 
crops which are most profitable per acre rather than crops 
which are most valuable to the soil. This means that the tenant 
is not interested in crop rotation. The entire /farm enterprise 
is reduced to  one of quick returns with the minimum effort, 
without regard to scientific methods or better standards of 
living. 

Summary of Social and Economic Effects of Farm Tenantry. 

The social e f fec ts  of farm tenantry may be briefly summar- 
ized as follows : 

lSee Principles o f  Polit icd Economy, (Ashley Edition). Chapter 7, page 282. 
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(1) A lower intellectual standard of living and a cor- 
responding influence on the moral standards of those who 
compose this class. 

(2) A decreased interest in education and a neglect 
of educational opportunity on the part of the children of 
tenants. 

(3)  A general indifference to the religious motive and 
a corresponding neglect of church attendance. 

(4) -An increasing difficulty in promoting efficient 
rural organizations because of the low educational standards 
and the transient habits of a tenant class. 

(5) A gradual decline in the effectiveness of political 
action due to indifference and ignorance of farm tenants with 
reference to governmental policies. 

(6) The development of undemocratic tendencies in 
American life due to the social disintegration resulting from 
class consciousness that has developed between land owner 
and the tenant. 

(7)  General instability of rural institutions due to the 
transient habits of farm tenants, who cherish. no sentiments 
of attachment for the land they occupy and feel no concern 
about the development of the farmstead where they live. 

(8) A lowering of aesthetic appreciation because of the 
influence of this class on the standards of the entire com- 
munity in which they reside. 

The economic effects are none the less apparent an(! 
may be summarized as  follows: 

(1) Depletion of soil fertility. 

(2) Impossibility of maintaining proper rotation of 
crops and the application of other scientific methods under a 
transient tenantry system. 

(3)  A general reduction in the average farm income by 
virtue of these conditions. 

(4) Economic income influences to a large degree stan- 
ards of living and cultural opportunities. The average in- 
come of the farm tenant is too low to secure these advantages. 
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. If these statements fairly indicate the results, the farm ten- 
antry situation in the United States merits the most thorough 
study of the actual conditions and the wisest possible measures 
looking to  relief or amelioration of these conditions. Already 
some of the facts enumerated are being felt in some sections of 
this country. An effort will be made in succeeding chapters to  
analyze the present situation with reference to farm tenantry, 
and, in the light of the facts presented, to formulate a program 
looking to the improvement of the conditions that this study 
reveals. 



CHAPTER X. 

THE INCREASE AND DISTRIBUTION OF FARM 
TENANTS IN THE UNITED STATES. 

The increase and distribution of the population of the United 
;es between the cities and country is one of the factors in the . 

 lation ti on problem of the United States that has attracted at- 
tention in recent years. As stated in a previous connection, the 
census of 1910 showed that 45.8 per cent. of the people of the 
United States lived in communities of 2,500 or less. The com- 
munities of 2,500 or over are designated, for census purposes, as 
cities. Urban communities have been growing rapidly since the 
last census, and in 1920 more than half of the population live in 
cities. The differences between the social, economical, political, 
and religious interests are sufficiently differentiated to  enable us 
to consider these groups independently of each other. The growth 
of cities and the acuteness of the problems that a concentrated 
population presents has naturally caused a greater number of 
studies to be made of the problems of urban communities. We are 
familiar with studies of the housing problems in the .slums of 
the cities, but few people realize that there is a housing problem 
in the country, and that slums are by no means unknown in rural 
sections. A thorough analysis of. the rural population from the 
standpoint of economic interests, social oportunity, and racial 
solidarity is demanding consideration. 

The increase and distribution of the rural population with 
reference to land ownership and tenantry are fundamental in the 
consideration of other aspects of the rural problem. The per- 
centage of increase and distribution of farms operated by ten- 
ants in the five grand divisions as  indicated by the four census 
periods in which tenantry has been included, is as  follows: 

1880 1890 1900 1910 
North Atlantic Division . . . .16.0 18.4 20.8 18&2 

. South Atlantic Division . . . .36.1 38.5 44.2 45.9 
North Central Division . . . . .20.5 33.4 27.9 28.9 
South Central Division . . . . .36.2 38.5 48.6 51.7 
Western Division . . . . . . . . . .14.0 12.1 16.6 14.1 

These percentages indicate that the increase in tenantry is 
not a uniform tendency in every section of the United States. 
There is an increase in the South Central, the North Central, and , 

the South Atlantic groups of states, while the percentages jndi- 
cate a decrease in the North Atlantic and the Western groups of 

117 
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states. Between 1890 and 1900, tenantry increased rapidly in 
all the groups except the North Central where there was a rather 
rapid decline. Since 1900, however, the decline is greater, 
twelve of the older states showing a decrease in the percentage 
of tenant farms. There was also a decrease in the percentage 
of tenantry in several of the Western states, but the cause of this 
decrease is very different in the two sections. 

According to the thirteenth census of the United States1 0.7 
per cent. of the farms in Oklahoma, in 1890, were operated by 
tenants, but by 1910 the percentage had increased to 54.8. In 
Kansas and Nebraska, the percentage of farm tenancy increased 
from 16.3 per cent. in 1880 to 36.8 per cent. in 1910. "These are 
comparatively new states", says George E. Putnam of the Uni- 
versity of Kansas, "where one would expect to find a high per- 
centage of ownership, but the increase in the number of owned 
farms in the less fertile portions of the western countries has 
not been sufficient to counter-balance the rapid increase in ten- 
ancy in the old sections. In states like Iowa and Illinois, well 
developed and long settled, the transition from ownership to 
tenancy has steadily advanced until a t  the present time there 
are several counties in which more than one-half of the number 
of farms under cultivation are operated by  tenant^."^ 

The nature of the agricultural products is an important fac- 
tor in the tenancy section. Tenancy, for example, reaches its 
highest point in the cotton and corn belt. For instance, two- 
thirds of all the farms in Georgia are rented. In Alabama, 
Arkansas, Georgia, Louisiana, Mississippi, South Carolina, and 
Texas less than one-half of the number of tillable farms are op- 
erated by their owners. The report of the Commission on In- 
dustrial Relations has this to say with reference to the number 
of tenants in the cotton and corn growing states of the South- 
west: "Tenancy in the Southwestern States is already the pre- 
vailing method of cultivation and is increasing a t  a very rapid 
rate. In 1880, Texas had 65,468 tenant families, comprising 37.6 
per cent. of all farms in the state. In 1910, tenant farmers had 
increased to 219,571, and operated 53 per cent. of all farms in 
the state. Reckoning on the same ratio of increase that was 
maintained between 1900 and 1910, there should be in Texas in 

lVolume 5, pages 125-126. 
2See Humanistic Studies, Volume 2, No. 2 ;  The Land Credit Problem, Chapter 5, p. 73. 
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the present year (1915) a t  least 236,000 tenant farmers. A 
/ more intensive study of the field, however, shows that in eighty- 

two counties of the State where tenancy is highest, the average 
percentage of tenants will approximate sixty. 

"For Oklahoma we have no adequate census figures so fa r  
back, but a t  the present time the percentage of farm tenancy in 1 the State is 54.8, and for the 47 counties where the tenancy is 

1 highest the percentage of tenancy is 68.13."' 
A comparison of the increase in tenancy in a number of the 

Southern States and states of different sections of the country 
is given in the following table, taken from an important study of 
farm tenantry made in 1915 by E. V. White and William 
E. Leonard of the University of Texas : 

1 Growth of Tenancy in the United  state^.^ 

1880 1890 1900 1910 

United States .......... .25.6 28.4 35.3 37.0 
Mississippi ............. .43.8 52.8 62.4 66.1 

................ Georgia .44.9 53.6 59.9 65.6 
South Carolina ......... .50.3 55.3 61.1 63.0 
Alabama .............. .46.8 48.6 57.5 60.2 
Louisiana .............. .35.2 44.4 58.0 55.3 
Oklahoma ............... 43.8 54.8 ................. Texas .37.6 41.9 49.7 52.6 

................. Iowa .23.8 28.1 34.9 37.8 
Kentucky .............. .26.5 25.0 32.8 33.9 
Indiana ............... .23.7 25.4 28.6 30.0 
Missouri .............. .27.3 26.8 30.5 29.9 

............... Virginia .29.5 26.9 30.7 26.5 
NewYork .............. 16.5 20.2 23.9 20.8 

A glance a t  theseSfigures clearly indicates that tenancy was 
most marked in the Southern states when the last census was 
taken. There are other factors besides the nature of crops that  
have contributed to this situation in the Southern states, which 1 will be discussed more fully in another connection. 

. The problem of the distribution of tenantry is somewhat 
complicated by the various equities that  the farmer has in the 
land he cultivates. A more accurate knowledge of the geographic 
distribution of tenantry may be obtained by a comparison of 
the percentage of farms operated under these various forms of 

lFinal Report of the Commission on Industrial Relations. pages 127-131. I 2Studiea in Farm. Tenontn~ in Tezas, page 11, by Division of Public Welfare, Department of 
1 Extension, University of Texas, April 10, 1915. 
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holding land. These have- been classified as four in number: 
(1) Tenants who have no equity in the land except that result- 
ing from the lease with the owner; (2) part owners, or those 
who own some of the land they cultivate and rent additional 
land. Under the census classification of 1880 and 1890 part 
owners were classified with owners of farms ; (3) managers 
are those who direct the farm activities for the farm 
owners; and (4) the farm owner who holds land in his own 
right. Managed farms do not constitute a large per cent. in 
the classification although in some sections large land owners 
use managers to direct the farm activities of tenants. Based 
on this classification the following table summarizes the cen- 
sus data for the main geographic divisions : 

Percentage o f  Farms  Operated Under Various Forms  o f ,  Ten- 
ure,  United States ,  1880-19101. 

Tenants 

1910 ............ 
1900 ............. 
1890 ............. 
1880 ............. 

..... Part Owners 

Managers 

............. 
1900 ............. 

. . . . . . . .  
1900 . . . . . . . . . . . . .  
1900 

.... Owners proper 
1910 ............. 52.7 86.1 70.3 60.3 52.3 46.9 42.1 39.1 79.1 
1900 . . . . . . . . . . . . .  1 55.8 85.2 68.5 62.8 55.1 49.9 46.3 44.8 76.1 I 

These statistics supply important information concerning 
the numbers of the various kinds of farm operators, but there 
is another important factor that cannot be ignored in a study of 
the distribution of farm tenantry in the United States, viz: the 
size of the farms. It is a well known fact that there is a great 
difference in the size of farms in the different sections of the 
country, and the different types of tenure is an important fact 

1Nourse's Agricultural Economics, page 665,  and taken from "Tenant Fartn- 
ing  i n  the United States w i t h  Special Reference to  Illinois", University of Illinois 
Studies in the Social Sciences, Volume 6, No. 3, pages 12-18. 
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'with reference to the size of farms. In the ten year period from ' 1900 to 1910, there was a decline in the average acreage of all 1 farms from 146.2 to 138.1 acres. This tendency is character- 
/ istic throughout the United States wherever a tendency to in- 

crease the size of farms was shown to exist. In general, the farms 
I operated by tenants are shown to have been less than two-thirds 

as large as those operated by the owners. The difference is 
, not quite so great, however, in the South Central states, where 
1 the tenant farms are between one-third and one-half as large 

on the average, as the farms of owners. As an exception to 
this tendency, however, in the Northeastern states and in the 
Rocky Mountain and Pacific states, the size of tenant farms 
was shown to be greater than that of the farms operated by 
the owners. When the size of farms is considered in the ques- 
tion of the distribution of tenancy, the situation in the South 
is not 
ativel: 

T 

Lilt: 

antr: 

f nrtr 

so discouraging, for the tenant farms in the South are rel- 
g small: 
'he sixteen Southern states comprise one-third of the total 

number of states in the country; they also include almost a third 
of the total area of the United States. These sixteen states 
include almost a third of the area of improved land of the country. 
I t  should be observed that while the average size of Southern 
farms is relatively small, the number of farms is proportionately 
high, being forty-nine per cent. of the total number of farms in 
'"- United States. The influence of this situation on farm ten- 

y in the South is indicated by the following table: 
The percentage of farm acreage operated under various 

,,,A,is of tenure is shown in the following table: 

Number of Owned and of Rented Farms in the South f o r  the 
Last Two Decennial Periods. 

.................................. Owned farms: 1910 .1,554,687 

................................... 1900 1, 387,094 
............................... Per cent. increase .12.1 

.................................. Tenant farms: 1910 .1,536,668 
1900 ....................................1,231,028 

............................... Per cent. increase .24.8 
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Percentage of Farm Acreage Operated Under Various Form 
of Tenure, United States,* 1900-19101. 

Three facts must be'kept in mind in connection with these 
figures. (1) In the first place, the smaller size of the farms in 
the South indicates that there is a greater number of tenants in 
proportion to area; (2) the percentages apparently indicate that 
tenancy is much more evenly distributed throughout the various 
geographic divisions when the percentage is based upon acreage 
rather than upon the number of farms; (3) the figures indicate 
that the acreage in the East North Central division is almost 
equal to that of the South Atlantic division on the basis of the 
percentage of tenancy. . 

Several important conclusions with reference to the relative 
figures in the three preceding tables are instructive: (1) The 

Tenants 

lSee ~ourse's  Agldcultural Economics, page 667. 

a 

1910 . . . . . . . . . . . . .  
1900 . . . . . . .  .: .... 

...... Pa r t  Owners 
1910 ............. 
1900 ............. 
Rented by 

Owners ....... 
............. 1910 
. . . . . . . . . . . . .  1900 

Owned by Part 
Owners ....... ............. 1910 ............. 1900 

Owners proper . 
1910 . . . . . . . . . . . . .  
1900 ............. 
Managers 
1910 ............. ............. 1900 
All lessees 
1910 ............. 
1900 ............. 
All Deed Holders 

28.5 
23.3 

15.2 
14.9 

7.4 
7.1 

7.8 
7.8 

52.9 
51.4 

6.1 
10.4 

33.2 
30.4 

1910 ............. 60.7 
1900 ............. 1 59.2 

7.8 
9.4 

4.2 
4.2 

1.6 
1.6 

2.6 
2.6 

82.5 
82.5 

5.5 
3.9 

9.4 
11.0 

25.9 
28.6 

7.4 
5.9 

2.1 
1.6 

5.3 
4.3 

62.7 
62.2 

I I I I I I  
4.0 
3.3 

28.0 
30.2 

85.1 68.0 1.8 59.4 
85.1 1 66.5 65.5 61.7 

62.0 
42.5 

63.7 
61.5 

64.3 67.4 
64.3 I 68.6 

55.3 
46.61 

27.9 
27.4 

8.0 
5.8 

2.7 
2.0 

5.3 
3.8 

52.1 
64.8 

30.1 
30.6 

6.3 
4.7 

2.4 
1.8 

3.9 
2.9 

60.0 
61.4 

30.0 27.0' 
27.31 23.6 

13.9 
11.7 

6.2 
5.2 

7.7 
6.5 

4.1 
59.0 

26.7 
19.0 

13.8 
17.7 

6.4 
8.2 

7.4 
9.5 

47.9 
37.1 

23.9 
23.7 

11.5 
11.4 

12.4 
12.3 

47.0 
49.4 

2.0 
2.0 

6.2 
32.5 

18.5 
35.6 

19.5 
21.9 

10.6 
9.4 

16.7 
22.0 

2.1 
3.3 

38.5 
35.0 

15.4 
18.0 

20.9 
20.5 

3.2 2.01 11.6 

19.8 
19.5 

21.7 
19.6 

3.3 2.0 26.2 

I 

8.91 1.1 
12.5 

7.8 
9.5 

53.2 
33.0 

32.5 1 ' "  30.6 33.1 

1.0 

20.6 
18.6 

43.1 
42.9 

32.41 29.4 27.2 
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percentage of farm acreage operated under the lease system in 
both 1900 and 1910 was smaller than the farm acreage operated 
by tenants for the entire United States, and for each of the geo- 
graphic divisions. (2) The percentage of farm acreage operated 
by managers shows a decrease in all the  divisions except the 
East North Central and the East South Central, where no change 
occurred. As farms operated by managers are usually relatively 
large, this decrease would probably indicate a contributing cause 
to the increase in tenantry except in one or two divisions where 
land legislation caused these large holdings to be cut up and sold 
to small farm owners. (3) The table on the percentage of farms 
operated clearly shows that  owners operated a smaller par t  of 
the land in the Southern States than in any other division of 
the country and a correspondingly larger number of tenants are 
cultivating land in the South than in other divisions. (4) The per- 
centage of farms operated by owners runs high in the Mountain, 
Pacific, and New England divisions. I n  those divisions the per- 
centage of farms operated by tenants is relatively low, and the 
problem of farm tenantry has not yet been felt. (5) But the per- 
centage of farms operated by owners is shown to be declining in 
the United States and in all the geographic divisions except the 
Mountain, Pacific, and New England divisions. 

An examination of the table above with reference to  the 
percentage of farm acreage modifies the generalizations 
of the preceding paragraph. (1) The percentage of farm 
acreage operated by owners is relatively high in New England, 
the Mid Atlantic, and the East South Central divisions. The per- 
centage is comparatively low in the Mountain and Pacific states, 
where the percentage of farms operated is relatively high. (2) 
The.percentage of farm acreage operated by owners declined in 
all the divisions except the New England and Middle Atlantic, 
where no change is shown and the West South Central, the 
Mountain, and Pacific divisions. While the various kinds of ten- 
ure complicates the situation to some extent, the tendency is to- 
ward tenancy and toward a relative increase of both leasing and 
the operation of acreage by owners and a c ~ r ~ e s p ~ n d i n g  decrease 
in the acreage cultivated under the direction of managers. 

The consideration of tenantry on the basis of the grmd di- 
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visions used in the census does not fully reveal the actual state of 
affairs in a very definite way. 

It is interesting to observe that-with the exception of the 
Pacific states, four states in the Middle West, and a group of sev- 
eral states in New England-an increase is shown in every sec- 
tion of the country extending as far  south as Virginia. Only two 
states show an increase in the Mississippi Valley. This condition 
calls for a word of explanation. In the Pacific Coast states there 
was an increase in the actual number of tenant farms in each of 
these states, but many large tracts of land were broken up into 
small farms and sold, and, as a result much new land was thrown 
on the market for settlement. This resulted in the number of 
farms operated by owners being increased in a much higher ratio 
than the farms opkated by tenants. Spillman and Goldenweiser 
tell us that, "In Colorado the number of farms operated by own- 
ers increased 97.6 per cent. while the number operated by tenants 
increased 50.3 per cent." Similar conditions existed in the other 
states of the group. The decrease in Missouri, a state where an 
increase in tenantry would be expected, is explained on the 
grounds that there was a slight decrease in the total number of 
farms, both with reference to those operated by owners and those 
operated by tenants. The consistency of this proportion main- 
tained the equilibrium of the tenantry situation in that state. 
Normally, Louisiana would have shown an increase in the num- 
ber of tenants, but the cotton acreage was reduced, due to the 
boll weevil, which prevented an increase in tenancy. 

Many causes have contributed to the decrease in the number 
of tenants in the New England states. Spillman and Golden- 
weiser offer the following explanation of this situation: 

"If a line be drawn separating those States in the North- 
east in which the average increase in the price of farm land dur- 
ing the last census period was less than 60 per cent. from the 
States in which it  was greater than this, i t  will, with few excep- 
tions, divide the States in which percentage of tenantry de- 
creased from those in which it  increased, the percentage of ten- 
antry having decreased where the price of land increased least. 
T'he exceptions are Ohio, where the increase in the price of farm 
land was almost exactly 60 per cent., but where tenantry increas- 
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ed slightly, Virginia and West Virginia, in which States land in- 
creased more than 60 per cent., in value, while tenantry de- 
crease~?, and Maine, where tenantr3 decreased, while the price of 
land increased 75 per c e ~ t .  This increase in the price of farm 
la~lcl i:*i the State of Maine is clue to marked develop~vent, of cer- 
tain types of intensive farrring, which of i t~e l f  does not neces- 
sarily have any effect upon the percentage of tenantry. The gen- 
eral conclusion seems justified , therefore, that where land is in- 
creasing rapidly in value, unless other factors have a prepon- 
derating influence, there is a tendency for the percentage of 
tenantry to increase, while where land is increasing slowly in 
value the percentage of tenantry does not tend to increase."l 

Some light has been-thrown on this situation from answers 
a questionnaire sent out by the author in the fall of 1916. 

)r example, C. W. Pugsley, Director of Extension Service, Uni- 
rsity of Nebraska, says with reference to his state: "One of 
e worst features of the tenant problem is that there are not 
lough farms to go around. The stock and grain farming in 

#tern Nebraska is increasing in size, and young, energetic men 
crowding the less efficient tenants into some other occupa- 
I. Nebraska showed an increase in the percentage of tenantry 

111 1910, but the suggestion here may result in the decrease in 
the number a t  the next census. 

Mr. E. Dana Durand, Chief of the Division of Research in 
Agricultural Economics, University of Minnesota, writes as fol- 
lows : "In the State (Minn.) as a whole 17 per cent. of the farms 
were operated by tenants in 1900 and 21 per cent. in 1910. The 
percentage exceeds 30 in a good many of the southern counties, 
and exceeds 40 in several of them. On the other hand, in the 
more northern counties the proportion often falls below 10 per 
cent." 

Dean A. L. Hills of the Agricultural College, University of 
Vermont, refers to a study made by one of the graduate stu- 
dents of his institution and says: "This study covered some 
twenty different ideas with reference to labor and ownership. 
The county Orleans is a typical Vermont county on the Canadian 
border. He found what we all know, that tenantry was not a 
material factor in Vermont. The problems of farms occupied 
by tenants in the various counties in the State range from 29.8 

- -  - 

lSee Yearbook of the Department of Agriculture, 1916. page 329. 
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in Grandisle county, which is made up of three islands and a 
peninsula in Lake Champlain, to 6.5 per e'ent. in the three North- 
east counties of the State." 

Alexander E. Chance, head of the Department of Agri- 
cultural Economics, Massachusetts Agricultural College, writes: 
"There is very little tenancy in Massachusetts. It has always 
been less than ten per cent. of the number of farms and some 
times very much less than this. At the present time, the only 
new farms are those that  occur in the onion and tobacco dis- 
tricts of the Connecticut valley. Here a form of share tenancy 
-you would call i t  a cropper system in Texas-exists . . . 
On the whole, we have not thought i t  worth while to make any 
extended study for publication for the subject of tenancy in 
Massachusetts." 

"Only 2 or 3 per cent. of all the farms in this state (Maine) 
come under the head of tenancy," according to the statement of 
Dean Leon S. Merrill of the College of Agriculture of the Uni- 
versity of Maine. 

Dean Edward C. Johnson of the division of Extension, Uni- 
versity of Kansas, gives the following tabulation with reference 
to the tenantry situation in four counties in his state, which is 
the result of a survey made in 1914: 

Farm Tenure Conditions i n  Kansas i n  1911 

He accompanies this table with the following pertinent 
statement: "The surveys bring out two facts very clearly, viz: 
that tenancy is on the increase and that the average age of ten- 
ants is in the neighborhood of 39 or 40 years, thus showing the 

- 
TENANTS 

& 

V1 

z 
d 

$ $  ou EU 

County 

5 
0 

Allen .............. 11921 60.9 1 17.2 139.11 421 11.41$1,6131$11,706 
Cowley . . . . . . . . . . . .  1222) 60.1 1 21.4 38.7 40 12.3 1,417 12,817 
Jewel1 . . . . . . . . . . . . . 140 56.6 32.0 143.4 36 8.0 1,628 12,044 
Pottswatoxnie . 701 64.3 1 17.9 3/.7/ 3(i 8.41 1,184 12,307 
Average . . . . . . . . . . . . 60.0 22.0 39.3 401 11.0 1,477 12,405 

m 
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difficulty that renters are experiencing in becoming land owners." 
0. S, Rayner, the Associate Agronomist of the Experi- 

ment Station of the Colorado Agricultural College says: "I am 
rry to say that we have no data available relative to land ten- 
try in this state. For the past two years we have been devot- 
2 the summer months to farm management survey work and 

a t  present have records in six dry land and three irrigated coun- 
ties. Several times we have tried to  run some correlations based 
on land tenantry but as yet we have not been able to show any 
results. This is largely due to  the fact that the country is fairly 
new and most of the farms are operated either by straight 
owners or by owners who are also renting additional land. In 
the dry land section the low value of the land, coupled with the 
fact that most of the people are homesteaders, gives us a fairly 
uniform condition. They are practically what you would call 
farm owners." 

These are some sf the views of those interested in rural 
economic problems and indicate the tendency with reference to 
tenancy in the respective sections referred to in the correspon- 
dence on this subject. 

Conclusion. 

The Fourteenth Census will clearly show that  farm tenantry 
has continued to increase, especially in the South Atlantic, North 
Central, and South Central Divisions. While census figures are 
not available, Press Summaries issued by the Bureau of the Cen- 
sus show that farm tenantry has increased in many counties in 
states as widely separated as Arizona, Florida, Idaho, Iowa, and 
Tennessee. Conditions created by the war have accelerated the 
farm tenantry movement. War conditions have increased the 
speculation in farm lands. The land values have rapidly increas- 
ed in almost every part of the country. The prevailing. high 
prices of farm products would, under normal conditions, enable 
a relatively large number of tenants to acquire farm hornes, but 
this influence has been offset by the rapid increase in the price of 
farm lands. Under these circumstances, therefore, i t  is reason- 
ably certain that the census figures for 1920 will show a decided 
increase in the number and distribution of farm tenants throu-gh- 
out the nation. 



CHAPTER XI. 

THE FARM TENANT'S LABOR INCOME. 

The income from farm operations is not uniform even under 
like systems of tenure or in the same sections where there is 
more or less uniformity in crop production. Great variation ex- 
ists also from year to year under changing economic and cli- 
matic conditions. But important tendencies are revealed by a 
study of the distribution of agricultural income. No adequate 
study of farm tenantry can be made that leaves out of account the 
share of distribution that is awarded to the tenant farmer under 
the various systems of tenancy that are practiced. The tenant 
farmer's income is the index to his standard of living and it re- 
veals his possibilities of ultimately acquiring a farm of his own. 
The data that have been brought together in this chapter from 
the surveys that have been made should be interpreted in the 
light of their influence on the opportunities and possibilities that 
they offer to the tenant farmer. 

Definition of Terms. 

At the outset, i t  is well to have clearly in mind the meaning 
of the economic terms that are used in this discussion. I t  may 
be well to distinguish between capital and working capital. 
Capital is a term applied to the value of all property, such as 
land, farm buildings, agricultural implements, live stock, feed, 
seed, and available cash for farm operation. Working capital 
includes all of these with the exception of the value of land and 
permanent improvements. 

Agricultural income is the difference between receipts de- 
rived from the sale of farm products and the expenses that enter 
into the cost of raising these products. It represents what was 
earned by the farmer through his own efforts and his capital 
investment in the farm enterprise. 

Labor income is the amount the tenant earns bxclusive of 
the help of his capital and represents wages for manual labor 
and the profits on his managerial skill. Capital is usually 
charged a t  the mortgage rate of five and one-half per cent. on 
the market price. 

"By the agricultural income," says Carver, "is meant that 
portion of the  gross product of the farms which goes, as com- 

128 
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pensation or income, to those who are directly connected with 
them. In other words, i t  is the total farm value of all products 
after deducting the cost of all such factors of production as  com- 
mercial fertilizers, tools, machinery, etc., which are not them- 
selves prodaced on farms. More specifically, this agricultural 
income includes the wages of farm labor, the rent of farm land, 
the interest on the capital invested in the stock, tools, machinery, 
etc., employed on farms, and the profits of farming. I t  is ob- 
vious that the agricultural income includes more a t  one period 
than a t  another. At one time, for example, all the  labor in- 
volved in the growing of crops was performed on the farms. 
Now a part of it is performed in the shops where farm machin- 
ery is made. 

"Though i t  is customary in the United States for the func- 
tion of laborer, landowner, capitalist, and manager to  be com- 
bined in the same person, yet i t  is possible, even in such cases, 
to divide the farmer's income into four parts just named. The 
farmer sometimes hires all his manual labor, frequently a part 
of i t ;  and sometimes borrows all his capital, frequently a part of 
it. In view of the wide variations of practice in these partic- 
ulars, it is simpler and less complicated to divide the whole farm ' 

income into four parts,-wages, rent, interest, and profits-even 
when they all go to one and the same person."'. 

It is a very complicated problem to distribute the farm in- 
come on the basis of the elements that  enter into production 
and between the landlord and the tenant. In Hoard's Dairyman 
for March 31, 1916, under the heading "A Tenant Problem," a 
problem of this kind is stated and a solution submitted that is 
both interesting from the standpoint of the solution that  is of- 
fered and as a means of indicating the intricacies of the prob- 
lem. The problem and its answer are as follows: 

"A owns a farm of 160 acres with 130 under cul- 
tivation and the balance pasture. He keeps 4 to  5 
horses to do the work. He also owns 13 mature cows 
and machinery enough to do the  work. Has a silo and 
an up-to-date dairy barn that will accommodate 33 cows 
together with cow, bull and calf pens. He owns jointly 
with B one bull, 7 two-year-old heifers, two yearling 

lprinciples of Rural Economics, page 289, 
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heifers, and nine heifer calves. . A also furnishes grain 
for horses, but all other feed shall be owned jointly. 

"B is to make .all hay, raise enough corn for silo, 
and produce other feed for stock; B to have use of A's 
horses to do such work. A farms to grain or other 
crops any land not used by B, and uses the same horses. 
What would be an equitable division of profits? What 
about repair. bills, depreciation of machinery, risk and 
depreciation of horses and cows not owned jointly? 

"The rental problem is too complicated to permit 
of an easy or explicit reply. According to the facts 
presented it  would appear that A was entitled to three- 
fifths of the profit from the sale of dairy produce and t o  
share in like measure the increase in stock. Under this 
arrangement A should also bear one-half or three fifths 
of the cost of feed purchased. I t  is quite possible that 
conditions are such that A may well afford to grant 
B a one-half share instead of two-thirds but this is 
largely a personal matter between landlord and tenant 
and is to be determined on its merits in each instance. 

"In his new book on farm contracts, W. C. Tish- 
enor presents a novel and interesting method suggested 
by Dr. H. B. Miller of Ohio. 'The first step,' Says Dr. 
Miller, 'in determining the basis for an equitable di- 
vision is to agree upon the actual money value of what 
each puts into the enterprise. Five per cent. is con- 
sidered a fair return upon'the land. The investment in 
cows, work horses, and farming utensils should be al- 
lowed l o % ,  and upon the growing young stock there 
should be allowed 5 O/o '. 

"In order to show the application of Dr. Miller's sug- 
gestion to the above problem we will assume A's farm 
to be worth $15,000 and his investment in horses, cows, 
and other stock and equipment to be worth $3,500. We 
will assume that B's interest in stock is worth $1,200. 
Allow 5 a/o on A's $15,000 and 10 O/o on his $3,500 and 
we find that A sho:ild receive $1,100 per year. As in 
this instance B's oniy investment is in non-productive 
young stock, he should receive 5 per cent. on his $1,200, 
or $60. However, in addition to money put into the 
farm operation, B is also furnishing all the labor to op- 
erate the farm. We will assume that B's labor is worth 
$360 per year, in addition to the use of the house, 
garden, milk, etc.; we will assume that his hired help 
for the year costs him $480 for wages and board. B 
should, therefore, receive $60 plus $360 plus $480, or 
a total of $900 per year. 
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"According to the above basis of computation A 
should receive a theoretical income of $1,100 and B a 
theoretical income of $900 of a total theoretical in- 
come of $2,000. It is, therefore, quite easy to  under- 
stand that on this basis A should receive 11-20 of the 
actual farm income and B should receive 9-30. When 
this method of computation is followed, all the cur- 
rent farm expenses are paid from the gross income in 
the same manner as in the usual system of renting 
on shares. 

"If the actual net receipts for' the year were $2,400, 
A would receive 11-20, or $1,320; while B would re- 
ceive 9-20, or $1,080. If the net farm income was only 
$1,800, A would then receive the same 11-20, but i t  - 
would amount to only $990 ; and in like manner B would 
receive 9-20, or $810. 

"The same principle would apply whatever 
amounts were actually invested by either party, and the 
actual investment can best be determined 'by an invkn- 
tory agreed upon by both parties a t  the beginning and 
end of each lease term. Permanent improvements 
taxes, etc., should be paid by the owner, the same as  
under the usual methods of renting. 

" ~ h k  proposal of Dr. Miller as  outlined above 
comes more nearly to approximate fairness between 
the different classes of farming as well as proffering a 
more systematic method of determining a division of 
the returns from the farm operation. For instance, 
under the old share system the tenant who raised hay 
and sold i t  made more for his labor than the tenant who 
raised large fields of potatoes, because the latter tenant 
was compelled by the necessities of the crop to expend 
a greater amount of labor and for this he does not 
secure an adequate return. Under the system proposed 
by Dr. Miller the labor in both instances would be cap- 
italized and the tenant who raises intensive crops that  
are liable to increase the general farm income would 
receive a more equitable share in the increase due to  
the greater amount of labor he has e~pended."~ 

The labor income of tenant farmers under this system of 
tenure and in typical sections of the country will be summar- 
ized from available data taken from reliable sources. 

1Hoard's Dairyman, Volume 51. N o ,  10, page 437, for March 31, 1916. 
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The Tenant's Labor Income in the Cotton Belt. 

In the study of the tenant system of farming in the Yazoo- 
Mississippi Delta made by E. A. Boeger and E. A. Golden~veiser 
of the Federal Office of Farm Management, important data on 
farm labor income have been secured. The Yazoo-Mississippi 
Delta is a large area east of the Mississippi River and extencling 
from just below Memphis on the north to Vicksburg on the 
south. It goes without saying, that cotton is the sovereign crop 
of this river valley land. It is typically a tenant farming area 
of the South. 
. From eight hundred and seventy-eight records, figures 

have been compiled to show the percentage of tenants under the 
various systems, making from $100 to $1,000 in labor income for 
a year's work. These percentages are expressed in the follow- 
ing table : 

Amount 
of 

Income 

These figures become more intelligible when compared with 
the interest returns on the landlord's capital, as shown in the 
following table : 

Percentage Having a Labor Income of not Less 
Than Each Specified Amount.1 

All Share Share 
Tenants / Croppers I Renters 

-- / .R:,"t",",s - 
95.6 1 90.2 
80.8 

61.9 63.9 
43.5 50.1 
26.4 1 3'7.0 
19.2 28.2 

21.8 't: 1 15.1 
3.7 11.1 
3.0 1 8.4 

98.0 
94.0 
82 .O 
59.9 
36.1 
22.1 
15.0 
10.6 
6.7 
4.5 

I 3.5 

98.9 
97.1 
84.3 
56.6 
24.6 
10.1 
5.1 
2.4 
1 .O 
0.5 
0.5 
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Average Rate of Interest on Landlord's Invest- 
ment on Holdings of Tenants in Each Speci- 
fied Labor-Income Group.1 

"The share-cropping system is the safest for the 
tenant. The share cropper is practically assured of av- 
erage wages for his work, but he rarely makes a large 
income. . 

Class 
of 

Tenants 

"The share renter fails more frequently to make 
even a bare living, but has a better chance to make a 
good income than has the share cropper. 

V) 

"The cash renter runs still greater risk of failure 
but has the greatest opportunity of making a labor in- 
come of not less than $1000. 

All Tenants . . . . . . . . . 10.6 7.0) 5.5 8.2 12.7 13.2 9.61 10.2 
Share Croppers . . . . . . 13.6 1.1 3.1 8.7 15.5 19.8 18.2 25.7 
Share Renters . . . . . . . 11.8 7.1 8.0 9.2 12.4 13.3 14.8 16.6 
CashPenters  . . . . . . . .  1 8 . 4  5.4 6 .  6.4 6 . j  6.d 7.1 

"The average labor income for share croppers was 
$333; for share renters, $398; for cash renters, $478. 

"From the point of view of the landlord the sit- 
uation is reversed. He is assured of a return of be- 
tween six and seven per cent. on his investment when 
the land is operated by cash renters no matter what the 
yield or the tenant's labor income may be. 

"When the land is worked by the share croppers or 
share renters the landlord's rate of interest often falls 
below six per cent. but when the yield is good and the 
tenant makes a good return the rate of interest some- 
times rises to more than three times that  amount. 

"It appears on the whole that the landlord can 
make better money on the average, when he rents his 
land on some system of shares. The average rate of 
interest received by the landlord from share croppers 
was 13.6 per cent. ; from share renters, 11.8 per cent. ; 
and from cash renters, 6.6 per cent. 

"The holdings of share croppers a re  considerably 
smaller, on the average, than those of share renters or 

--a 

1Bulletin No. 337, U. S- Department of Agriculture. 
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of cash renters, and there are few share croppers hav- 
ing as much as twenty-five acres in cotton, while about 
one-third of the share renters and of the cash renters 
have a t  least that acreage. The labor income of a ten- 
ant increases directly with the increase in cotton acre- 
age, but the rate of interest on the landlord's invest- 
ment appears to be but little affected by the size of the 
holdings. . 

"The principal factor in determining the amount 01 
the tenant's labor income and the rate of the landlord's 
profits in this region is the yield of cotton to the acre 
The relationship between yield of cotton and labor in- 
come, however, is much closer on cash renters' farme 
than on those of share croppers, while the effect of yield 
on the landlord's profits is more important under the 
share-cropping or the rent system. 

"The tenant's incentive for securing a good crop is 
consequently greater among those who rent for cash 
but, on the other hand, the landlord is more directly in- 
terested in the magnitude of yield on the land of his 
share croppers." 

An economic study of farming in Sumter County, Georgia, 
made by H. M. Dickson and H. W. Hawthorne of the Federal De- 
partment of Farm Management, brings out similar data with ---" 
erence to the labor income of farm tenants. Sumter Coun 
strictly in the cotton section and does not differ essential] 
this respect from the Yazoo-Mississippi delta. However, ,LI, 

conditions of soil and climate are somewhat different, but the 
influence of cotton production on labor income is the predomin- 
ating consideration. In this particular county, there were found 
to  be five hundred and thirty-four farm operators. "There were 
found to be 299 farmers owning a part of the entire farm oper- 
ated; 268 of these farms were owned by white and 31 by colored 
farmers; the other 235 farms were operated by tenants, of which 
49 were white and 186 colored"l 

In this study i t  has been found that the size of the farm 
enterprise has an important bearing on the tenant labor in- 
come. The following table and the interpretation that follows 
the table explains the influence of this factor: 

1An Economic Study o f  Farming i n  Sumter County, Georgia, page 10, Bulletin No. 
U. S. Department of Agriculture. 
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Area, capital, receipts, expertses; and income on farms of dif- 
f erent tenures. Sumter County, Ga. 

Whitei . . . . . . . . . . . . . . . . . .  
. . . . . . . . . . . . . . . .  I 

Owners 
. . . . . . .  

1601 158 $13,773 $4,097 $2,555 $1,5421$ 853 
Owners additional 168 10,521 4,594 2,796 1,7981 1,272 
Owners part  rented out . . ,394 26,883 6,400 3,963 2,437 1,093 
Tenants ................ 85 890 1,572 980 

Colored : 
Owners . . . . . . . . . . . . . . . .  95 5,984 1,659 977 682 383 
Owners additional . . . . . . .  111 77 3,043 1,646 539 

592  547 

Owners part  rented cut . . .  8; 307 15,998 3,107 1,812 1,295 495 
Tenants . . . . . . . . . . . . . . . . .  186  59 481 902 312 

"The 160 farms operated by white owners, having 
an average of 158 acres of tilled land and with an in- 
vestment of $13,773, returned an average farm income 
of $1,542. Deducting interest on investment the 
owners have left, on the average, $853 as labor in- 
come. Deducting from the farm income the value of 
the farmer's labor, these farms show a return of 8 per 
cent. on investment. 

"There were 38 farms operated by white owners 
renting additional land. On the average these men op- 
erated 168 acres of tilled land, but owing to  30 per cent. 
of the farm area being rented, the average investment 
of these men was lower than that of the 160 owners. 
The average investment on these farms was $10,521, 
with a farm income of $1,798 and a labor income of 
$1,272. 

"The 70 farms operated by white owners renting 
a part of their farming land out were the largest farms 
found in this study. These farms averaged 394 tilled 
acres, of which 41 per cent. was rented out. The invest- 
ment averaged $26,883, labor income $1,093, and 
;erest on investment 7 per cent. 

"Forty-nine of the farms were operated by wl 
benants. These farms averaged 85 acres of tilled 1;--- 
and with an average of $890 capital they returned a. 
farm income of $592 and a labor income of $547. Sev- 
2ral white tenants were found in this area who owned 
.small farms, but who, in order to do a larger business, 
had leased their own farms and were operating large 
rented farms. 

''It will be noted from this table that  in all classes 

in- 
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of tenure the farms operated by colored farmers are 
smaller than those operated by white farmers of the 
same tenure. 

"Thirty-one of the farms were owned by colored 
farmers. Of this number 12 were operated as owner 
farms, with an average size of 95 tilled acres; average 
investment was $5,948; farm income, $682; and labor 
income, $383. Eleven of the farms owned by colored 
farmers were operated with additional land rented. 
These farms averaged 77 tilled acres, of which 26 per 
cent. was rented additional: They had an average cap- 
ital of $3,043, a farm income of $691, and a labor in- 
come of $539." 

"The remaining 8 farms owned by colored farmers 
were operated as owners renting out part of their land. 
These farms averaged 307 acres of tilled land of which 
45 per cent. was rented out. The average capital in- 
vested was $15,998, which returned them a farm income 
of $1,295 and a labor income of $495. 

"The 186 colored tenants, as previously stated, 
were operators responsible for the entire operation of 
the farm. They farmed on the average of 59 acres, and 
with $491 capital realized a farm income of $336 and 
a labor income og $312. It is doubtful whether on the 
average, these men make any higher profits than the 
share croppers, as under the share-cropper system the 
profits of the land owner are dependent upon the 
quality of the crops grown by the cropper. The most 
desirable feature of the tenant system, from the stand- 
point of the tenant, is that in the main he is emanci- 
pated from the directing authority of the landlord and 
thus has more liberty than the share cropper to do as  
he likes."l 
A farm management study of cotton farms of Ellis County, 

Texas, which is a typical cotton county in that state brought 
out some interesting results with reference to labor income. In 
this study it  was found that every operator with less than $4,000 
capital is a tenant, while every one with more than this invested 
in the farm enterprise is an owner. It is interesting to observe 
from this study that tenants with an average capital of only 
$1,200 made nearly as  much as owners with $10,000, while tenarc- 
with $2,500 invested made greater incomes than owners with 
investment four times as  great. "These figures indicate cleai 
that an operator with small capital can make a much better 
come as a tenant than as an owner."2 
IAn Economic Study of  Farming in Sumpter County, Georgia, pages 17 and 18. Bulletin 

No. 492, U. S. Department of Agriculture. 
2Bulletin 659, page 17, U. S. Department of Agriculture. 
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The following table summarizes the data with reference to  
this situation : 

t i o n  of cap i ta l  invested by  farm operator  t o  income of t h e  
operators of owner  a n d  tenan t  f a r m s  (79 f a r m s ,  

E l l i s  Coun ty ,  Texas, ,1914) . 

This table shows that for Ellis County a tenant farmer op- 
erating with relatively small capital has the advantage over the 
land owner with reference to the size of the labor income. This 
is not peculiar to this situation. Similar results have been found 
wherever farm management surveys have been made. For exam- 
ple, similar results are contained in a survey made in Chester 
County, Pennsylvania. The following table is quoted as a basis of 
comparison with the situation in Ellis County, Texas : 
Sizes of owner  a n d  tenan t  f a r m s  and  a m o u n t  of income o n  502 

F a r m s  in Chester Coun ty ,  P e n n s y l ~ a n i a . ~  

~ ~ e r ~ t o r ' s  
Capital 

I Owners Tenants 

Owner Farms  Tenant Farms  
m 

1Bulletin 659, page 17, U. S. Department of Agriculture. 
Zlbid, page 18. 

Amount Capital 

$ 1,000 and less ........ 
$ 1,001 to  $ 2,000 . . . . . . .  
$ 2 , 0 0 l t o $ 3 , 0 0 0  . . . . . . .  
$ 3,001 to  $ 5,000 ....... 
$ 5,001 to $ 7,000 . . . . . . .  
$ 7,001 to $ 9,000 . . . . . . .  
$ 9,001 to $11,000 . . . . . . .  
$11,001 t o  $14,000 ....... 
$14,001 to $17,000 ....... 

........... Over $17,000 

$13,4531$1,212 $ 751 
20,7981 2,3751 1,157 

.polo to $1,966 ..... 
$2,015 to  $3,237. ... 
$4,709 to  $13,665. . 1 15 
$14,203 to $19,548. . 17 
$21,106 to $41,360. . I  5 

b 2 z 2 
5: 
ZL 

3 
11 
33 
60 
67 
55 
66 
47 
36 

i $ I$ I 28 91 
14 131 6ol 10,112 

8501 1 89 17,088 1,398 
141 31,100 2,278 
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In the fourth capital group, ($3,000 to $5,000), i t  will be 
seen that  the majority have become owners in spito of the fact 
that  the average income of owners in this group is only $521.00, 
while that of tenants with similar investments is $1,574. Only 
six operators with as much capital as  $5,000 chose to remain ten- 
ants. All farm operators whose capital exceeds $9,000 have 
chosen to become home owners instead of tenants. The ques- 
tion naturally arises, why do farm tenants choose to buy farms 
when their labor income is larger as tenants, where relatively 
small capital is invested? It is rare to find a tenant farmer who 
is satisfied to remain a landless farm operator. Land-hunger, in- 
dependence of landlord, and other considerations cause the ten- 
ant  farmer to choose a relatively smaller income in order to se- 
cure the compensating advantages of owning a farm. 

The Tenant's Labor Income in the Grain Belt. 

Taking another typical section of the country, we find quite 
a difference in the amount of the farm tenant's labor income. 
The best study that has been made relates to Iowa, where im- 
portant data have been ccllected and analyzed by Mr. 0. G. Lloyd 
of the Farm Management Division of the Agricultural Experi- 
ment Statior~ of Iowa State College of Agriculture and Mechanic 
Arts. He found that profit depends on the amount of capital 
employed, on the size of the farm, on the amount of farm ma- 
chinery and live stock used per acre, on man-power per acre, 
and on the type of farming. The tabulated results with refer- 
ence to the size of the business is indicated by the following: 

E f f e c t  o f  Size of  Business on  Tenant's 
Labor Income. 

Total Capital 

......... Less than $20,000. 
........... $20,000-$29,999 
........... $30,000-$39,999 

$40,000-$49,999 ........... 
$50,000-$59,999 ........... 
$60,000 and over. .......... 

No' of Farms 

17 
34 
28 

9 
16 
10 

Tenant's 
Labor Income 

$ 466 
1080 , 

1286 
1253 
1750 
2476 
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"The records gathered from 144 tenant farms 
visited in this investigation show that the largest farm 
business produces the highest labor income. That is, 
when farms are classified according to  size of business 
as in table I, i t  appears that  farms with a capital of 
$60,000 and over make five times the labor income ob- 
tained on farms with less than $20,000 capital, after 
all expenses are paid, which includes rent, 5% per 
cent. interest on the tenant's capital, and an allowance 
for unpaid family labor. All the 114 tenant farms in- . 

cluded in this table follow general live stock or grain 
f arming."l 

It is seen from these data that on grain farms operated by 
tenants the results are different from those operated in the cot- 
ton belt. Lloyd also appraises the influence of tenants and tools 
as a factor in the tenant's labor income with the following 
results : 

Ef lect  of D i f ferent  A m o u n t s  of W o r k  Horses a n d  Tools  o n  La- 
bor Income W h e n  F a r m s  A r e  F i r s t  Sor ted  Ac-  

co rd ing  t o  S ize of Farm. 

I 

I i I 
175 to 259 acres. . . . . I  23 I Less 'than $7 5.55 / 1,096 1 21 : $7 and over 9.91 1 1,379 

I 

Size of Farm 

260 to 499 acres. . . . . / 16 Less than $6.50 1,313 
1 1 $6.50 and ovel 

"In each group of farms of the same size those 
farms with the more work horses and tools per acre 
produced the higher labor income. Comparing the three 
groups of farms of different size, the labor income in- 
creases directly with the increase in the size of the 
farm. I t  is generally conceded that more work horses 
and tools per acre are required on small farms than on 
large farms as shown in table 11, but i t  is not gen- 

100 to 174 acres. . . . . 12 Less than $10 $ 7.43 1 $ 736 1 15 1 $10 and over / 13.62 1 1,233 

%, 
O E 
6 2 
Z k  -- 

iBulletin 159 of the Agricultural Experiment Station. Iowa State College on Farm Leases 
in Iowa, page 159. 

WorkHorsesand 
Tools per Acre 
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erally recognized that the use of more work horses and 
tools per acre is profitable on large as well as small 
farms. 

"One reason for more work horses and tools per 
acre being profitable is the greater relative advance in 
recent years in rent than in the price of work horses 
and tools. Therefore i t  is cheaper to use a large amount 
of horse and tool labor to each acre of land."' 

.An interesting observation that does not appear elsewhere 
in the literature of this subject, is the influence of man-power on 
the tenant's labor income. This is shown in the following 
table : 

M A N  L A B O R  P E R  A C R E .  

E f f e c t  o f  D i f f e ren t  Amoun t s  o f  M a n  Labor o n  Labor Income 
W h e n  Farms A r e  First  Sorted According to  

Size of Farm.= 

Size of Farms 

"In each group of farms of the same size, those 
farms with the more man labor per acre produced the 
larger labor income. Value of man labor includes wages 
for hired labor and cost of board and the value of labor 
done by the operator and his family.'?2 

100 to 174 acres . . . . :I 12 
j 15 

175 to 259 acres. . .' . I  24 

260 to 499 acres . . . . / 16 
I 

Finally, in this study a summary is made of the influence 

* * 
O E 
d $ 
zL4 

of the type of farming on the tenant's labor income with the fol- 
lowing results : 

Man Labor per q E  3 
0 a 

Acre 

Less than $4 
$4 and more 
Less than $3.50 
$3.75 and more 
Less than $3.50 
$3.50 and more 

1Lloyd's Farm Leases in lowa, page 161. 
2Zbid. page 162. 

$ 3 . 1 5 1 $ - 2 -  
4.97 1,188 
2.97 / 1,173 
4.47 1 1,302 
3.91 1 1,345 
3.92 1 1,731 
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TYPE OF FARMING. 

Relation Between Type of Farming, Crop Yields and 
Labor Income. 

rn 

a & $  d.58 Animal Units* ,, g g E a per 100 acres 

Lessthan6.7  ................. 1 7 1 5.0 1 88.1 1 35 1 $ 485 

*An animal unit is a cow, horse, 5 hogs, 7 sheep or 100 chickens, based 
on the amount of feed consumed and the amount of manure produced. 

"The live stock farms produce the highest yields of. 
corn and the largest labor income. The last group of 
farms, with five times more animal units per 100 acres 
than the first group, produces one-half more corn per 
acre and three times the labor income."" 

The general conclusion from these data in the study made by 
Lloyd is as follows : 

"Tenants with the most capital make the largest 
labor income and remain on the same farms the longest 
period. of years. 

"The roaming farmer regards a large amount of 
capital as a positive hindrance to him, for a t  moving 
time he must either sell as a sacrifice or move a t  heavy 
expense. 

"Such a wanderer cannot hope to make a large la- 
bor income for he lacks the work animals, tools and 
productive live stock for successful farming. He can- 
not afford to seed clover or alfalfa or follow a cropping 
system which will maintain high yields, for he does not 
intend to stay long enough to reap the benefit of such 
work. He is a grain farmer who works hard during the 
summer but sells all his grain a t  harvest time and does 
very little until the following spring, except trade , 
horses and do a few chores about the barn. 

"One reason for the shifting of tenants who have 
small capital is the fact that the majority of them are  

1Lloyd's Farm Leases in loma, page 162. 
2Zbid. page 163. 
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doub 

young men who wish larger farms as  they accumulate 
sufficient capital and experience to operate a larger bus- 
iness. The stock share method of renting enables the 
young tenant without adequate capital and mature ex- 
perience to operate a large business from the beginning. 
This method will be discussed later in connection with 
"'"-rent methods of renting. Briefly the tables just 

n show that:  
Farms with double the amount of capital produced 
le the amount of labor income. 
The advance in the price of land caused' awners 

to enlarge their farms in order to  get the rise in price. 
Large farms used labor more efficiently than small 

farms and had less per acre, but in each group of farms 
of the same size those with the highest labor cost made 
the highest labor income. I t  is probable that farms in 
well improved areas may employ more labor in 'gentle- 
man farming' than is most economical. 

Live stock farms with about four times as  many 
animal units per acre as grain farms made about four 
times the labor income and produced one-half more corn - 
-per acre. 

The group of tenants with five times the capital of 
the smallest capital group remained on the same farms 
nearly three times as long and made more than eight 
times the labor income."' 

The Tenant's Labor Income on Truck Farms. 

In a study made by Mr. Howard A. Turner in the summer 
of 1914 in a truck farming area in Southern New Jersey, he 
found that the method of renting in most common use is the 
one-half share system, under which the tenant furnishes labor, 
teams, stock, and tools, and gives as  rent one-half the grain and 
one-half the returns from truck and other crops sold, but none 
of the receipts from live stock. A few farms rented for cash, 
and occasionally one for a share other than one-half. The labor 
income on this type of farm shows the same tendencies as  those 
on cotton and grain farms. 

l lb id ,  page 165. 
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Size of owner and tenant fa?-ms and amounts of income on 502 
farms i n  Chester County, Pa. 

It is interesting to observe that the profit per acre increases 
until the ten-year period is reached. In other words, the tenant 
seems to increase in efficiency during the first ten years of his 
experience as a tenant farmer. But i t  is significant that  the 
profit per acre drops from $5.70 to $3.45 when the period of ten- 
ancy is extended from I1  to 15 years. It does not appear from 
this study that there is any uniform decrease when the period of 
tenancy is extended beyond fifteen years. The avaliable data 
on this point are rather limited, but many observations made in- 
dicate that the efficiency of the tenant tends to decrease as his 
prospects for acquiring a home become less encouraging. 

Amount of Capital 

$1,000 and less ................ 
$1,001 to $2,000.. ............... 
$2,001 to  $3,000..  .............. 
$3,001 to $5,000 ............... 
$5,001 to $7,000. ..... : ......... 
$7,001 to $9,000..  ..... . . 
$9,001 .to $11,000.. .... . . 
$11,001 to $14,000 . . . . .  . . 
$14,000 to  17,000 ..... . . 
Over $17,000 . . . . . . . . . . . . . . . . .  

Relation of Labor Income to Period of Tenancy. 

Turning to another aspect of this question, i t  is interesting 
to observe that there seems to be a direct relationship between 
the period of tenancy and the labor income. In a farm manage- 
ment study made by O._R. Johnson and W. E. Foard of the Uni- 
versity of Missouri, four townships in West Johnson County, 
Missouri, were surveyed and among other data collected was 
some information on this topic. The following table summarizes 
the results obtained : 

Owners . 1 Tenants 

1Bulletin No. 411, page 18, U. S. Department of Agriculture. 

3 
11 
33 
60 
67 
55 
66 
47 
36 

19.5 
21.7 
37.1 
57.7 
71.1 
94.2 

109.6 
123.4 
163.0 

$ 424 
640 
815 

1,574 
2,578 
3,276 

42.2 
94.7 

123.9 
147.3 
162.8 
136.0 

19 
$ 1221 46 

223 
521 
819 
994 

1,169 
1,641 
2,035 
2,583 

34 
19 

4 
2 
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Relation of  Period of Tenancy to  Profit 
Per  Acre.l 

Period of Tenancy 1 ef2ait I per Profit *ere 
- - -- 

2 years or less 21.6 years 
3 to 5 years . . . : : : : : 1 29.7 sears 

Based on the facts developed in these tables, three factors 
enter into the determination of the farm tenant's labor income as 
follows : 

If there is over-capitalization, the landlord's income is either 

6 to 10 years . . . . . . 
11 to 15 years . . . . . . 
Over 15 sears . . . . . . 

reduced by the amount of the excess, or the tenant's labor in- 
come is partially diverted to the payment of interest on this 
over-capitalization. Exactly the same results follow if the land- 
lord pays a higher price for land than its productivity justifies. 

The second factor relates to the quality of the business. 

34.9 years 1 5.70 
39.2 years 
49.4 years 

By quality is understood (1) land of good productive powers that 
will yield reasonable returns on the capital and effort expended, 
and (2) live stock that will yield good returns on .the cost of 
their feed and the labor expended in their care." 

The third factor relates to diversification. The agricul- 
tural income is clearly influenced by the system of farming that 
is practiced. The extent of the influence of this factor will be 
discussed more fully in the next chapter on "Methods of Financ- 
ing Tenant Farm Operations." Diversification increases the 
sources of income and gives the farmer greater financial inde- 
pendence. - 

In the economics of farm enterprise, little consideration has 
been given to these factors. Capital investment, soil fertility, 
the  number of animal units, and crop rotation, are inter-related 
elements. But they have not been recognized as such, and the 
business aspects of farming has suffered as a consequence. The 
labor income, therefore, of the farm tenant has been left to 
c' 

lLand Tenure page 101. 
2See ~ohnson')s Successful Farm Organization, page 21, Bulletin 142 of the Agricultural 

Experiment Station, University of Ohio, ( 1916). 
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Conclusion. 

The available data with reference to the labor income of 
tenant farmers indicate. that many factors enter into the de- 
termination of the income. I t  is equally evident that little ef- 
fort has been made to combine those economic factors that  tend 
to secure adequate farm income for the small and dependent 
farmer. Three factors stand out as significant in this problem. 
They may be briefly stated as follows : (1) The number of acres 
cultivated and the type of crop production must be sufficient to 
get the greatest efficiency out of men and implements ; (2) there 
must be an adequate amount and proper distribution of capital ; 
and (3) a system of farming must be adopted that yields the * 

largest returns on productive labor expended. 

It is quite apparent that in many cases the tenant has been 
cultivating an acreage too small to yield an adequate labor in- 
come. He has not had a man-size job. There has not been 
proper adjustment of work stock, tools, and men to the units of 
cultivation. I t  is equally obvious from the available data that 
the landlord has not adjusted the capital investment in build- 
ings and improvements to the units of farm acreage cultivated 
by his tenants. 

AS we naturally expect, the character of crop production 
causes a rather wide variation in the amount of the capital in- 
vestment and the acreage required to yield a satisfac- 
tory income to the landlord on his investment and to the ten- 
ant farmer for his labor. For example, the capital in- 
vestment is relatively small for truck farms. This is 
what we would naturally expect. I t  is not possible, therefore, 
to determine abstractly the amount of capital investment and 
the average area of each farm as a means of determining an 
adequate farm income. These elements not only vary with ref- 
erence to the different types of farms, but there is considerable 
variation in the size of income and the area of each farm in the 
same section where the character of crop production is quite 
similar. Experience alone can determine these questions with a 
reasonable degree of satisfaction. 



CHAPTER XII. 

INFLUENCE OF LAND VALUES ON FARM 
TENANTRY. 

Economists have pointed out the fact that we cannot 
measure land supply in terms of value. The increasing price of 
farm land merely indicates that farming has become a more 
desirable form of investment. The real measure of the benefits 
of agricultural lands is its productivity rather than its area. 
The social function of land is to produce crops that supply t7 
needs of mankind. A bushel of wheat will go no further when 
is worth two dollars than .when it  sells for only one-half t h  
amount; 

The agricultural lands of the nation must largely su 
ply the food and clothing for the entire population. The co 
stant concern, therefore, of a people is to increase the supply 
farm land as rapidly as the population increases. The only 0th 
alternative, of course, is to offset the difference by intensive CI 

tivation as a means of maintaining the normal increase of pr 
duction required to supply the needs of a growing populatio 
It is a well known fact that our population has grown rapid1 
while the geographical area of the United States has remainc 
about the same. No accession has been made to the co. 
tinental area of the United States since the Civil War. Much ( 

our lands have been unoccupied and large sections have remain( 
in forest and undeveloped prairies. In other words, the wise 
utilization of our land possessions has not been seriously co: 
sidered until very recent times. The fundamental question thr 
enters into this discussion is : Have we added new farms rapid 
enough to keep pace with our increasing population. The fc 
lowing table taken from King's T h e  W e a l t h  and Income of tl,, 
People o f  the United S t a t e s  will help us to answer his question : 

A* 

of 
er 
xl- 
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Land in Farms  in the  United States .  
(Outlying possessions excluded.) l 

Census 
Year 

Total Acreage 
in Farms 

Average of Farm Land per person -- 

For Persons Liv- For All Persons 
ing on Farms in the U. S. 

31.17 12.66 
32.13 1 12.95 

A glance a t  column four of the abo;e table shows that there 
has been a decrease, but i t  is remarkably small. 

The possibility of the land shortage for agricultural pur- 
poses and the increasing cost of farm products has stimulated 
the demand for land. In many cases the price that is being paid 
for farm land is out of all proportion to  any prospect for a rea- 
sonable return on the investment. The promise that a good 
farm will provide an independent living for a family has often 
been the determining factor in land purchase, and often this 
consideration has out-weighed the investment motive. If the 
p~xrchase price of land is considered in the light of the average 
price of the annual yield of produce, i t  will be seen that,  in many 
cases, the returns will not net over two or three per cent. 

But the purchase price of farm lands a t  such prices is ob- 
viously impossible if the land is to be paid for out bf the  profits 
of the farm enterprise. I t  is only possible to buy land above in- 
vestment prices in cases where surplus capital, derived from 
other sources, is available for the purpose. The competition for 
land in recent years has been largely due to the diversion of cap- 
jtal from industrial to agricultural enterprises. This tendency 
has been the result of a decrease in the opportunities of profit- 
able investment in industrial establishments and the abnormal 
risk that such investments involve. The disposition of Congress 
and the legislatures of the several states to exercise by law an 
increasing control over industrial enterprises, has also been a 
factor in determining the tendency of capital to secure land as  
a profitable investment. The inevitable consequences of this 

lChap ter  3, page 23. 
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movement has been a rise in land values. This situation also ex- 
plains the large increase in the number of farms in the last de- 
cade and the rapid improvement of farm lands. At the same 
time, the landless class without capital is placed in a precarious 
position by this movement. It is becoming increasingly diffi- 
cult for a farm tenant, who must depend entirely on the savings 
from his farm profits with which to purchase his farm home. 
This may be assigned as one of the direct causes of the increase 
in tenantry in the United States. 

An editorial in Wallace's Farmer, explains this situation as 
follows : 

4 

"The causes of landlordism are obvious, and with- 
in the knowledge of every person who has reached mid- 
dle age. The cure is not so obvious; but as the causes 
are economic, so will the cure be. There was no land- 
lordism in the West when land was cheap, because it 
was easy for an industrious man to get a farm of his 
own. Some far-seeing capitalists, and some of them 
from the Old World, bought up large tracts of land, 
evidently intending to found great estates. But the 
advance in taxes and the habit of taxing raw land a t  
the same rate as improved, soon compelled them to sell 
or else put i t  in cultivation. Bonanza farming pros- 
pered, and then disappeared from economic causes. 
Landlordism has increased rapidly since the days of 
prosperity, due, some Republicans claimed, to the elec- 
tion of McKinley, but really due to the exhaustion of the 
public domain and the advance in the price of farm 
products: 

"Then sprang up three classes of landlords : First, 
the retired farmer, who was tired, and his wife more 
so, and moved to town, renting his farm. The greater 
the advance in the price of land, the more farmers 
moved to town. The farmer knew that he was making 
more money even while he slept than he ever did work- 
ing, and that  because of the advance in the price of 
land, about 10 per cent. per annum on an average for 
the last fifteen years. 

"Business men then began to see that there was a 
clear four per cent. income by investing in farm lands, 
and they began to  salt down their profits from business. 
Knowing nothing about farming, they rented the farms 
they had bought. Then men of a speculative tempera- 
ment began to realize the full significance of the ex- 

. haustion of the public domain, and the prevailing pros- 
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perity, and they began to speculate in lands. The 
longer the price of land advanced, the more sure they 
were that it would continue to advance. These men al- 
most invariably rented their lands; and we have three 
classes of landlords."l 

An attempt will be made to appraise more definitely the re- 
lationship between the .increased value of farm lands and the 
increase in the percentage of farm tenantry. The farm tenant 
who seeks to purchase his own farm home and who must depend 
on the savings from his personal profits is confronted with one of 
three possibilities. (1) In the first place, i t  may be possible for the 
farm tenant to accumulate profits from his individual efforts in 
such proportions as to offset the increasing value of farm lands. 
This is only possible when he is operating a farm under a liberal 
lease and the price, as well as  the amount of his product, helps 
to make his farming a profitable business. But even under these 
conditions, the amount of capital necessary to finance the pur- 
chase of a farm may make his period of tenancy longer. 

The evidence of this fact is to be seen in the late age that  
tenants become home owners. The available data on this point 
are not very abundant, but they are sufficiently adequate to sus- 
tain the contention that tenants are purchasing farms a t  a contin- 
ually later age in life. Vogt submits statistics supplied by the 
United States census for Butler County, Ohio, to show that 
sixty-five per cent of the tenants were thirty-five years of age 
or over. There were more than thirty-five per cent. of these who 
were over forty-five years of age. The following table shows 
the facts : 

IWallace7s Fanner, Volume 41, No. 3, page 76, for January 2, 1916. 
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Farmers Classified According to Tenure and Age G.i-oups, 
Butler County, 0hio.l 

Number 
rear  1 

Total I Owners / Tenants 1- Total 1 Own 

5 and ove 
nknown 

All ages . . . . .  . .  24 and under. 
25 to 34 . . . . . .  
35 to 44 . . . . . .  
45 to 54 ...... 

ants 
2288 1220 

61 / 11 
85 gi 2 5 1  

603 363 

Vogt calls attention to the fact "that 71.1 per cent. of the 
owners are forty-five years of age or over, while but 35 per cent. 
of the tenants belong to this group." 

A study made by 0. G. Lloyd in the state of Iowa in 1915 
supports the statistics in the above table. He says: 

55 to 64. 1 282 

"To obtain greater economic independence re- 
quired more years of saving before ownership now than 
formerly. Hence, the age of ownership today is about 
six years later in life than it  was twenty-five years ago. 
Farmers make their first payment on land now a t  the 
age of 34, while 25 years ago ownership was obtained 
a t  28 years of age. While ownership is now postponed 
to a later period in life, the net worth of the present 
owner a t  the time of purchasing is nearly three and 
one-half times the net worth of the purchaser 25 years 
ago. So while i t  requires much larger savings now to 
make the first payment on a farm, the tenant accu- 
mulates wealth much faster now than he did form- 
e r l ~ . " ~  

This point is touched upon by Mr. Charles B. Austin in a 
study in Texas. He found the same tendency to exist. In a 
personal investigation of thirty men in a typical county in Texas 

. the following facts were developed: "Six men who have been 
in the county respectively, 10, 12, 20, 5, 18, and 25 years, have 
been renting for like periods of time. Thirteen men, including 

1Introduction t o  Rlcral Sociology, Chapter 5,  page 79. 
zIowa Experiment Station Bulletin No. 159 on Farm Leases i n  Iowa, page 171. 
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with t 
an avc 

,> 

the six just named, have an average period of tenancy of over 14 
years. The personal opinion of one person who is acquainted 

his country is that this period would not be fa r  wrong a s  
!rage for the entire country."l 

(2) The second possibility is in the case where the rise of 
land values is exactly counterbalanced by the increase in the val- 
ue of farm products, or where a sufficient increase in production 
is secured by scientific cultivation, or for other causes, to  in- 
crease profits that would maintain this uniformity. If profits 
increase exactly in proportion as land values rise, no effect would 
be produced with reference to the tenant's ability to  purchase a 
farm home. Farm tenantry under this condition would be nor- 
mally maintained. 

This situation is a matter only of academic interest for i t  
could hardly exist except in individual cases. No community or 

n equili 
o upset 

geographical section could maintain such a. brium of eco- 
nomic forces. The influences that tend tl this equilib- 
rium are intricate and uncontrollable. An increasing demand 
for farm products causes an increase in price. This usually re- 
sults in an increase in the agricultural population, who intensify 
the competition for land. This causes commercial rent to rise, 
which is rarely based on or related to farm profits. These 
counter-acting forces constantly tend to upset the balancing in- 
fluences of land values and adequate profits with which to  pur- 
chase land. 

(3). The third possibility occurs when the rise in land val- 
ues is out of all proportion to the value of farm products. In 
this case, the tenant is hopelessly out of the race for the goal of 
home ownership. He not only fails to hold his own or finds him- 
self merely extending the period of his status as a tenant, but 
his situation grows more hopeless each day with reference 
to his possibility of acquiring a home. His labor income is barely 

1Studies i n  Farm Tenantrv in Texas, Chapter 8,  page 125. Bulletin No. 21 of the Uni 
versity of Texas. 
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sufficient to sustain his family in meager circumstances. There 
is no opportunity for setting aside a small surplus from year to 
year to apply toward the first payment on a farm. The rapid 
increase in farm tenantry in many sections of the country is di- 
rectly traceable to this condition. 

In a very carefully prepared report on land holdings in 
Southern California made by the commission selected with spec- 
ial reference to their ability to study this question, we obtain 
important information on this point: 

"In Ventura County the recent enormous rise in the 
market price of lima beans might have been expected 
to lessen the gap between the price and the productive 
value of the land; but with each leap in the price of beans 
the price of land has taken a corresponding advance. One 
may hear on good authority, in that country, of an owner 
refusing $1,000 an acre for the best land. In San Diego 
County i t  is a common saying that no farmer can pos- 
sibly pay 5 per cent. interest on deferred payments on 
the market price of local farm land and make a living. 
In every southern county the seeker of farm land is 
confronted with prices which he knows, if he pays them, 
involve grave risk to himself in the attempt to  get com- 
mensurate results from the soil. When he pays these 
prices he does so because, for other than strictly eco- 
nomic reasons, he has fixed upon some particular locality 
for his homestead he is willing to take the gambler's 
chance with a dubious in~estment ."~ 

The report eipresses the view that not only the climate but 
also the optimism of California is capitalized and forms a large 
element in the price of land. There are no uniform traditional 
terms -and conditions. of sale. The terms depend rather "upon 
the land hunger or financial ability of the purchaser, the need or 
the momentary purpose of the seller, or the caprice of either." 
The report observes further that "tenantry is on the increase 
and will further increase as the difficulty of securing wage labor 
becomes more pronounced. I t  does not follow, however, that la- 
borers become tenants and that tenancy is merely a step toward 
independent farm ownership. 

lSee the Review of the Report on Land Holdings in Southern California in The Survey. 
for M a y  24, 1919, page 310. 
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The farmer who has taken one or more steps toward acquiring 
ownership is influenced by the increasing value of land. Most of 
the farm homes that are purchased by tenant farmers are fin- 
anced by making a small cash payment and giving vendor's lien 
notes for the balance of the stipulated price. The tenant farmer's 
ability to pay off the mortgage depends on the price of farm pro- 
ducts and seasonable years. A fall in prices increases his dif- 
ficulty in meeting his obligations. Professor Taylor calls atten- 
tion to t'he fact that: 

"When the price of wheat went down, about thirty 
years ago the price of land in England and in parts of 
the United States, went down more than half. Farmers 
who had purchased land and given mortgages often 
found their farms worth no more, and sometimes even 
less than the face of the mortgage. To pay the interest 
was a great burden, and many farmers were forced to  
sell, often for little more than enough to  pay the mort- 
gage. Thus i t  is seen that while the ultimate result 
of rising prices is to make i t  harder to acquire land- 
ownership, the immediate result may be the opposite, 
and again, that while cheap land is conducive to  land- 
ownership, the immediate effect of a lowering of land 
values is to reduce many landowning farmers, who 
have encumbered their lands with mortgages as  a 
means of buying land, to the ranks of the tenant 
class."l 

There is no doubt that this condition has been a fruitful. 
source of tenantry. The Tenant Farmer, a radical papez. that 
was published for a short time in Oklahoma, called attention to 
the evidence on this point. Under the heading "How Tenant 
Farmers Are Manufactured" attention was called to the notices 
of sheriff's sale of land as published in a local paper in a rich 
agricultural county of that state. The editor said that "every 
time the District Court meets . . . . . mortgages are fore- 

lAgricultura1 Economics, Chapter 12, pages 245 and 246. 
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closed and sheriff's sales confirmed and tenant farmers manu- 
factured." The editor of this paper testified before the Com- 
mission on Industrial Relations a t  Dallas, Texas, in 1915, that 
there were 200,000 farmers in Oklahoma, and 104,000 of this 
number were farm tenants. Eighty per cent. of the remaining 
96,000 were living on farms that were heavily mortgaged. There 
is no doubt that many farmers who start  on the road to farm 
ownership are compelled to turn back to tenantry because of de- 
crease in farm products or because of other adverse farm con- 
ditions. The increase in the value of farm land means that i t  
takes larger capital outlay to purchase a farm. This means, to 
the average farmer, that he must extend his payments over a 
longer period of time. In proportion as this time is extended 
and' the total capital outlay is increased, the greater are his 
chances of losing his farm after having made several payments 
ugon it. 

It should be observed, however, that  the higl 
of mortgaged farms is not necessarily an indicatio: 

itage 
there 

is a correspondingly high percentage of tenantry t racea~le  to it. 
The -fact is, there is little relationship between .them. Vermont, 
for example, shows a high percentage of mortgaged farms, but 
the percentage of tenantry in that state is low. The greatest 
number of mortgaged farms are found in Massassachusetts, Con- 
necticut, and Vermont of the New England States; New York, 
New Jersey, and Pennsylvania in the Middle Atlantic states; 
Michigan and Wisconsin in the East North Central group of 
states; and Missouri of the West North Central division of 
states.' The high prices of land largely explains the high per- 
centage of mortgaged farms. The economic conditions of farm 
life without regard to an abnormally high percentage of mort- 
gaged farms, explain the influence of the farm mortgage on ten- 
antry. The extent of the influence of the value of farms on the 

lSee Statistical Atlas o f  U .  S., 1914, page 59. 



Inf  luenee of Land Values on Farm'  Tenantry 155 

entage of farms operated by tenants is indicated in the fol- 
ng table, which gives the average value of farm land (ex- 
ve of improvements) and the percentages of farms operated 
mants for each geographical division for 1900 and 1910 : 

Value o f  Farms and the Percentage of Farms Operated by  
Tenants in All the Geographical Divisions, in 

1900 and 1910.l 

f Average Value 
Division i Per Farm 

i 

United States . . . . . . .  
. . . . . . . .  New England 

Middle Atlantic . . . . . .  
East  N. Central . . . . . .  

. . . . . .  West N. Central 
South Atlantic . . . . . . .  

. . . . . .  East  S. Central 

. . . . . .  West S. Central 
Mountain . . . . . . . . . . . .  
Pacific . . . . . . . . . . . . . . .  

Percentage of 
Farms  Operated 

by Tenats 
-- -- 

1910 1 1900 -- 
37.0 1 35.2 

I 

---- .. 

' the t' 
in fa 
East 

From the above table i t  will be seen that for the United 
!s as a whoIe farm values have increased and tenantry has 

IllLlcased. The value of farm land has increased in all geographi- 
cal divisions, and in five out of the nine geographical divisions 
tenantry shows an increase. The West Southern division that  
shows an increase of farm values of more than 100 per cent. in 

en year period also shows thi largest percentage of increase 
rms operated by tenants in the same period. But in the 
North Central Division, where the increase in farm values 

is about the same, the increase in farms operated by tenants is 
not so significant. 

That other influences are operating to reduce or eliminate 
the factor of farm values on farm tenantry is indicated also in 

table. In the West North Central and Mountain divisions, 

1Adopted from Tables 7, page 105, and 31, page 83, Thirteenth Census, Volume 5. 
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for example, the average increase in the value of farms in the 
ten-year period is shown to be very high, while the percentage 
increase in farms operated by tenants in these divisions is shown 
to have been only slightly increased for the period. In the New 
~ n ~ l a 6 d  division, where a substantial increase in the value of 
farm land is shown for the decade, an actual decrease in the 
percentage of farms operated by tenants is shown. This does 
not mean that the influence of increasing values of farm land was 
not operating, but that there were counteracting influences that 
determined the situation. There seems to be some relation be- 
tween farm values and the percentage of farms operated by ten- 
ants when typical states of each geographical division are used 
to illustrate these conditions. The following table is designed to 
bring out this relationship : 

The Average Value Per Farm of Selected States in Each Geo- 
graphical Division Compared W i t h  the Percentage of 

Farms Operated by Tenants in Those States 
for 1900 and 1910.l 

Typical States in 
Each Division 

lAdapted from Tables 31, pages 82, 83, and 22, pages 122-127 of the Thirteenth Census, 
Volume 5. 

Percentage of 
Average Value Farms Operated 

Vermont . . . . . . . . . . . . . . . . . . . .  
............... Massachusetts 

MIDDLE ATLANTIC 
New York . . . . . . . . . . . . . . . . . .  

. ............... Pennsylvania 
EAST NORTH CENTRAL , 

Illinois ..................... 
Wisconsin . . . . . . . . . . . . . . . . . .  

WEST NORTH CENTRAL 
Iowa ....................... 
Nebraska .................... 

SOUTH ATLANTIC 
South Carolina .............. 

. . . . . . . . . . . . . . . . . . . .  Georgia 
EAST SOUTH CENTRAL ................... Tennessee 

Mississippi .................. 
WEST SOUTH CENTRAL 

-- Per Farm 1 By Tenants 
1 1910 1 1900 1 1910 / 1300 

NEW ENGLAND I I I I 
1,785 
2,859 

3,283 

Oklahoma ........... . . . . . . . I  3,413 1 
Texas ...................... 

MOUNTAIN 
Colorado .................. . I  7,858 

1,384 
2,305 

2,431 

1,383 1 54.7 4: 
1,680 52.6 1 4! 

3,658 22.6 
I 

2,875 2,566 

a h  . . . . . . . . . . . . . . . . . . . . . . .  4,590 2.070 1 1 8.8 
PACIFIC 

................. Washington 9,208 15.1 1 17.8 
California . . . . . . . . . . . . . . . . .  14,935 I ::::: 20.6 1 23.1 

12 3 
8:l  1 

19.8 
23.3 

23.9 
26.0 

39.3 
13.5 

34.9 
32.8 

6' 
5! 

12,270 5,732 41.5 
5,148 ' 3,125 1 13.9 

12,910 
12,450 

1,523 
1,274 

1,510 
92 6 

899 41.1 4( 
520 66.2 1 6: 

5,497 
4,004 

642 

37.9 
38.1 

63.1 
616 1 65.6 
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The above table reveals some interesting facts. In Illinois, 
where there has been an unusual increase in the value of farm 
land, farm tenantry is higher than any other Northern state, al- 
though the increase in tenantry in the decade does not seem to 
have kept pace with the increase in the value of farm land. Farm 
tenantry in Wisconsin appears to be low in comparison with Illi- 
nois. This is explained by the fact that conditions in the 
northern part of the state have neutralized the averages in the 
southern part. The low land values and recent settlements in 
the northern sections have influenced the averages of the high 
land values and the older settlements in the southern part of 
the state. Professor Taylor has compared the counties in the 
two characteristic sections and he reaches the following con- 
clusion: "The percentage of tenancy is high, in the state of 
Wisconsin, in the districts which have been longest settled and 
where land values are relatively high? 

The relationship holds in Iowa and Nebraska, the great corn 
states of the Middle West. Tenantry is high and the value of ' 

farm land is correspondingly high. There appears also to be 
some relationship between the rapid increase in farm land and 
the increase in,tenantry for the decade. 

In the Southern states where the percentage of farms oper- 
ated by tenants is very high, comparatively, land values run high. 
But there is an apparent correlation between the increase of ten- 
antry and the increased value of farm land for the decade. In . 

South Carolina, Georgia, Oklahoma, and Texas, this relationship 
seems to be especially apparent. But land values have not had 
so much to do in determining the extent of tenantry as it has in 
some other sections. The nature of production, especially that  of 
cotton, the plantation system and the large number of negroes, 
have been determining factors in the situation in the Southern 
states. 

lAgricultural Economics. Chapter 12. page 250. 
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But when Vermont and Massachusetts are compared with 
states like Illinois and Nebraska, it is clearly observed that other 
influences also are counteracting the increased value of farm land 
in New England. Land values have increased in these typical 
New England states while tenantry have actually declined. A 
similar exception is apparent in the Mountain and Pacific states. 

Increases in the value of farm land has borne some relation 
to the principal crops produced. In a study made in the autumn 
of 1915 by Mr. George K. Holmes of the U. S. Department of Ag- 
riculture, i t  was found that "the rate of increase for cotton farms 
is highest, 48.2 per cent. Second in order are the hay and grain 
farms, with an increase of 35 per cent.; the livestock farms in- 
creased in value per acre 34.3 per cent., and the farms devoted 
principally to sugar are found to have increased 33.2 per c 

' 

Rice farming follows with an increase of 32.2 per cent. in v, 
per acre, while close to this is 32.1 per cent. for tobacco far 
The farms having no special sources of income have an increase 
in value per acre amounting to 30.1 per cent., below which are the 
fruit farms with an increase of 27.9 per cent., the vegetable 
farms with 26.7 per cent., and the lowest of all, the dairy farm, 
with an increase of 25.8 per cent."l These statistics were based 
upon a report obtained from 45,000 state, county, and town~h:- 
CI eespondt 1 are presumably based upon valid d 
T mentag es for the increased value of imprc 
farms aoubtless nave been modified to some extent since t l  
data were collected. But i t  is not likely that the relative posi 
of the farm values with reference to crop production 
changed. It is strikingly apparent that a relationship exists 
tween the land values as influenced by the character of pro( 
tion and the extent of farm tenantry. As we have seen in 
preceding chapters, cotton has been largely a tenant crop. 

J l l l p  

ata. 
wed 
iese 
tion 
has 
be- 

iuc- 
the 

lCcuses Affecting Farm Values, pages 511-532, Yearbook, U. S. Department of 
culture for 1905. 

Agri- 
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appears that i t ,  also stands first in the list of crops causing 
greatest increase in land values. The relationship between the 
nature of production as influencing the increased price of farm 
land and the crop influence on farm tenantry runs about parallel. 
In other words, as the percentages of increase in the value of 
farms decrease as infiuenced by crop production, we find that  
tenantry is decreased in about the same proportion by the same 
kind of crop system. ' 

High land values have usually been regarded as a national 
asset. But there is another side to the question that has not had 
adequate attention. An editorial in The Farmers' Open Forum 
calls attention to the side of the question that has been little em- 
phasized: "Farmers know that if they can sell land for $200 
per acre that cost them $20, they will make a handsome profit, 
but they often forget that in such a capacity they are not farm-, 
ers, but mere land speculators. Speculative land has nothing to 
do with the productivity of land except that the continuance of 
such a system makes for growth of tenancy, the depletion of the 
soil and the decline of agriculture as a bu~iness."~ 

The investment feature has taken the place of the produc- 
tive aspect of land hunger. "The mere possession of an acre of 
improved land has become more valuable to the landlord-throw- 
ing out the item of rent entirely-than the sweat of the brow es- 
pended by his tenant farming a t  the sunshine-and-rain rate, 
which has guided our husbandman since his fathers went 
west."The interests of the landlord and tenant have become in- 
creasingly divergent as land speculation has become more at- 
tractive to the landlord than the productive rates. The tenant 
has become less hopeful of acquiring a farm home and more 
reconciled to a meager labor income for his efforts as speculative 
land prices have gradually increased beyond his ability to  pur- 
chase land. 

The tenant's reaction is revealed in his opposition to im- 
proved roads, better transportation and communication facilities 
and more expensive and permant farm improvements, ,for all of 

lVolume 4, No. 9, page 13, f o r  May, 1919. 
2Anderson's The Farmer of Tomorrow, Chapter 2 ,  page 53. 
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these represent to him increased values of farm land and a tax 
rate that will burden him beyond his ability to bear. He has 
seen the tax.value of the average acre of farm land increase from 
$15.57 in 1900 to $32.40 per acre in 1910.l The tenant farmer 
knows that the amount of tax on a capital investment in lands 

nd improvements based on such an increase will make it aln 
npossible for him to become a home owner. The same rear 
ig has caused him to oppose local taxes 'for school purpa 
arm tenantry, therefore, stands in the path and blocks r 
rogress. The farm tenant has been sorely abused for his : 
E thrift, ultra-conservatism and non-progressive tendencies, 
should be observed that his point of view should be II 

loroughly appreciated and more attention should be paid to 
~nditions that cause him to oppose all plans for rural bet 

ment. 

That a better rural situation has been retarded by this 
fluence is known to every student of rural problems. No ar 

lent can induce the tenant farmer to lend his influence to ri 
~mmunity welfare when by doing so he feels that he is inert 
~g the obstacles to his acquiring a farm home. This so 

paradox presents a pathetic picture. The situation is well 
scribed by William Stull a practical and discerning farmer 
Omaha, Nebraska, as  follows : 

"The farms of this country are more heavily mort- 
gaged than ever before. In many of our best agricul- 
tural states, the majority of men on them are tenants 
or hired men with little or no capital, less education 
and few aspirations. . . . . This situation is full of 
pathos and fraught with dangers-not because farms 
are mortgaged, but because those mortgages have, dur- 
ing the fruitful years, increased more rapidly than 
ever before. . . . . Nor is i t  because some men are 
tenants and others labor for a wage, but because most 
of these men labor with little hope of ever acquiring 
a competency or a home of their own. This accumula- 
tion of property-less people on our farms is a new sit- 
uation-a new phase in the economic life of the nation. 

ural 
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IAnderson, Op. Cit., Chapter 2, page 53. 
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How long will this class of people, if they continue in 
hopeless toil, turn a deaf ear to the Socialists and the 

I Bolsheviki, who expatiate on their wrongs and suggest 
I a division of all property and the levelling of all 

I 
classes."l 

1 This situation presents but two alternatives. The country' 
is either approaching a policy of peasant proprietorship similar I to that in France and Italy, where small farms will be cultivated 
intensively, or we are approaching a policy of capitalistic farm- 
ing of large areas under some system of tenantry. One or the 
other of these conditions is inevitable unless other controlling 
influences are brought to bear upon the situation. It is impos- 
sible to tell a t  this time which policy will prevail or whether 
both possibilities will be modified by the influences of other con- 
ditions consciously promulgated to prevent concomitant evils 

1 that either scheme would insure. 

lThe Food Crisis and Amercianism. 



CHAPTER XIII. 

THE INFLUENCE O F  CROP PRODUCTION 
ON FARM TENANTRY. 

Incidental reference was made in the preceding chapter to 
the influence of crop production on farm tenantry. In this 
chapter this situation will be analyzed, and the extent of this 
influence will be approximated. Soil and climate are deter- 
mining factors in crop production. These factors have a1 
portant bearing also on the type of farm enterprise and, h 
on the relative size of farms. It is not an accident that cott 
the predominant crop in the South or wheat of the great prairie 
sections of the Middle West. We, therefore, start  with the 
assumption that the nature of crop production is pre-determined 
by physical conditions, and the social organization of the farm 
enterprise is largely an adjustment made to conform to the char- 
acter of production. 

The Influence of Cotton Production on Farm Tenantry. 

Capitalistic farming was inevitable in the South from the 
beginning of our history. Physical conditions encouraged the 
development of large estates. The colonists were granted lands 
on terms that made large real estate holdings possible. The soil 
was rich and the fields extended in vast fertile tracts. The cli- . 
mate was also suited to the cultivation of the great staple crop 
of tobacco, rice, and cotton. "There is considerable economy," 
says Miss Coman, "in cultivation on a large scale, and the small 
farmer was a t  a di~advantage."~ Lord Baltimore offered eachm 
colonist a title to one thousand acres for every five settlers that 
he brought over from England. In return for this concessioi- - 

quit-rent of only twenty shillings was exacted. We are told t 
large grants were awarded when "artificers, workmen and ot 
useful  person^."^ were induced to come. over. Each coloi 

n, a 
,hat 
'her 
n in t  

1Industrial History of  the United States, Chapter 2 ,  page 37. 
ZWilhelm's Local Institutions of Maryland, John Hopkins University Studies, pag 

to 38. 
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rented his land to the men who were brought over. Each of 
these paid a rent, which usually consisted of a part of the pro- 
duce. Thus, as  early as  1636, a system of share renting had been 
established in the South. 

The importation of slaves and their adaptability to  farm 
conditions in the South caused a complete change in farm organi- 
zation. Farm tenantry, that had such a promising beginning, 
was set aside and slaves were bought and used as farm labor on 
the great plantations. 

It was remarkable how naturally cotton raising fitted into 
that type of farm labor. It was an easy crop to raise. It could 
be grown profitably with ignorant and unskilled labor. The farm 
implements used in its cultivation were simple and inexpensive. 
Eli Whitney's cotton gin for removing the lint from the seed 
gave a great stimulus to the cultivation of the cotton. A slave 
could separate only five or six pounds of lint from the seed per 
day, while this machine could separate sixty-five or seventy 
pounds, and when horse power was applied, three hundred 
pounds or more could be separated from the seed per day. In 1786 
a longer staple variety of cotton was introduced from the West 
Indies and its cultivation in the sea islands off the coast of South 
Carolina and Georgia was established. This new variety brought 
a great premium in the London market, and the higher price 
showed its advantages over the native short fiber cotton. A 
productive duty of three cents a pound was laid in 1790, and this 
caused an increase in the acreage of cotton to be planted. In 
1791, the South produced 9000 bales. In 1800 the South exported 
79000 bales of cotton. Cotton farming expanded rapidly. 
Thousands of acres were given over to  the cultivation of this ' 

fiber crop. Agriculturally speaking, the South had found itself 
and found a labor element peculiarly adapted to the culture of 
this crop. 
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By the compromise provision of the Federal Constitution 
the foreign slave trade was forbidden after 1808. This cr ' ' 
some discontent, but interest in agriculture caused many 
and women to purchase land or increase the farm lands al: 
held by them. This made it necessary for many settlers t o  
over and around the Appalachian mountains. Referring tc 
movement, William Garrett Brown says: ccAcross the 7 

region there stretched, from east to west, a band of dark, cal- 
careous earth adapted as no other inland soil in the world is, to 
the culture of cotton. This 'black belt', varying in width f ron  a 
score or more to one hundred or more of miles, and various val- 
leys north and south of it, a t  once attracted the richer and more 
energetic of the immigrants."l Rrnwn tells us that "the great 
mass of the slaves belong to tl who took the black be1 
the richer valleys for their pc The sandier and less 
tile soils were appropriated by the small farmers. "The plan- 
tations," says Brown, "frequently included thousands of acres 
and from the big plantations came the bulk of the cotton crop."g 
The simplicity of cotton culture caused capitalistic farmii 
thrive in the South. "The supreme attractiveness of cottor 
due," says Brown, '"to the readiness with which it coul 
turned into money, the simplicity of the methods by whj 
was grown and the comparative ease with which it cou 
marketed."3 As a rule, the large slave owners were cotton r 
ters. The slaves belonged to a comparatively few. I t  is au 
itzltively stated that less than 30,000 persons, or only seven 
cent. of the white population who lived in Alabama, ownel 
335,000 slaves in that state. "Three-fourths of all the s 
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lTha Lo.rrer South, Chaptei 1, page 25. 
2Ibid, Chapter 1, page 34. 
,3Zbid, Chapter 1, page 36. 
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were owned by less than 10,000 men."' Ingle states that out of 
a total of 2,500,000 slaves on the plantations of the South 
1,815,000 men, women, and children were on the cotton planta- 
tions of the black belt.2 

The rapid increase in cotton production and the dependence 
of the industry on slave labor naturally caused the South to con- 
test all arguments for the emancipation of the slaves. Governor 
Hammond of South Corolina expressed the accepted view in the 
South on the effect of the emancipation of the negroes in the 
following statement : 
, "The first and most obvious effect would be to 

put an end to the cultivation' of our great southern 
staple. And this would be equally the result, if we 
suppose the emancipated negroes to be in no way 
distinguished from the free laborers of other coX1- 
tries, and that their labor would be equally eff 
tive. In that case, they would soon cease to be lalc 
ers for hire, but would scatter themselves over I 

unbounded territory, to become independent l s ~ u  
owners themselves. The cultivation of the soil on 
an extensive scale can only be carried on where 
there are slaves, or in countries superabounding with 
free labor. No such operations are carried on in 
any portion of our own country where there are not 
slaves. Such are carried on in England, where there 
is an overflowing population and intense competition 
for employment. And our institutions seem suited to 
the exigencies of our respective situations. There, 
a much greater number of laborers is required a t  
one season of the year than a t  another, and the 
farmer may enlarge or diminish the quantity of 
labor he employs, as circumstances may require. 
Here, about the same quantity of labor is required 
a t  every season, and the planter suffers no inconven- 
ience from retaining his laborers throughout the 
year. Imagine an extensive rice or cotton planta- 
tion cultivated by free laborers, who might perhaps 
strike for an increase in wages a t  a season when the 
neglect of a few days would insure the destruction 
of the whole crop; even if it were possible to secure 
laborers a t  all, what planter would venture to carry 
on his operations under such circumstances? I 
need hardly say, that these staples cannot be pro- 
duced to any extent where the proprietor of the soil 
cultivates it with his own hands. He can do little 
more than produce the necessary food for himself 
and his far nil^."^ 

IBrown, Op.  cit., Chapter 1, page 35. 
2Southern Sidelights. Chapter 8 .  
3De Bow's Industrial Resources o f  the Southern and Westera  States, Volume 2,  page 
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Governor Hammond was mistaken in his assertion that  
emancipation would put an  end to the cultivation of cotton, 
but he did not over-estimate the seriousness of the labor prob- 
lem with reference to  cotton culture t ha t  emancipation would 
produce. During the twenty years following the Civil War, 
the South went through an agricultural revolution. The at- 
tempt to adjust the farm labor situation to new conditions 
resulted in many experiments and a series of failures befofc? 
even a partial solution was found. The attempt to employ 
free negro laborers on a cash basis did not prove satisfactory. 
The freed men were eager to  exercise their choice as to when 
they should work and how long they should continue on a 
particular farm. Thousands of them left the plantations and 
gravitated into the towns: They associated farm labor with 
slavery, and they could only be induced to  work on the farms 
when nothing else could be found to do. 

The planters had suffered great financial loss in the war 
and ready money to carry on the farm operations was diffi- 
cult to  secure. They were compelled to  postpone the pay- 
ment of farm wages until the  crops were harvested and sold. 
This made i t  necessary for the planter to  furnish rations to 
the farm laborers, as they had no other means of subsistence. 
The plantation system where cotton was raised could not be 
successful under these conditions. In the process of adjust- 
ment land owners gradually began to lease their lands on 
shares. Land in lots of from forty to eighty acres was rented on 
varying conditions, to more reliable negroes. If the landlord fur- 
nished seed, a team, usually a mule, farm implements and pro- 
visions for the family, he usually received two-thirds of the crop. 
If the renter supplied his own provisions, the crop was usually di- 
vided equally. If the tenant supplied his own, seed, team, farm 
implements, and provisions, he received two-thirds of the produce 
for his share. We here see emerging all the elements of a farm 
tenantry situation that is familiar throughout the South a t  the 
present time. The landlord exercised close supervision over the 
tenant when his capital outlay was large. But reliable tenants 
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with some farm equipment, teams, and reasonable financial back- 
ing could rent land a t  a stipulated rental to be paid in money 
or kind. Such tenants 'were relatively free from landlord 
supervision. 

Slowly and inevitably farm tenantry suceeded slavery 
on the cotton plantations of the South. The reconstruction 
of agriculture was a difficult performance, and it required 
patience and many hardships to make the 'readjustments. It 
should be observed that  out of these conditions home owner- 
ship, to a limited extent, was accelerated. The landlord in 
many cases was willing to sell all or a part  of his estate. 
The difficulties connected with making the farm labor ad- 
justments caused him to be willing to reduce his lan ' ' - - -  
ings. The thrifty negro tenant was able to buy a smr 1 

on very reasonable terms. Within ten years after thc 
cipation of the slaves, the negro farmers in Georgia alvllc llctJ 
bought 338,769 acres of farm 1and.l In other Southern states, 
the negro farmers were acquiring homes with about the same 
rapidity. But the rapid increase of population and demand 
for cotton caused tenancy to grow faster than farm owner- 
ship. The relation of farm tenantry to cotton production 
can be roughly determined by comparing the percentage of 
land in cultivation occupied by tenants with the cotton acreage 
and the number of bales produced in the ten leading cotton states. 

Compar ison of Percentage of T e n a n t  F a r m s  W i t h  C o t t o n  
Acreage and  Produc t ion .  

Cotton 
Acreage 

1909 --- 
9,930,179 
4,883,304 1 
3,730,482 
3,400,210 1 
2,556,467 
2,153,222 1 
1,976,935 1 
1,274,404 1 

Percentage of 
improved lands 
in farms occ~x- 

pied by tenants 
Texas ............. 40 to  50 
Georgia .......... ./ 50 t o  60 1 
Alabama .......... 50 t o  60 

Bales 
1909 

2,455,174 
1,992,408 
1,129,527 
1,127,156 
1,279,866 

776,879 
555,742 
665.132 

Mississippi ......... 
South Carolina . . . . .  
Arkansas .......... 
Oklahoma . . . . . .  ./;. 

- 
,is' Negro Land Holders in  Georgia. page 665.  

50 to  60 
50 to  60 
30 to  40 
40 to  50 

North Carolina . . .  . I  30 to  40 
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The percentage' of the improved farm land operatedby 
tenants in 1910 is higher in South Carolina, Georgia, Alabama, 
and Mississippi than in the other Southern states. Tex-- 
Oklahoma, and North Carolina, in the order named, ca: 
next with from forty to fifty per cent. of farms operated 
tenants. The total cotton acreage, of course, varie 
in the different Southern states, which is traceable 
ence in area and diversified farming. If these fac4~vLb Lvl 

be removed, the correlation between the percentage of ten: 
farms and cotton production would be very close. 

Charles William Burkett. Professor of Agricultu 
North Carolina College of Agriculture and Mechanic Ar 
discusses this subject in his book on Cotton. The influel 
of high prices of cotton on the tenant farm situation is ( 

scribed by him as follows: 

"Of course, with the coming of higher prices 
for cotton,' important changes are taking place. 
The mortgage and the crop lien, with all except the 
hopelessly shiftless class, are disappearing like snow 
before a summer sun-unless we except the mort- 
gage given by the aspiring tenant in his ambition to 
become a land-owner himself. 

"As to the future, one must not predict too light- 
ly, for it is easy to see that the present high price of 
cotton will make itself felt not in one direction only, 
but in counter currents 

"As one result, more tenants wish to buy lands 
for themselves; as another result, land is increasing 
in value so that  it reuuires greater savings to buy it. 
On the whole, however, it is now relatively easier to 
become one's own landlord, and with high prices the 
tenant class is likely to decrease. 

"As one result, too, more people are attracted by 
the old plantation system; as  another result, labor- 
ers find it so profitable to work for themselves that 
labor is much more expensive than it used to be. But 
as  the negro works better in groups, the large plan- 
tation has a t  least this advantage in its struggle to 
reassert itself. 

er- 
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*Professor Burkett was speaking of the market price before the war when cotton wr 
ten cents per pound, which was regarded then as a good price. 
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"With high prices then, the one sure thing- 
whether the proportion of tenants increase or de- 
crease, whether the plantation system decline or 
flourish-is that a larger proportion of white people 
will engage in cotton production. If labor can be 
had few town occupations are more profitable. And 
as for the man who has his own labor, who must 
have his own children a t  work, how much better for 
health, safety and comfort, as well as profit, to have 
them on the cotton farm instead of in the cotton fac- 
tory. 

"Already many cotton mills are beginning to 
suffer for labor because the tide is turning back to 
the f arms."l 

Infl f Corn Production on 
r.arm Tenantry. 

The United States is the largest corn producing country 
in the world.2 Corn was cultivated on the James River as. 
early as 1608. By 1650, corn, to the extent of 600 bushels, 
was exported from Savannah, and 1670 the amount exported 
from that port exceeded 13,598 bushelse3 Corn now com- 
prises more than one-half of the cereal crops of the United 
State. Since - 1870 nearly twelve per cent. of the total acre- 
age of farm land has been planted in corn, which is over 
twenty per cent. of the improved farm land of the United 
States. 

The relative acreage of farm land devoted to the grow- 
ing of corn and the other cereal crops varies widely in the 
different states. In thosc where soil and climatic con- 
ditions are favorable to  cc wing, the acreage of improv- 
ed land devoted to this purpose is very large. The percent- 
age of improved land used for this crop is relatively low- 
est in the Pacific states, Northeast states, Mountain states, 
and Middle Atlantic states. The highest average is shown 
in the South Atlantic, East-south Central, and West-north 
.Central groups of states. The ten states that  lead in the per- 
centage of improved farm land devoted to corn cultivation 
are as follows: 

lCotton Chapter 2. pages 40 and 41. 
2See ~ ; a r  Book, U. S. Department of Agriculture, page 533. 
S e e  Bowman's book on Corn, page 2. 
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Acreage Devoted to  Corn--Average for Five Years,  
1910-1914, Inclusive. 

- 

States Improved 
Farm Land 

........... Illinois 

........... Florida 
.......... Louisiana 

Iowa .............. 
........ Mississippi 1 

Alabama .......... 
Georgia ........... 

......... Tennessee ..... South Carolina 
.......... Nebraska 

Corn 
Acres 

10,370,800 
659,200 

1,857,400 
2,301,200 
2,969,200 
3,092,800 
3,850,600 
3,366,400 
1,872,400 
7.433.800 

These ten states represent sixty-five per cent. of the total 
acreage devoted to raising corn in the United States. Illi- 
nois has the highest average of farm land in corn and also 
the highest total acreage devoted to this crop. Up to the 
present time the continuous increase in corn yield has been 
largely due to extending the acreage that has been planted 
in this cereal. But systematic rotation of crops and intensive 
cultivation will probably be the determining factor in . 

total increased production in the future. 
The total production in the various states is not v 

closely related to total acreage devoted to corn. The tell 
largest producing states in. the order of their yield in bushels 
are as follows: 

Production o f  Corn in the T e n  Leading States, 1910-1914 I n  
elusive--MilZions of Bushels? 

State 1 Percent of Total Production 
Iowa . . . . . . . . . .  I 13.2 
Illinois .......... 
Missouri . . . . . . . .  
Indiana ....... - 1  6.2 
Nebraska ......... 1 5.1 

........... Ohio I 5 .O 
Texas .......... I 4.7 
Kansas ......... ( 4.4 
Kentucky ...... ..I 3.4 
Tennessee ...... . I  3 .O 

1Bowman's book on Corn. page 19. 
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These ten states produce 64.8 per cent., or nearly two- 
thirds of the entire crop. 

Another factor deserves to be mentioned before tracing 
the significance of these statistics. The average yield of corn 
per acre has shown decided variation. The average yield 
per acre from 1866 to 1900 showed Vermont a t  the  top with 
an average of 35.8 bushels per acre and Florida and South 
Carolina a t  the bottom with a yield of 10.2 bushels per acre. 
The ten states having the largest percentage of acreage in 
corn land stand as follows in the table: Illinois stands 
fortieth (30.8 bushels per acre) ; Florida, fifteenth (10.2 
bushels per acre) ; Louisiana, forty-fourth (17.1 bushels per. 
acre) ; Iowa, ninth (32.1 bushels per acre) ; Mississippi, forty- 
fifth (52.2 bushels per acre) ; Alabama, forty-seventh (13 
bushels per acre) ; Georgia, forty-eighth (11.1 bushels per 
acre) ; Tennessee, thirty-eighth (22.3 bushels per acre) ; 
South Carolina, forty-ninth (10.2 bushels per acre) ; and 
Nebraska, eighteenth (29.9 bushels per acre.) 

What is the significance of these facts with reference 
to farm tenantry? We have seen that  Illinois heads the list 
of states both in the percentage of improved farm acreaEe 
devoted to corn production to the total improved farm acre- 
age, and also that the total number of acres planted in corn 
is larger than that of any other state. It should be observed 
that Illinois is in the same census classification with North 
Carolina and Tennessee with reference to the percentage of 
the number of farms operated by tenants. These states show 
a percentage of from forty to fifty per cent. of farms oper- 
ated by tenants. All ten of the states in the group, except 
Florida, show a high percentage of farms operated by ten- 
ants. The table showing the production of corn in the lead- 
ing states is not so significant. The influence of the total 
acreage modifies the tenantry factor to some extent. But 
with the exception of Illinois the percentage of farms oper- 
-"--I by tenants varies nearly inversely as  the percentage of 

zhction of corn in these ten states. In other words, the 
es showing a relatively low percentage of total produc- 
have relatively the highest percentage of farms operated 

t)y tenants. . 
IBowman's book on Corfi, page 19. 
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The influence of tenantry on the average yield of corn 
per acre is significant. Those states and sections where tm- 
antry is low show a high average yield of corn per acre. And 
inversely, those states and sections where the percentage of 
farms operated by tenants is high, a low average yield of 
corn per acre is shown. For example, in New England the 
average yield is high; Vermont stands a t  the top of the table 
with an average corn yield per acre of 35.8 bushels. On the 
other hand, in South Carolina m d  the other Southern states 
where the average corn yield per acre is very low, the per- 
centage of farms operated by tenants is high. 

While tenantry has not been so much influenced by corn 
production as cotton culture, nevertheless it has been a cop- 
siderable factor. Corn, like cotton, can be cultivated with 
relatively simple, inexpensive farm implements. The har- 
vesting of corn does not involve the use of expensive machin- 
ery like that required for wheat and other small grain. It 
can be cultivated, in a way, with unskilled labor. In the 
South, corn and cotton are usually the principal crops. They 
constitute a simple crop rotation because they involve the use 
of the same or similar farm implements, and the labor factor 
is easily correlated in their cultivation. The rotation of 
cotton with corn will not maintain soil fertility, but a satis- 
factory rotation can be secured ill the cotton belt of the South 
with a relatively simple rotation. Professor J. 0. Morgan, 
of the Agricultural and Mechanical College of Texas, says: 
"A good rotation applicable to the greater part of the cottor1 
belt is: first year, cotton; second year, corn and cow peas; 

' third year, winter oats or wheat followed by cow peas as a 
catch crop."l A four-year rotation can be provided by 
simply planting cotton two years in succession, which is de- 
sirable as cotton is the essential money crop in this section. 
In the North-central sections of the country in the great con1 
belt extending from Indiana on the east to Nebraska, quite a 
different crop rotation is required. Corn is often rotated 
with wheat or other small grain crops.2 This system of ro- 
tation tends to increase the size of grain farms and involves 

lField Crops for the Cotton Belt Chapter 9 page 99. 
S e e  C. B. Smith's Rotations in t i e  Corn ~ e i t ,  in Yearbook, U .  S. Department of 

culture for 1911. 
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se of more expensive machinery. Both of these factors 
to reduce the extent of farm tenantry. But in those 

sections of the country where corn can be cultivated in a r9- 
tation of crops involving simple machinery, tenantry has 
proved to be the predominant farm labor situation. 

There are two opposing tendencies in farm management 
that influence tenantry. Intensive cultivation of small farlzis 
and extensive cultivation where capitalistic methods are em- 
ployed and expensive farm machinery is necessary to culti- 
vate or harvest the crop. The truck farm is an example of 
the former, and the large grain farms of the Middle West il- 
lustrate the latter. As we have seen in the preceding chap- 
ters, farms are relatively small in New England and the per- 
centage of tenants and. farms operated by tenants is low. This 
section is a truck region, which largely explains the  situation. 
But in New Jersey and some of the other states a consider- 
able number of truck farms are cultivated by tenants.' But 
their distribution is such as not to intensify the problem of 
tenantry or to influence social conditions to any considerable 
extent. 

Tenant farming has not proved to be profitable in the 
semi-arid sections where dry farming has been practicej. 

' The size of the farm tends to be large and to depend on 
capitalistic methods, and small grain is the predominant crop. 
However, William Macdonald does not regard the unusually 
large farm necessary to the enterprise. He says: "For 
farming under irrigation the small farm unit 40, 80 or 160 
acres are the figures to be considered; but a much larger 
unit, 160, 320, 640 is essential to the dry-farmers. At any 
rate every one should possess twice the amount of land h e  
proposes to put in crop and a t  least as much again for stock 
pasture. Undoubtedly, a section-640 acres-of land would 
bring in a more certain livelihood than a smaller holding!., 
and half that amount, where little or no water is available 
for irrigation, is small en0ug.h to make a comfortable liv- 
ing in many parts of the semi-arid West.""ut the point 
of this discussion is that dry farming has usually been as- 

lSee B, 
Farm 

ZDry 3 

- 
ulletin No. 411. U. S. Department of Agriculture on Systems of Renting Truck 
LS in. Southwestern N e w  Jersey,  by Howard A. Turner. 
'armzng, Chapter 2 ,  pages 55and 56. 
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sociated with small grain crops that involve more or less 
expensive machinery, which has discouraged farm tenantry. 

Crop production, therefore, has been an indirect influ- 
ence on farm tenantry in the United States. It has exerte 
greatest influence in the cotton belt of the South and in 5 

of the corn states. The methods of cultivation have been 
influential factor. Complicated systems of rotation, the use 
of expensive machinery, and the uncertainty of an annual 
crop yield have tended to make any system of farm tenantry 
unprofitable. As science is more and more applied to f----- 
production, i t  appears evident that tenantry will be disc 
aged. . 



CHAPTER XIV. 

THE INFLUENCE OF THE SIZE OF FARMS 
ON FARM TENANTRY. 

There are two outstanding aspects of the modem agri- 
cultural land problem. The first grows out of the size of 
farms; the other out of the tenure of farms. These problems 
are usually discussed independently of each other as  if they 
were unrelated. The fact is that  the economic conditions 
that determine the average size of farms is an important 
factor in faym ownership. An attempt will be made in the 

'present chapter to appraise the influence of the size of farms 
upon farm tenantry. There is an obvious relationship be- 
tween tenant farming and the average acreage of farms 
under cultivation. Tenant  farming tends t o  increase where t he  
average acreage per f a r m  i s  large, and methods of cultivation 
relatively simple. This principle is modified and in some cases 
by other predominating conditions. These will be referred to in 
the development of this discussion. 

The land surface of the earth has been estimated to  be 
approximately 33 billions of acres. The population on the 
globe is estimated to be between 1600 and 1700 mi1lions.l 
That would give an average of 20 acres, or there about, to 
each person if land were freely distributed. Probably 10 
acres of the 20 may be claimed as  tillable, while one-half 
the remainder has greater or less value for grazing, timber, 
and minerals. It has been estimated that  3 acres of land rea- 
sonably well cultivated is ample to support one person. It[' 
this be correct, a full development of the agricultural.lands 
of the earth would maintain approximately three times t h e  
present population. In the face of these facts, there 'is peren- 
nial famine conditions reported in many sections of the globe, 
and land hunger is growing greater all the time. 

The ideal system wouid be for every farmer to own his 
own farm, but no country has ever approached this condition. 
We must recognize the existing situation and assume that  

lThe Americana, Volume 22, page 364. 

175 



176 Farm Tenantry i n  th,e United States 

farm tenantry is a natural condition in every system of farm 
organization. it needs to be observed that farm tenantrv 
is not necessarily bad. As a step toward farm ownership, i t  
occupies a logical and necessary place in our land policy. 
Some of the best farmers that  we have are tenant farmers. 
The French farm tenants, are, as  a class, about as prosperous 
as  the owners. As we have seen from earlier discussions, the 
peasant proprietor and farm tenants cultivate small aress 
under very favorable conditions. Many English tenants 
are prosperous for similar reasons. They cultivate from one 
hundred to five hundred acres, paying invariably a cash 
rental, and they cultivate the land under conditiorls that in- 
sure reasonable returns on labor and capital expended. 
Tenantry becomes a problem only when it increases out of all 
proportions to the increase in home ownership and in the 
process tends to reduce the economic motive for better and 
more efficient productiori. Farm tenantry becomes a menace 
to progressive society only when the conditions under 
which the land is cultivated are such as to tend constantly to 
reduce those who cultivate the soil to a class status. This is 
what has occurred in this eouatry. 

In a previous chapter reference was made to the influ- 
ence of enclosures in England upon the farm population. The 
system of enclosures began in the fifteenth century and has 
continued until the present day. Johnson shows in 
Disappearance of the Small Land Owner that a numb( 
farm owners steadily declined throcghout the period, a, 
sult of the system of enc1osures.l 

Prothro, in discussing agriculture during the early years 
of the industrial revolution, (1780-1813), does not quite agree 
with Johnson in his conclusion that  the number of land owr- 
ers steadily declined with the movement of enclosing land. 
On the contrary, ' Prothero contends that "the first effect of 
an enclosure was to increase the freeholders, since rights of 

lSee Chapter 1. 
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3n replaced by allotments of land in separate ownership.": 
~thero quotes numerous authorities to show that  in mal2.y 
:ions of England enclosures did not actually reduce the 
nber of land owners, and in a few sections the number in- 
ased for a time.2 But even Prothero was compelled to ad- 

that gradually the effect of enclosures began to be felt 
1 the number of land owners declined. He contends, how- 
r, in his defense of the system of enclosures, that  it un- 
lbtedly gave England a better and more profitable agri- 
tural situation. He conteilds that  the reduction in farm 
iership was due to high taxes, rise in poor rates, the 
ssure of mortgages contracted for additional purchases, 
1 the fluctuation of agricultural prices, as weii as the en- 
sures. These were doubtless contributing causes. But 
the large land owner was the influential factor in legis- 
on, it may be confidently asserted that  these influences 
*e exerted to make a concentration of land more certain. 
thero,, himself, declares that the decline in ownership was 

especially rapid between the years of 1813 and 183E 

lier a r  
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Large vs. Small Farms. 

The relative advantages of grande and petite culture 
was a popular subject for debate by the classical economist 
John Stewart Mill devotes a chapter to it in his Pri; 
ciples of Political Economy,  in which he summarizes tE 

guments for and against "Production on a Large 
?all S ~ a l e . " ~  He decides in favor of petite culture 
stem of peasant proprietors, but he excludes from 

the argument all other considerations except the relative ad- 
vantages of the two systems on production and the efficiency 

1English Farming Past and Present. ~hap%r 14, page 292. 
2'Jhis 'was especially true after the access~on of George 111. 
3Chapter 9. 
4lbid ,  Chapter 9, page 154. 
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of labor. Mill takes the precaution to say that "The work- 
ing of petite culture cannot be fairly judged where the small 
cultivator is merely a tenant , - - - - - -To understand the 
subject it must be studied when the cultivator is the proprie- 
tor, or a t  least a metayer with a permanent tenure."l 

The opposite view has been held in the past, and it has 
many advocates today. These believe that farming can never 
become a profitable business enterprise unless a system of 
large farming is adopted where sufficient capital can be 
invested to insure efficient methods of cultivation, systematic 
rotation of crops, and necessary expenditure on fertilizer, ter- 
racing and drainage to secure intensive cultivation of large 
areas free from waste or untillable land. It is held that farm- 
ing is a competitive enterprise, and the small farmer cannot 
supply the capital investment necessary to make farming 
profitable. It  is also contended tha t  the small farmer is con- 
stantly a t  a disadvantage with the large farmer when disaster 
comes as result of flood or drouth, or a sudden fall in prices 
occurs. 

It is hardly necessary to observe that there can be no 
such thing as a standardized farm acreage. The average size 
of farms must be determined by soil, climate, access to mar- 
kets, labor conditions, and numerous other considerations 
that  will vary the farm unit as a profitable enterprise 

But it should be observed that  the influence of these fac- 
tors has not always determined the size of farms in the past. 
In a previous discussion the land policy of the United States 
was reviewed from the standpoint of its influence on home 
ownership. It was seen that the preemption system and 
the various homestead acts were designed to encourage the . 
purchase of the public domain for agricultural purposes 
rather than for mere speculation. It was probably inevitab!e 
that  large acreage should become the private possessions of 
the few. Land was cheap and the agricultural demands in 
all accesible markets relatively small during the first half 
century of our national history. Those who settled on public 
lands. for agricultural purposes usually appropriated more 
than they could actually cultivate. This caused the average 

l l b i d ,  Chapter 9, page 149. 
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farm acreage in certain sections to be abnormally large when 
there was no economic justification for it. 

The effect of this situation is seen from the statistics. 
The average acreage in the farms of the United States declin- 
ed from 203 acres in 1850 to 194 acres in 1860.' This general 
reduction was undoubtedly traceable to the fact that  a large 
number of settlers took up the smallest allotment of land al- 
lowable under the prevailing land laws. In the Southern 
states of Alabama, Arkansas, Florida, Louisiana, Mississippi, 
and Missouri, there was an increase in the average acreage of 
the farms. In this section there were no public lands that 
were open to settlement. This increase was due to the nature 
of the crop production, as  cotton and sugar plantations had 
developed rapidly during the ' period preceding the Civil War. 
There were few farms in any other section, except the South 
and California, where the farms exceeded one thousand acres. 
The average size of the farms in ten Southern states in 1850 
was 273 acres. This average greatly increased by 1860. But 
capitalistic farming was widely practiced in some sections. In 
the rich alluvial valley of the Mississippi and other river sys- 
tems, cotton plantations of ten exceeded 10,000 acres. The 
relatively small average reported was due to the fact 
that on the less fertile soils of the upland regions, which were 
poorly adapted to capitalistic methods of cultivation, small 
farms were the prevailing type. 

The average size of the farms in the South decIined after 
the Civil War. The reorganization of agricultural labor and 
the beginning of more scientific methods of cultivation were 
largely responsible for the change during this period. The 
substitution of free labor for slave labor made plantation 
farming difficult. In the readjustment, many of the large 
plantations were cut up into smaller farms between 1860 anc! 
1880. Between 1880 and 1900 the average size of farms was 
influenced by two other factors. (1) In the first place, 
the proportion of the total population engaged in manufac- 
ture and commerce began to exceed the population that  fol- 
lowed agriculture as a pursuit. Previously to 1880 agriculture 
was the leading occupation of the people and the principal 

lSee Bogart's Economic History of tiu Uaited States, Chapter 19, page 284. 
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source of wealth of the United States. The ' proportion 
of the population engaged in agriculture has declined from 
44.3 per cent. in 1880 to 37.7 per cent. in 1900. (2) In the 
second place, the average size of farms has been influenced 
by a great expansion of the farm area of the United States. 
Over 345 million acres, an  increase of over 60 per cent., was 
added to the farm acreage in the thirty-year period between 
1880 and 1910. But i t  should be observed that  ilZ 1910 only 
about one-fourth of the total area of land (1,903.3 millions of 
acres) was improved farm land. Much of the farm acreage 
classified as  agricultural land is in the arid and semi-arid 
sections of the country and adapted only to grazing. The 
immense farm acreage, according to the census of 1910, was 
divided into 6,300,000 farms. In the thirty-year period between 
1690 and 1910 the number of farms increased by approxi- 
mately 2,300,000 or about 60 per cent. Professor Bogart ob- 
serves that  "the agricultural population was much better pro- 
vided with separate farms a t  the end of this period than a t  
t :~ , .  beginning. Between 1850 and 1900 the proportion of 
fznns to the rural population increased from 1 farm to every 
14 persons to 1 farm for every 9 persons."l 

The following tables shows the changes in the averagc 
size of farms in acres a t  each decennial period since 1850 : 

T h e  Average Size of  Farms- acre^.^ 

This table shows for the United States as a whole a ten- 
dency toward a smaller sized farm with the exception of 189fi 
and 1900, when there is a slight increase indicated. The ten- 
dency toward a smaller sized farm was universal for the United 
States and all subdivisions between 1850 and 1880. From 

1 19101 1900 
United States . . . .  .1138.01146.2 
New England . . . .  .1104.41107.1 
l\i7idclle Atlantic . . . 1 92.21 92.4 

  economic History o f  the  United States, Chapter 22, page 329. 
2Vogt's Introduction to Rural Sociology, page 65. 

E. N. Central ........... .1105.01102.4 
W. N. Central . . . . . . . . . . .  .1209.6/189.5 ) 
South Atlantic .......... . I  93.31108.4 
E. S. Central . . . . . . . . . . . .  . I  78.21 89.9 
W. S. Central . . . . . . . . . . .  .179.4233.8 1 

. . . . . . . . . . . . . .  Mountain .1324.5 457,9 1 
Pacific .................. .1270.31334.8 1 

1 1  
133 1 122 ( 124 ( 140 1 143 
134 1 . I57 1 241 1 353 1 376 . 

I l l  
144 151 4 1 321 291 

324 1 313 1 336 / 367 1 695 - 
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1880 to 1890; an increase in the size of farms is shown for the 
whole United States, and for the subdivisions the increase and 
decrease about offset each other. From 1900 to 1910, a de- 
crease is indicated for the United States as whole and for  
each subdivision except the East North Central and the West 
North Central. The lowest average size of farms, as we would nat- 
urally expect, is found in the older sections of the country. 
The average size of farms for the five divisions east of the 
Mississippi is smaller than for the divisions west of this river. 
The individual states showing the largest average size (3f 
farms, are Nevada, Wyoming, and Montana. The large cattle 
and sheep ranches classed as farms account for this result. 
North and South Dakota show the next highest average, 
which is traceable to the fact that  land in these sta'ies was 
usually acquired undei. homestead or other land settlement 
acts, in which each settler received from 320 to 640 acres 
each. The large wheat fields have also contributed to the 
size of farms in these states. I t  should be observed tha t  th;c? 
farms in this group of states are operated as a rule ~y farm 
laborers rather than tenants. This is due both to the nature 
of the agricultural enterprise and the character of crop pro- 
duction. 

The census report shows that in 1910 more than two- 
thirds of the farms of the United States (68.7 % ) were be- 
tween 20 and 175 acreas in area. Of the total number of farms, 
23.8% comprised an acreage of from 100 to 174 acres. The 
influence of our land system is seen here for the quarter-sec- 
tion farms come under this group. The following table taken 
from the 1910 census gives important data on the relati 
of farms in the United States: 

ve size 
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Comparison of the Number of Farms i n  the United States 
Acreage Groups for 1910.l 

/ 1910 1 1900 1   umber percent. 
Size Group 

United States. ....... 
............... Under 20 acres 

................ 20 to 49 acres 
50 to 99 acres ................ ............... 100 to 174 acres ............... 175 to 499 acres 
500 to 999 acres ............... ........... 1,000 acres and over 

Farms 
Number 1 Increase 

The census reports show that the small farms are the rr 
numerous in the Southern states. This is correct only in a v 
superficial sense. For census purposes, farms operated 1 
tenants are  classified as  independent farms. The fact is, thr 
many large farms in the South are cultivated in bloc1 
of from 20 to 80 acres by "croppers" and tenants. 7- 
close supervision of all the tenants on a large plantation 
the landlord really makes the whole plantation a single a1 
cultural unit. I t  is difficult to find a principle that can 
accurately applied in the classification of farms by unit ac 
age because of the complications of tenure. There are m: 
farms for which a cash rental is paid that may 
appropriately classified as independent farm units, but - 
number is relatively small in comparison with other syste 
of farm tenantry in the South. If this classification w 
made with reference to the distribution of the average s 
of farms in the South, the census figures would show a vc 
different result. The inaccuracy of the census figures I 
Southern conditions is revealed in a comparison that is mi 
of the average acreage per farm in the various geograp 
cal sections of the country: 
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1Thirteenth Cmsus, Volume 5 ,  Table 1, page 257. 
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Average Acreage Per Farm. 

Ail B'arm Land 
Division of Increase* 11 

Section 
Amt. / Pet. 

*A minus sign (-) denotes decrease.1 

The smallest average size of farms in the South. was re- 
ported for Mississippi (67.6 acres), followed by South Carc- 
lina (76.6 acres), Alabama (78.9 acres), Texas (88.1 
acres) and Oklahoma (61.2 acres). These are the states of 
the South where the system of farm tenantry generally re- 
quires the largest supervision on the part of the landlord. 
Croppers and other share tenants occupy the farm, ancl the 

4.2 
-9.4 
-1.3 

3.8 
15.7 

-9.0 
-5.2 

17.3 
4.7 

landlord, or his superintendent, exercises complete supervi- 
sion over the entire farm cultivated by them. The entire farm 
is thought of as the farm unit and in the several subdivisions 
cultivated by the tenants. These facts enter into an appraisal 
of the influence of the size of farms and the extent of tenan- 

United States ......... 
New England ......... 
Middle Atlantic ...... .I 
East North Central. .... 
West North Central .... 
South Atlantic ........ 
East South Central .... .... West South Central 

............ Mountain 

Comparison of Improved and Unimproved Land. 
I'he average size of all farm land in comparison with 
verage acreage of the improved land deserves consider- 

ation. The table reproduced above presents the comparison 
in convenient form. The average improved acreage per farm 
has a more definite relationship to farm tenantry than the 
average acreage per farm of all farm land. Farm tenantry 
is essentially related to improved farms. The rank of the 

72.2 
42.4 
63.4 
76.3 

127.9 
47.9 
44.5 
52.7 
82.9 

IThirteenth Census, Volume 5, Table 1, paage 37. 

3.0 
4 . 0  
-0.8 

2.9 
20.1 

-4.3 
-2.3 

9.1 
3.9 .............. Pacific. 1 270.3 

138.1 
104.4 

92.2 
105.0 
209.6 

93.3 
78.2 

179.3 
324.5 

The North ............ 143 0 133 2 7 4 100 3 90 9 9.4 10.3 
........... The South .) 114:4 138:2~-2::~~-17:2 48:6 48:li 0.51 1.0 
............ The West 296.91 386.11-89.21-23.11101.7~.81-10.1 -9.0 

..... East of Mississippi 93 0 99 8 -6 8 -6 8 55 4 57 6 -2 2 -3.8 
West of Mississippi ... .I 211:31 229:0/-17:71 -7:71107:41 98:41 9:01 9.1 

132.5 -16.41-12.4 334.8 

146.2 
107.1 

92.4 
102.4 
189.5 

89.9 
233.8 
457.9 

-64.5 

-8.1 
-2.7 
-0.2 

2.6 
20.1 

108.4-15.1 
-11.7 
-54.5 
-133.4 

-19.3 

-5.5 
-2.5 
-0.2 

2.5 
10.6 

-13.9 
-13.0 
-23.3 
-29.1 

116.1 

75.2 
38.4 
62.6 
79.2 

148.0 
43.6 
42.2 
61.8 
86.8 
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groups of states is changed considerably when the average 
acreage of improved farms is substituted for the average farm 
acreage based on the total acreage. For example, the West 
North Central division with an average of 148 acres per farnr 
ranks first on the basis of i m p r o ~ e d  acreage per farm. Tlrz 
Pacific division with 116.1 acres and the Mountain with 
acres also rank high. The New England division represe 
the lowest average improved acres per farm (38.4) wit1 
East South Central division (42.2), and the South Atlantic 
division (43.6) with only a slight increase of average of im- 
proved acreage per farm. Nevada (279.7 acres), North Da- 
kota (275.1 acres), and South Dakota (203.8 acres) are the 
states tha t  reported the highest improved acreage per farm. 
The states having the lowest improved acreage per Parm were 
Massachusetts (31.5) and Mississippi (32.8). 

The causes that  bring Massachusetts and Mississippi into 
the same classification with reference to the average of the 
improved acreage per farm are traceable to very differnt 
sources. The cause of the low average in Massachusetts is due to 
the prevalence of small truck, poultry, and dairy farming. 
The system of tenant farming in Mississippi, where cotton is 
the predominant crop, gives tha t  state its rank. In every 
case the average of improved acreage per farm is either dc- 
termined by its system of farm cultivation or the character 
of its production. In general, truck farming brings the unit 
down. The cultivation of cotton, cane, rice, and wheat has 
a decided tendency to increase the size of the farm unit. 
Stock farming and a combination of stock and grain fs 
ing have the same effect. 

The average size of farms in the United States has been 
largely determined by considerations of economic efficiency. 
As we have seen, our national land policy that  has arbitrarily 
determined land settlement units, had an influence in modl- 
fying the application of this principle, but with the passing 
of the public domain, we may expect to see economic consid- 
eration more and more exert an  influence with reference t o  
this situation. The relatively large freedom of movement 
in the United States in comparison with other countries makes 
this influence more certain. Consequently, efforts are 
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going on in every section of the country to adjust the 
average size of the farm unit to a better production and a 
more satisfactory economic situation. For this reason, the 
small farm unit that prevails in the East and in the sections 
surrounding the large cities is the natural consequence of 
freedom of choice on the part of agricultural workers, and is also 
a result of a more favorable economic situation. In the 
South the farm labor situation and the predominance of cot- 
ton as the staple crop, has evolved a peculiar system of cul- 
tivation. The dry farming sections of the West require large 
units because the land must lie fallow part of the time and 
the cultivation must be done with the minimum of machinery. 
There is a large area in the upper Mississippi valley region 
that is in the process of adjusting itself to  cultivation by farm 
machinery, which will modify to some extent the present plall 
of culitvation. 

It  has been seen that  the average size of farms is not a 
determining factor with reference to farm tenantry. The 
policy of enclosure in England, as  we have seen, had a ten- 
dency to increase tenancy. This has only been partially true 
in the United States where similarly large areas have been 
owned or controlled by one individual or a group of individ- 
uals. In the South tenantry has increased on the large plan- 
tations. But two factors have contributed to the system ~f 
cultivation. (1) In the first place, the nature of crop pro- 
duction has been the most important factor;  (2) and in the 
second place, due to the nature of the crop cultivated, farm 
tenantry proved to be preferable to  cultivation by farm la- 
borers. In other sections of the country, capitalistic farming 
has resorted to the use of farm labor instead of a system 
of farm tenantry. This is especially true in the dry farming 
and great grain sections of the country. Both systems pre- 
sent their social and economic problems. "A tenant svstern 
may be bad enough," says Vogt, "but it can scarcely offer a 
more dangerous outlook than a wage-earning class in the 
country, even though from the operator's point of view n 
farm with a permanent hired hand is more profitable."l As- 
suming a type of crop production, therefore, favorable to a 

1Introduction to Rural Sociology, Chapter 5 ,  page 67. 
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tenantry system, we may look with concern upon capital 
farm enterprise. There is a tendency in many sections of 
country toward centralization of ownership of large fa. 
The Industrial Relations Commission reports that the farms of 
one thousand acres or over comprise 19 per rent. of the total 
farm area of the United States. And these farms are owneci 
by less than one per cent. of the total farm owners1 I t  is 
asserted that  "one-half of the farm lands in Texas are includ- 
ed in 2.7 per cent. of the  farm^."^ There is a decided ten- 
dency for persons living in cities to invest their surplus wealth 
in farm lands. This process will be accelerated if tenant 
farmers are available to cultivate the lands purchased a t  a 
price that  will justify the investment of surplus capital. This 
will insure, not only a system of farm tenantry, but it will be 
associated with absentee landlordism. I t  is inevitable that 
the rapid increase of farm tenantry will come with a corre- 
sponding increase in the average size of farms unless a diffe 
system of cultivation can be devised in the interest of be 
production and more economic methods of cultivation. 

istic 
tat: 

rms. 
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lSee Final Repart. page 30. 
2Bulletin No. 35, page 148, (1915). published by the University of Texas. 



CHAPTER XV. 

THE LEASE CONTRACT BETWEEN LAND- 
LORD AND TENANT. 

. 
The lease is the technical designation of the formal docu- 

ment that expresses the contractural agreement between 
landlord !and tenant. Its provisions determine the relativ' 
advantages and obligations on the part of the landIord and 
tenant with reference to the farm enterprise. Serious at- 
tention is now being given both to the form and substance of 
the lease contract. The wording of a lease is a relatively 
simple matter. As in all legal documents, the thing striven 
for is an accurate expression of the intention of the parties. 
The significant thing grows out of the effects of the pro- 
visions of the lease upon the economicl and social welfare 
of those who are parties to it. This study is not concerned 
primarily with the legal aspects of farm contracts between 
landlord and tenant. Practically all of the problems of 
the farm lease are social and economic rather than legal. 
I t  is important, therefore, to study the farm lease contract. 
from the standpoint of farm economics. 

It  is rather remarkable that  the farm lease has not be- 
come standardized. The widespread practice of tenantry 
throughout the country has made the lease contract the most 
familiar legal document that  we see. It would naturally 
be assumed that its'form and its provisions would have long 
since become uniformly established. But such is not the 
case. While there are many printed lease forms, scarcely any 
two are alike. The manner of leasing farms continues to be 
very unsystematic, but loose methods have persisted in the 
face of improved business practices in all other industries. 
The provisions of the lease contract often ignore the more 
scientific methods of agricultural production and the use of 
improved machinery in cultivation. The practice of using 
old lease forms under modern conditions of agriculture, has 
caused many things to be . implied in the contractual 
relationship between landlord and tenant. These old forms, 
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based largely upon custom, have made it difficult to apply the 
principles of farm management and rural economics to the farm 
contract. 

Much of the conflict between landlord and tenant has 
grown out of mere verbal agreements, which 'have taken the 
place of writt tracts or supplemented old lease forms 
that  continue . sed. This situation has caused the par- 
ties to these agreements often to forget or to  deny their cop- 
tractual obligations. It is not surprising that  out of such a 
situation disagreement, personal antagonism, and law suits 
have arisen between landlord and tenant. The fact is, that 
oral agreements or written leases expressed in vague and in- 
definite terms, have been more responsible for the conflicts 
between landlords and tenants than the unreasonable terms 
of these contracts. 

Relation of the Lease Contract to 
Tenantry Problem. 

the Far 

The provisions of the farm lease go to the heart of the 
farm tenantry problem. Tichenor says: "The farm tenancy 
problem is to find a system or systems of tenancy which will 
be satisfactory to both parties, which will conserve and im- 
prove the productivity of the soil, return to the landlord a 
fair interest on his investment, and also something for him t o  
lay by for an  investment in a farm of his own later on."l This 
is a fair explanation of the problem of farm tenantry, and 
Tichenor's statement of it clearly indicates the principle that 
should guide in the formation of the lease contract. In other 
words, every lease contract should safeguard the productivity 
of the soil, attempt to secure for the landlord a fair interest 
on his investment, safeguard a good standard of living 
for the tenant and his family, and give the tenant an oppor- 
tunity to acquire a surplus out of which he might provide a 
farm home of his own in due time. 

Professor 0. G. Lloyd lays down the following principle 
governing leases : 

1Farm Catracts Between Landlord and Tenant, Chapter 1, page 4. 
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"A satisfactory lease from the farm manage- 
ment viewpoint is one which calls for profitable 
farming and a fair division of the farm returns be- 
tween the landlord and the tenant. Farms with the 
best organization are the most profitable. A fair 
division of the returns between the landlord and the 
tenant includes a measure of all that each receives 
from the farm."' 
This sounds rather axiomatic and simple. But when it 

comes to making the application of the principle underlying 
a satisfactory lease to concrete problems of farm enterprise, 
difficulties arise a t  once. The formulation of every lease 
contract presents two difficult questions. (1) What is a 
fair division of the returns between the landlord and tenant? 
(2) Which method of renting land will produce the most 
satisfactory results to both of the contractual parties? The 
difficulty in answering the first question, grows out of the 
many complexities and variations of the farm enterprise. 
The difficfilties connected with the answer to the second qucs- 
tion, result from the complicated methods of cultivation and 
the endless problems that  every farm present 

sing. 
n n v l n r  

Principle of Farm Lea! 
It has been difficult to  formulate pLlllziple that  will 

guide in determining the ratio of the division of the farm pro- 
ducts between landlord and tenant. 'It will probably be gen- 
erally accepted, however, that  the parties to the farm enter- 
prise should be compensated to the extent of: (1)remuner- 
ation for all labor-manual and managerial ; (2) reimburse- 
ment in full for all funds paid out for operating expenses- 
feed, seed, fertilizer, and similar expenses ; (3) interest on 
capital investment a t  a reasonable commercial rate on land, 
improvements, implements, and stock; (4) interest on all money 
advanced for operating expenses ; (5) depreciation of the farm- 
stead. 

Care must'be exercised to use only correct data in work- 
ing out concrete problems of this kind. Due allowance must 
be made for over-capitalization of land and' over valuation 
of labor.2 

IFarna Leases in Iowa, pane 4 ,  Bulletin No. 159, Agricultural Experiment Station, Iowa 
State College of Agricultural and Mechanfc: Arts. 

2The application of these principles is carefullv worked out in several hypothetical cases 
by R. L. Adams in an article on "A Working Basis for Leasing" in the Country 
Gentlemen for December 3, 1916. see Volume 81, No. 49. 
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' Sir Richard Paget attacks this problem in an interesting 
way in an  address on "The Division of Capital in Agriculture 
Between Landlo Tenant," quoted in the Agricultural Ga- 
zette for July, 1 [e says : 

"I arrived a t  a system which is based on the as- 
sumption that  in the average case it would be fair 
that  the farmer should have as  much of the profits 
in respect to his skill and management (apart from 
any working capital he may invest) as the landlord 
gets in respect to the use of his land and buildings, 
and that  whoever puts in the working capital should 
get a further share of the profits in respect to this 
investment. 

"To put this scheme of partnership into prac- 
tice, the first thing is to value the land and build- 
ings. This amount is credited to the landlord as 
part  of the capital put in by him into the partner- 
ship, The next step is to secure an equal rethrn to 
the farmer in respect to his skill and management. 
This is done by crediting him with an equal capital sum 
in the books of the partnership. The third and last 
step is to credit whoever puts in the cashb(working) 
capital-be it the farmer only, the landlord and 
farmer, the landlord only, or even be it an outside 
capitalist, with the actual amounts of such working 
capital invested. These three items taken together 
form the total capital of the partnership, and the 
profits are divided between the partners in propor- 
tion to the number of shares held by them respec- 
tively."l 

Ed H. Webster has the same principle in mind in the 
lowing statement : 

"The only true division seems to be on the basis 
of the capital invested. But you say the tenant has 
no capital except his teams and implements. Here is 
where we have a wrong conception of the tenant's 
value on the farm. We wish to propose a plan 
that will place the tenant or partner in his true po- 
sition in relation to the business in which he is en- 
gaged and ask the criticism- of farm management in-. 
vestigators, landlords, tenants, and farmers, gener- 
ally, on the plan. 

lHoard's Dairyma~z, Volume 52, No. 9, page 279. 
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"In order to make an  equitable adjustment, not 
subject to arbitrary additions or subtractions design- 
ed to cover up inequalities, we took this proposition 
as a fundamental starting point; the real property, 
that is the land and buildings, will in the great 
majority of cases be a fair  offset to  the managing 
partner's (tenant's) time. Apply this on large farms 
or small ones, on high-priced land or on cheap land, 
and it will come about as  close as anything can to 
making an equitable arrangement. 

"Let either side or both sides furnish the per- 
sonal property and cash. Credit their respective 
accounts with the value furnished. Pay all operat- 
ing expenses of the farm from the gross receipts and 
divide the proceeds according to the amount of cap- 
ital furnished by each. The depreciation of the 
real estate and the personal property is to be paid 
as part of the running expenses of the farm. The 
landlord will pay the taxes and interest on any en- 
cumbrance on the real estate from his share of the 
profits after the division has been made."' 

The Lease Contract in Relation to the 
Method of Renting. 

The systems of renting land have been described in prev- 
ious chapters. For the purpose of this discussion all methods 
of renting may be grouped under two systems: (1) Rent- 
for cash and (2) renting on shares. There are  endless 
varieties and combinations of cash and share systems of rent- 
ing land. The complications in the lease contract grow out 
of these variations. Cash rent for land, or cash rent for  land 
and stock is very simple. The landlord, by the provisions of 
the lease, receives a lump sum for the use. of his land and 
necessary improvements. Some lease contracts of this kind 
provide varying amounts for grain land, fruit  land, and pas- 
ture. The lease contract is not complicated even In bushel 
renting.. It does not differ essentially from cash rent. The 
lease contract becomes more complicated and more difficult 
under systems of share renting. This is due to the fact that  
the relative shares of the produce vary widely between land- 
lord and tenant, and these shares vary widely with reference 
IHoard's Dairyman, Volume 52. NO. 9, p a r e  270. . 
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to the different crops raised on the same farm and- under the 
same management. The relative shares vary with the COE- 

tribution each party is supposed to make to the farm enter- 
prise. Under this system of share tenantry, the tenant re- 
ceives two-thirds, one-half, two-fifths, or one-third of the crop. 
These are the fractional divisions of staple crops that are 
txsaally found in the lease contract, although in exceptional 
cases other fractional divisions may be provided. .The ratios 
cf division depend, of course, upon the relative capital invest- 
ment and labor contribution. When the landlord furnishes 
land, teams, and implements-everything except labor-his 
proportion of the produce is relatively large, usually two- 
thirds of the hay and grain. In the South, where cotton and 
corn are the principal crop, the landlord usually receives one- 
third of the grain and one-fourth of the cotton. Where com- 
petition for land is rather great, there has been a tendency on 
the part of the landlord to exact a share of the produce out 
of proportion to the interest on his capital investment. In 
Texas and some of the other states, the shares of the crop 
which the landlord and tenant shall receive are now regulat- 
ed by statute.l 

The principal objection to the share system is that it 
usually ignores economic principles and honest finance. In 
other words, the division of the crops agreed upon bears no 
definite relation to the capital investment or labor expended. 
For example, the share of hay that the tenant receives mav 
be in excess of the value of his labor contribution, while, 
the other hand, the share of the grain received by the la] 
lord may represent a value larger than a reasonable inter( 
on the land investment. Custom and competition have often 
been determining .factors in the share lease contract. Under 
their influence tbe landlord has often been enabled to exact 
more than a reasonable share of the produce that has been 
cultivated and harvested by his tenant. The share Iease con- 
tract is to be always thought of as a partnership, but 'in too 
many cases it has been a partnership of very unequal finan- 
cial returns. 

1General Laws of the State of Texas. Passed by the Thirty-Fourth Legislature. Chap 
ter 38, pages 76 and 78. 
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The Miller System of Leasing. 

To safeguard an  equitable distribut 
duce between the landlord and tenant D 
culturist of the Portage County (Ohio) Ir 

.ion of 
r. H. P 
nprover 

-. . 

. k 

the f a r 4  pro- 
. Miller,, Agri- 
nent Associa- 

tion, devised an interesting leasing system. It is based .upon cl 

ratio of the actual money value of what  each party puts into 
the farm enterprise. Dr. Miller gives an  explanation of his 
system in the Ohio Farmer for November 21, 1914. in answer 
to the following inquiry : 

"What would be a fair-terms' 

?"  Th' 

he incc 
0 . 1  

a two hundred acre dairy farm, the landlord to  rurnisn every- 
thing e follov 

ant. 
d and 
of a co 

tenani 
~ntract  

--l'his gives an opportunity Ior a aiscussion of 
a rational tenancy system. Tenancy contracts In 
America have not generally been based on a careful 
analysis of the elements involved. The two main 
elements are the capital of the landowner and the 
1 bntributed by the ten: 

cstom. Both landlor ; usually 
i h the consideration ( with the 
assumption tha t  the tenant must receive either one- 
half or a third and begin to figure what each skiould 
furnish. And instead of employing the only ac- 
curate basis for the comparison of values which we 
have, they usually appeal to 'cust 'Custom' 
should no more be relied upon to dett the terms 
of a lease in any specific instance tl should to  
determine the price of a farm. 

"Elements o f  Value t o  a Tenant. It will read- 
ily be recognized tha t  one farm in a township may 
be well worth twice as  much as  another of the same 
area. Location as to a school, town, railway and im- 
proved roads; the buildings, the shape and contour 
of tillable fields, their location as  to buildings, the 
natural productivity of the land, its present state of 
fertility, the size of the farm and proportion of till- 
able land, the carrying capacity of the pastures, the 
water supply and the condition of the fences; all of 
these things enter into the determination of the ren- 
tal value of the land, even more than its sale value, 
because some of them may ultimately change for  the 
better. The tenant can consider only present fac-, 
tors. 
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"Ratio. It seems to have entered the minds 
of either landlords or tenants that  it is just as easy 
to make the share to  each any other per cent. as 50 
or 33 1-3, and that the rational thing for each to do 
is to put into the partnership whatever he has to put 
in and to share in proportion to what he invests, 
whether that 50, 40 or 37 1-2 per cent. 

"Basis o f  Division. For want of more ac- 
curate system, we measure values in dollars. The 
first step in determinng the basis for an equitable 
division is to  agree upon the annual money value 
of what each puts into the enterprise. All of the 
elements enumerated above should be considered in 
determining the cash rental value of the farm. 
Five per cent. is considered a fair return upon land. 
The investment in cows, work horses, and farming 
utensils should be allowed ten per cent. and five 
per cent. upon young growing stock. 

"Zllustration. Suppose i t  is agreed between 
landlord and tenant that the land is worth $5,000 
and the equipment in detail invoice $4,000. Five 
per cent. on the $15,00 is $750 and ten per cent. 
on the $4,000 is $400. The landlord should then 
have $1,150 per year. We will now suppose it is 
agreed the tenant is to keep one regular hand and 
has a boy able to do one-third a man's work. The 
hand will cost, with board, $450. We will say the 
tenant himself should have $300 besides the use of 
house, garden, fruit, milk for family and use of 
horse for family driving. The boy we will estimate 
will contribute labor worth $100. This makes $850 
estimated due the tenant. If the wife or daughters 
milk or make butter, they should be paid. Stated 
in percentages, the tenant should have 42 1-2 per 
cent. of the net returns. That is, all running expen- 
ses, as fertilizer, feeds, salt, machinery and harness 
repairs, and cost of milk delivery, if any, should be 
paid before the division is made. 

"If the net income should happen to be just 
$2,000 each party would get exactly what he expect- 
ed. If the season should be unusually favorable, 
crops better than the average, and prices high, the 
net income might reach $3,000. The landlord should 
then have 57 1-2 per cent. and the tenant 42 1-2 per 
cent of the extra $1,000. On the other hand, ad- 
verse conditions might reduce the normal income. 
The landlord would then have to be satisfied with 
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less than five per cent. on his land investment and 
the tenant with less than $300 for  his labor. 

"The same principle will apply where the ten- 
ant  furnishes any part  of the equipment. He should 
be allowed the same per cent. on his investment in 
stock or tools, whatever it may be, as  the landlord 
for what he contributes. 

"Inventory. A careful inventory . should be 
made of what each puts into the enterprise. A 
great deal of trouble can be avoided by accuracy 
and a definite understanding over details. I t  should 
be agreed upon as  to how,much poultry is to be kept 
and how the income from it  is to be shared; what  
proportion of the fruit  the tenant is to have for family 
use and what repairs to buildings and fences the tenant 
is to make. Permanent improvements should be con- 
sidered as  increasing the landlord's investment, and 
changing his proportion unless the tenant contributes 
labor toward their installation. So, too, public im- 
provements, as  the building of roads, which increase 
the taxes upon the land and increase its value to the 

I 

tenant, should increase the proportionate return to 
the land owner."l 

This system of leasing deserves more consideration than  
it  has received. It certainly is based on sound economic prin- 
ciples. 

The Duration of the Lease Contract. 

The period of the lease contract is an  important factor in 
the farm tenantry problem. The usual term is for one year or 
from year to year. However, the practice of making the lease 
contract for a period of from three to five years is increas- 
ing. In some cases, the lease provides that the contract is 
understood to be continuous unless due notice to discontinue is 
served by one or the other of the parties. 

It is generally believed that the annual lease contract has 
been responsible for the frequent moving of the tenant from 
one farm to another. But investigations have not supported 
this conclusion. Investigations made on the dairy farms in 
Wisconsin and Illinois, show that tenants remain longer on 
the same farm under an annual lease. In a number of cases 
1Tichenor's -Farm Contracts Between Landlord and Tenant, pages 203-206. 
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reported, there are leaseholds which have descended from 
father to son, the present tenants having been born on the 
farms that were previously operated by their fatherso1 But 
it should be observed that  these are rather exceptional cases. 
The shift of tenants from one farm to another under the an- 
nual renewable lease, varies in different sections of the coun- 
try with the character of the tenant and nature of farm PI 
duct. In the Southern states conditions have been a great dc 
less stable than in the grain states of the Middle West. 

The evils usually attributed to the short lease system are 
soil depletion, injury to farm buildings and equipment, and 
genetal neglect of the premises. The extent of these evils 
depends verv largely upon the intention of the tenant with 
ref erenc naining on the farm a long or a short time. If 
the land !els that his tenure is insecure, the tendency 
to neglect soil fertility and to abuse the property is increased. 
There is no doubt that  a leasing s! ~f longc tiox 
would have a tendency to reduce the  at are I pre- 
valent under the present system. 

The lease contract should conform in its p~ovrsions to  
sound economic principles and reflect a wholesome social sit-. 
-uation. The agreement between landlord and tenant has 
been too much regarded as a private arrangement with no 
social or economic consequences to any one except the parties 
that  have entered into it. An effort is being made to formu- 
late the lease on the basis of its larger significance. The . 

.fluenee of the lease contract on the problem of farm tenant 
.has not been adequately appreciated. A study of the con1 
itions imposed in many lease contracts reveals the source of ' 
.real problem of farm tenantry. In the succeeding cha. 
two  lease contracts will be contrasted for the purpose of il 
*rating the far-reaching effects of this legal relationship. 

{stem c 
evils t h  

2r dura 
now so 

lSee Wilcox's Lease Contracts Used in Renting Farms on Shares, page 3. Bulletin NO. 
650, U. S: Department of Agriculture. 



CHAPTER XVI. 

THE SOCIAL JUSTICE IN THE PROVISIONS 
O F  THE LEASE CONTRACT. 

In the preceding chapter an attempt was made to present 
the larger and more significant problems relating to a lease con- 
tract. The influence of rural economic principles and methods 
of dei ~g an equitable division of the agricultural income 
were ( *ed. In the present chapter, a closer study will be 
made ,, zffects and influences of lease contracts as  we act- 

find them. uall y 

bour 
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The Essentials of a Valid Least Contr: 

~ e g a l l y  every lease contract must possess three requisites 
on which there is mutual agreement. (1) There must be a .  
definite agreement between the parties as to the extent and 

~d e property leased. (2) The lease must set forth 
iil terms agreed upon. (3) The price of rental and 
ti manner of payment must be agreed upon and set 
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Vhile the terms and conditions of various farm lease con- 
vary greatly, there are a few principal provisions that ap- 

n all leases with such uniformity as to make them essen- 
.lal of every contractual relation of this kind. They are 
as follows : 

(1) A provision with I :e to the land and permanent 
imnrovements thereon that are ~urnished by the landlord. 

2) Tht (manual or managerial) to be furnished by 
mant . I 

3) Inventory of the working capital that is supplied by 
each party. 

(4) The share of the agricultural inc ch party is to 
receive, the amount of rent the tenant is I 2nd the condi- 
tions of such paymen+ 

ltrictive topics as soil 
the c r ~  2, the amount 

lSee 16 Colo. 415; 26 Pac. 780; 68 Pac. 715. 
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u ~ r y ,  

the 

and the kind of live stock to be maintained and the utilization 
of grain and forage crops. 

(6) Nature and extent of repairs to be made on farm im- 
plements and permanent improvements. 

(7) Length of the lease contract. 
(8) Special privileges accorded to the tenant, such a: 

designation of a garden plot and the keeping of cows, pou 
and hogs. The extent of the use of supplies, including fuel. 

(9) Extent of supervision of the farm enterprise by 
owner or his agent? 

The effects of these several provisions of the lease contr 
upon the welfare of tenant farmers vary between wide lim 
Some of them affect him only in a general way, while others h; 
endless possibilities for lowering his standard of living and pl 
ing burdens upon him almost beyond endurance. For exam] 
the first provision is general and the consequence resulting fr---- 
its application are not keenly felt. Perhaps the greatest hard- 
ships that have been experienced by tenant farmers result from 
the application of the provisions in number five and number eight. 

act 
its. 
ave 
ac- 
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nm 

Social Justice in a Standard Lease Contract. 

The following lease contract is one that has been widely 
followed and in very general use througout the South. This 
particular lease was made between a prominent landlord and a 
tenant farmer in Refugio County, Texas: 

"STATE OF TEXAS, County of Refugio. 
THIS CONTRACT OF LEASE made by and be- 

tween ------------, landlord, and -,------------ , of 
said county and state, tenant, witnesseth: 

1. Landlord does hereby lease and let unto tenant 
that -certain tract or parcel of land situated in said 
county and state, consisting of 150 acres together with 
all buildings thereon situate and known and designated 
as Farm No. 4, by landlord and being a portion of the 
lands of said landlord in said county." 

There is nothing in section 1 that necessarily operates 
the injury of the tenant. Under a system of keen competit 
the landlord has the opportunity of leasing unproductive la: 

to 
;ion 
nds 

S e e  Tichenor's Farm Contracts Between Landlord and Tenant, Chapter 3, page 1 
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in acreage tracts that may be detrimental to  the interests of the 
tenant farmer. But this situation has not produced serious r e  
sults. As observed in the preceding chapter, i t  is important to  
both parties to provide sufficient acreage to make the farm en- 
terprise remunerative to both parties. 0. R. Johnson contends 
that a t  least 120 acres and not more than 500 acres are neces- 
sary for maximum efficiency. He thinks that  under average 
conditions between 200 and 400 acresoare required to produce 
adequate financial returns to  landlord and tenant.l 

"(2) The term of.this lease shall be for the crop 
season of 1914, beginning the first day of November, 

313, and expiring when the crops grown thereon are 
arvested as hereinafter provided, but not later than 
'ovember 1st the following year." 

'I'his, or a similar provision, is contained in most of the 
printed forms. On its face, i t  contains all the possibilities for 
producing a shifting class of farm tenants. Emphasis is laid 
on the expiration of the lease and by the provisions of this sec- 
tion the contract expires "when the crops grown thereon are 
harvested as hereafter provided but not later than November 
1st the following year." The lease containing this provision 
cannot rightfully be called an annual lease contract. It does not 
run for the period of one year and does not contain the reason- 
able privilege of renewal upon brief notice, if mutually satis- 
factory. The effect, therefore, from such a provision as this, is 
a continual shift of tenants from one farm to another with the 
attendant economic losses that  result from this practice and 
general neglect of protection to farm property and soil improve- 
ment that comes with a more permanent tenure. 

"(3) Tenant contracts and agrees to thoroughly 
prepare the ground; plant, cultivate, and harvest all 
crops to be grown on said premises, all a t  the expense 
of the tenant, and a t  the time and in the manner des- 
ignated by landlord or agent. And further binds and 
obligates himself and guarantees to plant and cultivate 
the entirety of said leased premises, in the manner and 
with the crops desinated by landlord or agent, except 
such land, if any, as  may be fenced off and specifically 
designated by landlord or agent as a pasture.'' 

- -- 

lSuccessful Farm Organizatin, page 25, ~ullet in 142 of the Agricultural Experiment 
Station. College of Agriculture, University of Missouri. 
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It would be difficult to formulate a more exacting provia 
than that contained in this section. The tenant agrees ur 
tl. igraph to prepare thoroughly the ground, plant, cl 
v: 1 harvest all crops a t  his own expense. There is nc 
ing objectionable in this sentence. I t  is naturally contem 
ted that this is a fundamental consideration that grows out of tl 
kind of an agreement. But i t  goes further and provides that : 
this shall be done "at the ,time and i n  t l ~ e  manner designated 
the landlord." Tke tenant here obligates himself to plant the 
crop designated by the landldrd and to plant i t  n znner pre- 
scribed by him a t  the time he orders i t  done. 

It should be observed, however, that there 1s considerable 
variation in the wording of this provision under the different 
systems of tenure. Under a "cropper" system where the entire 
financial responsibility is incurred by the land owner, i t  is nepnG- 
sary to restrict the activities of the tenant very closely. I 
unfortunately, this restriction is provided in lease contracts 
der various share lease contracts where the financial respo 
bility of the tenant makes him a real partner in the busin 
Under these conditions there is no justification for such cl 
plete control over the farm enterprise as that contained in 1 
PI 

He f u r  ther ag ,. . a t  one-: fourth 
r n l  

of the 
leasea premises snau be plantea in sucn reea crops 
and other crops as may be selected by landlord or agent, 
and the remaining four-fifths to be planted in cotton, 
and any and all seed used in planting any and all crops 

. are to be selected in accordance with the direction of 
landlord or agent and a t  the expense of the tenant." 
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This provision has been disastrous to the financial inter( 
of the tenant farmer. It has retarded the progress of rc 
tion and diversification of crops. The tenant is primarily in1 
ested in crops that will supply him with food for his fan 
through03 r months of the year and that will be a source ( 

money in( meet his expenses for staple articles of food ar 
clothing j family. Clearly, this provision in any lease co. 
tract .-between landlord and tenant represents antagonistic 
terests. Wherever i t  occurs, i t  has the general effect of. red 
ing the standard of living of the tenant farmer and his fam 
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and compels him to depend upon the landlord or credit merchant 
for supplies. No share or cash renter should ever consent to  . 

any such restrictive provision in the lease he makes with his 
land1 cl no honest landlord I s t  upor )orating 
such sion in the lease. 

vill insi 1 incorp 

" (5) At ; le during the season should the 
;enant fail to h i farm and crops in such a state 
~f cultivation as is required by landlord or agent, then 
landlord or agent shall have the right a t  his option 
to employ such additional labor as is necessary for 
the proper cultivation and harvesting of such crops, 
extra cost to be charged to tenant as an advance and 
?aid by tenant to landlord out of tenant's share of said 
xops. But this paragraph shall not impair the rights 
3f landlord under paragraph 10 hereof, but the right 
therein given, whenever occasion demands, may be ex- . 

2rcised by landlord i~ 
landlord herein." 

ive of 
. - 

ven 

This paragraph is objectionable from every s~anupoint. It 
gives the landlord complete control over the farm enterprise. 
He has the right a t  his option and without the consent of the 
tenant "to employ such additional labor as  is necessary for the 
proper cultivation and harvesting of such crops, extra cost t o  
be charged to  the  tenant as  an advance and paid by tenant to 
landlord out of tenant's share of said crops". It is possible 
under the provisions of this section for the landlord to supply 
extra labor a t  a cost that would completely consume the entire 
-agricultural income of the tenant. It is possible for an unjust 
landlord to keep a tenant in abject poverty as long as i t  is pos- 
sible for him to remain on his farm. Those familiar with the 
situation know that when the tenant becomes involved in obli- 
gations with his landlord that he cannot meet, that  he finds it 

-difficult to rent land from another land owner. This is the 
means by which the tenant farmer often acquires the reputa- 
tion for thriftlessness and poor ability as a farm manaper. Such 
a reputation is almost fatal to a te 

- - 

rmer. 

..:a I..-- 
"(6) The cullslueration LU ut: p a . 1 ~  uy ~ l t :  ~t:rlant 

to the landlord for this lease is one-third of all corn and 
feed crops and other crops, one-fourth of all cotton and 
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products grown or raised on said premises, being pay- 
able when the crops are harvested, or in case of sale of 
any such products of such land, then a t  the time of such 
sales, which shall be made a t  the direction of the land- 
lord. Provided, however, that before tenant shall re- 
ceive any portion of such crops, products or proceeds 
of the sales thereof, tenant shall first settle with land- 
lord in full out of tenant's portion of said crops, and 
products for all indebtedness due by tenant to land- 
lord to tenant and all indebtedness due by tenant to 
any other parties fop which landlord may have in any 
way become responsible, and such latter indebtedness 
for all purposes of this instrument is here declared to 
be an advance by landlord to tenant." 

The principle underlying the ratio of division of farm pro- 
ducts between landlord and tenant was discussed in the pre- 
ceding chapter. There is nothing to indicate that the division 
in this paragraph is unfair to either party. There is one clause, 
however, that appears in most of the lease contracts that has 
been very deterimental to tenant farming. It states that "all 
advances made by the landlord to the tenant" shall be paid for 
before the tenant shall receive any portion of the crops. In a 
preceding chapter on "Methods of Financing the Tenant Farmer" 
the consequences of this policy of the landlord's making-advances 
to  the tenant were discussed. Evidence was produced to show 
that  such "advances" are almost always made a t  prices very 
much above the local cash prices that prevail in the trade cen- 
ter  of the territory. Evidence is abundant to show that under 
the effects of this provision i t  happens that when the "advances 

- made by the landlord" have been paid for there is no product 
left from which the tenant can derive funds for the support of 
his family. It happens in many cases that  the tenant finds 
himself, almost immediately after the harvest season is over, 
confronted with the dire necessity of making another contract 
for the subsequent year in order to  secure credit for necessary 
supplies for himself and family. 

"(7) Tenant agrees to harvest the crops a t  his 
own expense a t  the time and in the manner fixed or 
directed by landlord and to deliver the one-third share 
of the corn and feed crops and other crops of landlord 
a t  the barn or barns provided and designated by land- 
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lord for that purpose and to deliver all cotton g rown  
upon  said premises a t  whatever  g i n  the landlord or 
agent may designate, all without cost or expense to the 
landlord. When cotton is baled it shall be sold under  
the  direction of landlord, the total expense of ginning 
and hailing to be first deducted and the net proceeds 
divided between tenant and landlord, three-fourths to 
tenant and one-fourth to landlord and tenant and 
landlord shall own the seed and divide the proceeds of 
the sale thereof in the same proportion. Provided, 
however, that before the tenant shall be entitled to re 
ceive any of such proceeds, he shall first make the settle- 
ment hereinafter provided in the mortgage clause of 
this instrument, and further, should tenant use any of 
the feed crops on said land in feeding any character 
of livestock, then he shall account to landlord for his 
portion thereof so used.'' 

This paragraph simply means that the tenant must take 
the cotton to the landlord's gin and sell to the landlord or to  a 
cotton firm designated by him. The tenant has no discretion 
with reference to the place his cotton shall be ginned or to  whom 
it shall be sold. At his own expense, he shall take the cotton 
to the landlord even if the gin selected is a t  a greater distance 
than some other gin equally well equipped where equally satis- 
factory prices for ginning prevail. 

"(8) No sublease may be made by tenant, nor 
shall any sale or assignment, pledge or mortgage of 
any interest in any of the crops, to be grown or raised 
on said premises, be made without the written consent 
of the landlord and any attempt to do so, may, a t  the op- 
tion of the landlord cancel and annul this lease." 

There is no freedom of contract growing out of this pro- 
vision. The tenant cannot borrow from any one on his crop. 
He must be satisfied with the "advances" of his landlord. The 
tenant must get "the w r i t t e n  consent" of the landlord to make 
contracts with other parties. The penalty for violating this 
restriction is the cancellation of the lease. This would mean, 
of course, that the tenant might find himself in the midst of 
the crop season deprived of a source of income on which his 
family depended for bread. This particular paragraph is more 
objectionable than any other that  appears in this lease form. 
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While i t  appears in many printed leases, i t  is doubtful if there is 
to be found any other legal document expressing a contractual 
relationship that is so onesided and unfair. 

Section 9 provides that the tenant shall mPs 

3es. T1 
~t large 

all stu 
.. . 

on the leas& premises and shall prevent the growth of obnoxious 
weeds ar ie  tenant is also required to prevent live 
stock, ru upon any portion of the cultivated lands. 

"10. The landlord reserves the right to enter 
upon said leased lands or any portion thereof, through 
his agents or employees, for the purposes of making 
inspection or examinations, exercising supervision, di- 
rection to tenant or control, or making further improve- 
ments or alterations, and for any other purpose." 

The landlord's right to enter upon the premises of his leas- 
ed lands for the purpose of inspection cannot be questioned. The 
provision, however, goes very fa r  when i t  gives the landlord the 
undisputed right of "making further improvements or alter-  
a t ions and f o r  a n y  o ther  purposes." Two objections can be 
raised to this part  of the provision. (1) The landlord's right 
to make any "alterations" that he .sees fit might be carried to. 
the point of resulting in great inconvenience to the tenant and 
interference with his farm operations. (2) The phrase "for 
any other purpose" is one of those indefinite generalities so 
often contained in lease contracts that result in conflict be- 
tween the landlord and tenant. Under such a provision the land- 
lord could do anything. No lease contract should contain any 
such indefinite and far-reaching provision. 

''(11). If for any cause whatever the tenant shall 
fail or refuse to comply with this contract in any of 
i ts  particulars, or to comply with the directions of land- 
lord or agent in regard to the same as hereby author- - ized, then the landlord or agent is hereby expressly au- 
thorized and empowered to take charge of said prem- 

. ises and to cultivate same or harvest the crops thereon 
free from all claims thereto by tenant, and such fail- 
ure, from whatever cause, or refusal of tenant to com- 

: ply herewith shall be an absolute waiver upon his part 
of all claims to any interest whatever in the crops - grown upon said premises, and such interest thereto- 

, fore held by tenant shall be taken and held by land- 
- .  lord as his liquidated -damages occasioned by the breach 
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of this contract by the tenant. And this right is given to 
the landlord regardless of the stage of the cultivation of 
2 ie grow 

is simj 
- .  

t h  of ci 

ilar to I 

rops on 

Iaragra: 
. -  . 

same." 

ph 5 an . . .d is  sul . , .  ragraph 
- . -  

r b j ect to  
the same objections. I t  places the tenant absolutely a t  the 
mercy of his landlord. Under the provisions of this paragraph, 
if the tenant should fail to "comply with the directions of the 
landlord," the landlord can step in and dispossess the tenant and 
take charge of the crop "regardless of the stage of the culti- 
vation of said lands or the growth of crops on same." A dis- 
honest and unjust landlord, under this provision, could give un- 
reasonable directions that the tenant could not afford to  comply 
with, and even if the crop were ready to harvest, the landlord 
could a m r o ~ r i a t e  the entire crop, have it  gathered, and make no 
distr: tenant j labor irnnmn 

{IL, AW 111 LullDIUGLabluII bllG OUlll 3ne 
Dollar cash to tenant in hand paid by landlord, the re- 
ceipt of which tenant hereby acknowledges, tenant has 
and by these presents does grant, sell, convey and mort- 
gage to landlord, ----------, and assigns, tenant's en- 
tire crop of cotton and corn and other produce to be 
planted and grown by tenant and those in his employ 
during the period of time above provided and on the 
above mentioned farw " 

"To have and to ~e same unto landlord,-- 
,---------------,- an ns fore---- " 

. . -  
This paragraph requires no comment. It simply means 

that for a fictitious consideration, the receipt of which the ten- 
ant acknowledges, the crop produced by his hands is conveyed 
to the landlord before a plow'is started or a seed planted. It 
should be observed, however, that the following paragraph 
slightly modifies the effects of the mortgage referred to  in par- 
agraph 12, but the modification is again restricted in the- h t t e r  
part of the following paragraph. The landlord is here given 
the right to dispose of the products of the farm in such a way. 
a t  such a price as he mav see fit without the consent of the tenant. 

r 

~w shot 
--- ---- ild tena ---- -,.--- "Nc ,nt fully comply with his unc 

takings lrr every I-esgect herein assumed, .and ,faj 
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and equitably divide said crops in the proportions here- 
in provided, and repay to landlord all indebtedness due . 

by tenant to landlord, and pay all indebtness due any 
other party by tenant for which landlord may have in 
any way become responsible, and settle with landlord for 
all advances made by landlord to tenant and settle with 
landlord for all damages done by tenant to landlord's 
property, then this conveyance shall become null and 
void, otherwise to remain in full force an effect. And 
upon any such failure by tenant in any of the partic- 
ulars above enumerated, landlord or  his  agent shall 
have the  r igh t  t o  take  possession o f  said mortgaged 
property and sell t he  same a t  public or  private sale, 
a s  he  shall see fit, without  notice, f o r  t he  amounts  due 
a s  specified above, and t he  expenses o f  such sale. The 
landlord is further authorized to deduct the amount 
due for such indebtedness from any sale or sales made 
of crops." 

"It is expressly stipulated and provided that none 
of the provisions of the laws of Texas relative to land- 
lord and tenant are hereby waived, but same are made 
a part of this lease contract, and the provisions of 
same are made cumulative hereto. 

"Witness our hands in duplicate originals, this 
1st day of Nov., A. D. 19--. 

,--,---,--,---,,--,---Landlord and Mortgagee 
,---,-----,-------,---Tenant and Mortgagor." 

A Model L e a ~ e . ~  

In contrast with the lease outlined above, a lease free from 
the objections criticised will be briefly analyzed. The first para- 
graph gives the description of the land in the usual way. 

"Leng th  o f  Tenure-To have and to hold the said 
premises unto said second party from the first day of 
March, 191--, a t  12 m., to the first day of March, 191--, 
a t  12 m., being a term of one year, with the privilege 
of renewal for each succeeding year." 

It will be observed that the lease continues for the full year 
and that provision of renewal is made for each succeeding year. 

lThe names of the landlord his manager and the tenant are withheld for obvious rea- 
sons. However, this is kot an exceptional lease contract. The fact is, it  is a printed 
lease form and is called a Standard Lease Contract. 

2This Model Lease appears in full in Wallace's Farmer, Volume 41, No. 8, page 336 for 
February 25, 1916. 
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"Plans of Farming Business-This leasing ar- 
rangement is known as a stock-share plan. The parties 
1-0 this contract shall be partners, and will cooperate fully 
ccording to the terms of this lease in order that each 
nay receive the largest returns consistent with- a prac- 
ical system of cropping and soil management, which 

Dhall maintain and even increase the fertility of the 
land, with the purpose that this farm shall not de- 
crease in productiveness and value." 

It will be observed that this contract is referred to as a part- 
nership.. This lease explains definitely the type of farming that 
shall, be followed, and the shares of each are indicated as follou~s: 

"Lessor-The first party will furnish the above 
arm, including the improvements thereon, and shall 
ay all taxes and insurance. on said property. He 
hall furnish material needed for repairs and improve- 
ients, and shall build new, permanent fences and make 
ther permanent improvements as required.. He shall 

rurnish all phosphate and limestone fertilizer re- 
quired on said farm. He shall pay stallion service fees 
on mares owned by lessee: colts to be owned in com. 
mon. 

"Lessee-The second party shall furnish all horses 
not to exceed------), harness, implements, farm ma- 
hinery, and labor necessary to do all work required 
I properly conduct this farming business, as described 
1 this agreement. He shall make all repairs and im- 
rovements where skilled labor is not required, except 
s herein specified. He shall haul, from---- source of 

supply, all material for repairing buildings and fences, 
which may be needed in the operation of said farm. 
He shall haul from ------ railroad station or ------ 
source of supply, and spread on the land, limestone, 
phosphate and other fertilizers purchased by lessor 
for use on said farm. He shall endeavor to------ 
market all produce from the farm free of cost to les- 
sor. Lessee agrees to operate said farm in a work- 
manlike manner, and to do the necessary work in good 
season, and to properly care for the crops and live 
stock, preventing all unnecessary waste or loss or dam- 
age to lessor's property. He further agrees that he 
will not burn corn stalks, straw or other vegetable 
matter grown upon said farm, but that all this ma- 
terial shall be spread upon the land as manure." 
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-1se. I 

otatoes, 
, milk, 

and g, 
poultry 

These provisions are free from ambiguity and vague gen- 
eralities. It is specifically stated what each is to fur- 
nish in connection with this farm enterprZ-- mhe leasc "-" 
nitely states that "th have p 
truck, and such fruit affords 
eggs for family use only." 

A paragraph is devoted to a description of what shall be 
furnished by the landlord and tenant. This includes all seed 
grain, grass seed, live stock other than horses, and feed. "Thpv 

-shall furnish binder twine and all fuel for tank heater, thres 
corn shredding, silage cutting, hay bailing, corn shelling, ( 

'hulling, and pay machine bills for the same." This sen 
is a sample of several that appear in the paragraph with ref- 
erence to what both parties shall furnish jointly and illustrates 
the accuracy and the complete details that are incorporated in 

A* w 

;hing, 
:lover 
tence 

this lea; 

Stock- 
.,,L ,, 

ee shall 
1 I:--.-. -4 

-Both lessor and lessc own i r  
COrrlrrrurl, eaur r  a r r  undivided one-half, all l r v t :  aiock, ex 
cepting as  hereinbefore provided for, owned and pro 
duced upon said farm, and such of said stock as thc 
parties shall .agree upon shall be sold a t  such timc 
as may be satisfactory to both.'? 

It is to be obser~ t the live stocl be owned in 
common and the live STOCK increase shall be sola only by mu- 
tual agreement. This te in contrast is j 

--- - 
ions 

of the lease quoted ab 
1 is qui. 
love. 

"Sale of Crop or stock-whenever any cattle 
-hogs, grain, corn or hay, or any other product of saic 
'farm, shall be sold, the proceeds shall be equally di. 
:vided between the parties, - - -  or if agreed upon, i t  ma3 
agl ock, grain, or material, 

,. for f the pa 
r live s t  
benefit o 

ivested 
nmon ur! 

When tne crop is proaucea, it is divided DeTween m e  parties 
on a definite basis, or "if agreed upon, i t  may again be invested 
in other stock, grain, or material for the common use and ben- 
efit bf the parties." Observe that in every case mutual agree- 
men-t is necessary before any action can be taken affecting the 
interests of either. party. Then follows definite provisions re- 
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airing the tenant to dest 
Ire of the premises by h 

roy nox 
~im. 

ious we eks and es for the 

Sicrrender of Possession-That in case he shall, 
Irom any cause, neglect, refuse, or be unable to properly 
prepare said land, sow, plant, harvest, or care for any 
and all crops to be raised on said land, said lessor, his 
agents, heirs, or assigns, may a t  their option, upon 
twenty-four hours' notice to lessee, enter upon said 
premises and take possession thereof, and of the crops 
growing or being grown thereon, and properly care for 
the same, and the proceeds remaining after payment 
of rents, cost and expense and damages, shall go to 
lessee; that he will surrender the stubble land, for the 
purpose of plowing, in the fall preceding the termina- 
tion of this lease, as soon as the crop has been removed 
from the same; that he will surrender possession of said 
premises a t  the end of the term, or sooner termination 
thereof, and if immediate possession be not given that  
he will pay lessor, or assigns, the sum of $10 for  each 
and every day possession is thus withheld, as  damages 
for non-surrender." 

- Contrast this with the similar provision in the lease quoted 
above. Observe that the landlord has the legal right to take po- 
session of his property should the tenant "neglect, refuse, or be 

_ unable properly to prepare'' the land; but also, observe that  the 
, financial interest of the tenant is taken care of by compelling the 
, landlord to pay to the tenant any "profits remaining after pay- 

ment of the rents, cost, expense, and damages." 

Lessee's Rewards for  Farm Improvements- 
5tood and agreed by both parties thal 

lessee s reward for all farm improvements which rlt: IS < 
required to make according to the term of this 
tract, shall come in the increased yields and grl 
returns which should result, and which will be sl 

' by lessee if he continues to operate said farm-" 

con- 
eater 
lared 

This provision does not appear in the stanaara lease form 
,-,viously quoted. But i t  should appear in every lease 
where the contract is regarded as  a partnership of equal parties 
who are equally interested in the results of the farm enterprise. 
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"Liability of Each Party-Neither party shall 
have the right to bind the other by any contract out- 
side the scope of this agreement, or by any purchases 
made within the scope of this agreement, except with 
the consent of the other, unless hereinbefore provided 
for." 

This is much more liberal than the corresponding pa 
graph in the lease quoted above. There is no effort here on I 
part of the landlord to restrict the contractual relations of 1 
tenant "outside the scope of this agreement." 

This lease form also provides that in case of a disagree- 
ment about the division of the property or the farm products, 
"then each shall select an arbitrator. They jointly shall sc ' ' 

the third and the three shall make such division of said prop 
as to them shall seem equitable." This offers an opportu 
for both parties to secure justice without resort to courts. 
a well known fact that the tenant is rarely able to employ a 
yer to defend his claims against an unjust landlord. 

Conclusion. 

The two lease forms that have been briefly analyzed re 
sent the opposing tendencies in the contractual relationship 
tween landlord and tenant. Happily, there is a dispositio~ 
the part of the public to insist on a lease contract that wil 
sure social justice to both parties. Landlords are coming t a  
that, after all, i t  is good business policy to make the lease ag 
ment a real partnership where the interests of each party 
carefully safeguarded. The tenant who operates under a 
lease contract usually cultivates the land more efficiently, 
tects farm implements and stock better, and manifests an ir 
est in maintaining the fertility of the soil. Just the opp( 
effect is usually observed where the tenant operates under a 1 
contract that he knows leaves him a t  the mercy of his land 
and gives him no protection. Many of the problems growing 
of the relationship of landlord and tenant, will find solution 
lease contract that is equally fair to both parties affected bj 
provisions. 

fair 
pro- 
iter- 
x o ; + n  
J D l  L C  

ease 
!lord 
p 0l l t  --- 
in a 
r its 



CHAPTER XVII. 

METHODS O F  FINANCING TENANT 
FARM OPERATIONS. 

The data presented in a preceding chapter indicate 
that the labor income of the tenant farmer in most cases gives 
promise of ability to purchase a farm home. Certainly we 
would not expect to find tenantry so extensive and increas- 
ing with such rapidity if we based our conclusion entirely on 
the available data with reference to the agricultural income 
from tenant farms. The tenant's ability to  acquire a farm 
depends not only on his labor income, but also upon his source 
of credit and the conditions under which it is secured. In 
fact, the problem of farm tenantry is largely the product of 
credit conditions rather than the unprofitable results of 
farm operations. Every student of rural problems is familiar 
with the distressing conditions under which the tenant secures 
the working capital with which he conducts his farm opera- 
tions. The practice of financing tenant farming has devel- 
oped into a vicious system. An attempt will be made to in- 
dicate some of the aspects of this system as practiced in those 
sections of the country where farm tenantry has become a social 
and economic menace. 

Influence of the One Crop System. 

tudies that have been made of credit practices of tenant 
~g show conclusively that one-crop farming is the cause 

of high priced credit. It is a well known fact that  prior to 
1916, in the South all credit merchants and bankers based 
credit exclusively on cotton. Working backward to the pe- 
riod immediately following the war between the  North and 
the South, the Southern agricultural practices prevailing for 
the past fifty years find their origin in the conditions tha t  
confronted the Southern farmer when he returned from the 
war. His only source of credit was the cotton crop he  intend- 
ed to plant. He could not base credit on any other crop, for 
cotton was then the only recognized money crop. Out cf 
this situation, came the crop mortgage, which has been the pre- 
vailing means by which the farmer received credit in the 

211 
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spring to make the crop with which to pay the debt in the 
fall. This system was followed from year to year until i t  be- 
came a habit of busin ugh the years, the 
mind of the debtor fax he credit banker or 
merchant became alili gle thought of ob- 
taining credit to carry on farm operations and paying off farm 
obligations in this one way. Both parties to this contractual 
relationship lost sight of the principles of farm economics 
and the real basis of credit values. 

Thc represents the usual iort- 
gage riel tenant and the credit I lt or 
banker : 

Tenant: " 

Creditor : 
Tenant: ' 
Creditor : "I will 
This is so typical 

ing credit for farm ope 

'run' m like for you to 
much cotton a 
Ime as last yea 
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N szuay maae 01 farming creair; in lexas by lvlr. w alton 
Peteet of the Extension Service of the Agricultural and Me- 
chanical College of Texas in 1917, revealed the fact that the 
price paid by the average Texas farmer for credit with which 
to grow a crop was unbelievably high:l "Credit varies," ac- 
cording to the information acquired by Mr. Peteet, "from ten 
per cent. to  more than sixty per cent. according to the stand- 
ing of the debtor, his system of farming, geographical location, 
and competition among lenders. It is highest in the small 
farm districts of East Texas and lowest in the cattle and wheat 
regions of West Texas. It varies widely, however, in each ~ r '  
these regions. The trucker and dairy farmer of East Texa.~ 
pay less for credit than the all-cotton farmer, and the all- 
wheat farmer of the West pays more than the farmer-stack- 
man of the same region. The maximum price is paid by the 
dll-cotton tenant farmer who gives a mortgage on his live- 
stock and growing crop for security, and the minimum price is 

lSee Farming Credit in Texas, Bulletin NO. B-34, of the Extension Service of the Agri- 
cultural and Mechanical College of Texas. 
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paid by the land owner who practices diversification and bor- 
rows from banks on his own unsecured note. Competition be-. 
tween banks and credit merchants and between cash stores 
and credit stores for the farmer's business is a regulating 
factor of prime irnp~rtance."~ 

t10' 
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tio: 
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nt. higl 
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Mr. Peteet made a c son of cash and credit prices 
2veral typical East Tc unties. This is an important 
zultural section of the where soil and climatic condi- 

ns make possible a great variety of crops including cotton, 
In, and horticultural products. Throughout this sec- 
n of the state, the crop mortgage credit system is the usual 

lllcthod of financing the tenant farmer and the dependent land 
owner . He found that  by comparing the prices paid by nine- 
teen typical farmers in one representative East Texas county 
who traded on credit with the cash prices paid in the local 
town market, the )f eleven staple articles of food and 
feed were 55.3 pe higher than cash prices. The max- 
imum credit price ,, .,,dse eleven articles was found to be 

.6 per ce her than the cash prices and the minimum 
?dit prim 3.6 per cent. higher. The following table 
~ically rc ts  the price paid for various articles by 

credit purchasers and the cash quotation in the enter of 
the county where these data were obtained 

trade c 
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Comparison o f  Cash and Credit Prices in a Typical 
Eas t  Texas C o ~ n t y . ~  

Data from other counties in this section show that there 
great disparagment between cash and credit prices. 

Flour rn 

Record 
Number 

6. .  . . . . I  .17 1.75 1.50 2.50 
7 . .  ..... 2.50 1.25 1.50 2.60 

11 ....... 1.10 1.25 2.50 
12. ...... 

Influence of Bank Loans on Credit Prices. 

It should be observed that these extreme differences in 
cash and credit prices prevail in those sections where credit 
is obtained largely through merchants or-landlords instead of 
through banks. Mr. Peteet found that  whenever bank credit 
instead of store credit prevailed there was a relatively 
smaller difference between cash and credit prices. The rapid 
multiplication of national and state banks with their aggres- 
sive competition with the credit store, has slowly brought about 
an  increase in the volume of bank credit business with the 

14 ....... 
15. .  ..... 
16. ...... ...... 17. ..... 18.. 
19. .  ..... 
24. ...... 
27.. ..... 

...... 28. ..... 29. .  
30. ...... 

1Peteet's F a r m i n g  Cred i t  i n  Texas ,  page 5. 
ZIbid, page 7. 

2.50 

2.50 

3.00 

2.25 

2.25 
2.25 
2.50 

2.50 
2.50 
2.90 
2.50 

31. ...... 2.50 

i I ....... 32 2.50 
3 3. ...... 2.50 

11 

10 
12 
10 
10 

12 
10 
12 

Average ..... . I  2.441 2.601 10.71 .I991 1.9811.15411.3471 2.521 2.3751 .70 
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farmers. Store credit with its economic abuses is gradually dis- 
appearixig. The country store in may section of the country is 
gradually disappearing because of bank competition. The ten- 
ant farmer has learned that i t  is generally more economical to 
borrow money a t  the bank and pay cash for supplies than to de- 
pend upon the credit merchant or the landlord to finance the 
farm operation. 

Interest Rate on Farm Loans. 

It is not to be inferred that  interest rates on bank loans 
have been low. Mr. Peteet found that in the section of the State 
where his survey was made that: 

"Interest rates on bank loans for crop making 
purposes vary from 10 per cent. per annum to more 
than 60 per cent. Minimum rates are on large 
loans to farmers of undoubted solvency. Maximum 
rates are paid by small farmers on loans of small 
amounts with short maturity. 

"The general level of interest rates corresponds 
with the general level of credit prices to farmers, 
and is highest in districts of small farms in East 
Texas, and lowest in the North Central tier of coun- 
ties, where the store credit system has almost dis- 
appeared. 

"There is a marked variation between the rates 
charged by small banks in country towns and large 
banks in more populous trading centers. 

"Much difficulty was encountered in ascertain- 
ing from farmers the rate of interest charged on 
crop loans. In many instances they did not know 
the rate. In others they confused the discount rate 
with the rate per annum. Thus, in a certain com- 
munity where bankers frankly admitted that  they 
added 10 per cent. of the amount borrowed to the 
face of the note regardless of maturity, many farm- 
ers would say they were paying 'ten per cent.' 

"It is a noteworthy fact that, as a general rule, 
in the strictly agricultural regions of the State, the 
cost of bank loans for crop making purposes i t  not 
affected by the time for which the money is borrow- 
ed. In other words, a farmer who borrows $100 
February 1, payable October 1, pays the same gross 
amount of interest as his neighbor who borrows a 
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e amount March 1, or April 1. The current prac- 
e in all but a few sections is to add from 10-per  
it. to 13 per cent. to the face of all notes having 
naturity of more than three months, and in some 
lnties this percentage is added to notes of 30 to 
days maturity. A minor variation of this custom 
to deduct 10 per cent. or more of the face of the 

note; thus, a borrower who executes a note for $100 
will receive $90 in cash."l 

It is naturally to be expected that the merchant will charge 
more for goods when sold on credit that when sold for cash. 
It is also to be expected that  rates of interest will vary under 
every condition that effects the risk of credit. Personal char- 
acter, business ability, thrift, methods and character of farm- 
ing, size of the loan, and many other factors enter into the in- 
terest rate. But the uniformly high rate of interest on short 
time farm loans indicates that  as a rule farm credit is too high. 

In a study of the factors affecting interest rates and other 
charges on short term farm loans made by C. W. Thompson, 
specialist in Rural Organization of the U. S. Department of 
Agriculture, in 1916, it was found that interest rates and other 
charges paid on short time loans by farmers varied widely 
in different section of the United  state^.^ Extra charges3 are 
shown to be especially high in the Southern states and in the 
Rocky Mountain states. 'The extra charges are usually the 
result of evading the legal interest rate. The grain states of 
the West, including North Dakota, South Dakota, and Nebras- 
ka, and the Southern states of Oklahoma and Texas, show the 
highest interest rates on short term farm loans. A compars- 
tive study of interest rates and extra charges shows clearly 
tha t  tenantry and the one-crop system are determining factors 
in this situation. However, in some states the influence of 
these is --*I+- dized bs other   red om in ant economic condl;- 
tions. 

2~;lletin' .NO. 409. U. ,. -,,,,,...,.., , ~ L , C U L L U I - ~ .  
3By "Extra Charges," is meant the commission that is charged for negotia- 

tlng the loan. This is not an important factor and is more generaly resorted to in 
short term loans for farm operations. 
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Factors Affecting Interest Rates and Other Charges 
' 'on Short-Term Farm Loans. 
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, 2 )  Integrity of the farm borrower. 
(3) Financial ability and bu labits. 
(4) Methods and character ning. 
(5) Size of the 1oan.l 
xactly the same conditions influenl interest rate 
1e tenant farmer is required to pay. banker bases 
:redit on the degree of risk. Many s do not poa- 

sess the habits of thrift and business discernment that make 
them a good financial risk. The banker and creditor feel com- 
pelled to resort to high averages of interest rates to make 
farm loans safe. The uncertainty of crop production due t o  
weather conditions has also influenced interest rates in the 
agricultural sections of the country. The chatte'i mortgage 
is the product of these conditions. In many of our agricultural 
states chattel mortgages are made in January and February 
for the year or until the crop has been harvested and sold. 
The loan is usually made for a sufficient sum to supply the 
family with food and clothing and for the running expenses 
of the farm enterprise. In most cases the credit merchant 
or banker feels the necessity of keeping the amount as small 
as possible. These chattel mortgages are often surprisingly 
small. Mr. Charles B. Austin found that  one mercantile f ihn 
in Texas during one year held 254 chattel mortgages. The 
sum total of these 254 mortgages was $18,292. This is an 
average of $72.02 per m ~ r t g a g e . ~  

Two very detrimental factors 3ut of this situation. 
(1) In the first place, the farmer 1s cvrrlpelled to pledge ' per- 
sonal property for a loan. The debt, therefore, is incurred for 
running expenses, which means that the sum secured on loan 
is used for consumptive as well as productive purposes. This 
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is where the farmer's loan often differs from that  of the com- 
mercial loan. The latter borrows for productive purposes 
alone. He, therefore, secures his loan a t  a lower rate, and the 
loan is based on a different character of collateral. (2) In 
the second place, the conditions under which the tenant farmer 
secures his loan compel the creditor to  restrict the amount 
much as  possible in the interest of safety. The result is th  
the tenant's standard of living is low. His family is often u 
dernourished. Illness that  often adds a burden of medical 
and doctor's bills and other unusual expenditures is prevalent. 
The labor and farm income is often consumed in meeting 
obligations growing out of misfortune and unforseen circum- 
stances. These conditions and their effects are too well 
known to need elaboration. 

In the admirable study made by Mr. Austin, he quoted 
statements from a few tenants with reference to this situation. 
These statements are so typical of hundreds that are familiar to 
the author that they are quoted as the best expressions of the 
tenant's viewpoint with reference to this credit system: 

"The bankers charge from 12 1-2 to 15 cents on 
loans, and some of them do not run over 8 months; 
but if you borrow you will pay interest for 12 
months. Some will say, 'Why don't you make them 
pay for usury?' But say, friend, first you can't 
get a county attorney to take hold of it, and if you 
could, and did make them pay, you would never 
borrow any more in this county from a banker.' 

"It is almost impossible to build up a permanent 
. school in a rented school district. Your school will 

overflow one or two years, then fall fa r  below par 
one, two or three years in this community. After 
the landlord gets his rent and the merchant his sup- 
ply account, there is nothing left for the doctor, 
nothing to build schools nor churches. 

"Renters, as a rule, failed to pay out this year. 
Merchants have collected less than 50 per cent. of 
this account, and carried over about 20 per cent. 
last year. Our leading banker estimates the reduc- 
tion in cotton acreage a t  25 per cent. for 1915. 

"So you see we have to pay usury now to the 
merchants. First, they won't pay us enough for our  
stuff so that  we can get out of debt, and they keep 
us buying on time with such an extortionate price 
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that the tenant is in debt froin one year to another; 
never out of debt for a bare existence. 

"Let me say that  the 'Cash Bonus' is not what is 
the matter with the tenant farmer today, but it is the 
fact that he is the victim of high interest and unrea- 
sonable large profit, as well as high rent. He is 
forced to do just what the landlord says do. 

"Since answering your questions as brieflly and 
plain as I can, I wish to add a few words in regard 
to, and facts concerning, the tenant situation. First, 
we are in a deplorable condition. Three-fifths of 
us will never pay our store accounts. I have talked 
to merchants, and they all tell me they will never 
collect more than 60 per cent. of what they Pave let 
out."l 

It  should be observed that many changes have come in 
the credit situation of tenant farmers within the last few years. 
Students of rural economics, intelligent bankers, and business 
men have been studiously seeking a better method and a bet- 
ter system for financing farm operations. 

A system of diversified farming is fundamental in over- 
coming the bad financial system for the tenant farmer. When 
the farmer has something to sell in the open market weekly, 
he is in position to skure  ready cash to carry on much of the 
farm enterprise. He a t  least has the advantage of not seeking 
the loan for consumptive purposes. The sale of eggs, butter, 
and vegetables gives to the tenant a constant income that  not 
only offsets a part of his farm loan but gives him also, partial 
control of market prices. In other words, he has something 
upon which to live if the merchant attempts to charge an un- 
reasonable price for his food products. 

As previously indicated, the merchant and the banker 
have often prevented diversification by making a single crop 
the basis of credit. It has been a very difficult process to 
overcome this harmful and uneconomic system. To remedy 
this situation Mr. R. L. Bennett of Paris, Texas, worked out a 
rate sheet to be used as a basis for securing farm loans. He 
secured its adoption by many bankers in Texas. This rate 
sheet used by the bankers in passing on the credit risk of 
farmer, and in a modified form has been adopted by the Federal 

IIbid, page 52. 



220 Farm Tenantry in the United States 

Reserve Bank of Dallas andowidely used in Texas, may be des- 
cribed as follows: 

(1) The rate sheet contains a formal application for  
credit and states the amount. This is followed by a state- 
ment of the farmer's business assets and liabilities. Under the 
heading "Property Owned by Undersigned" are  included cash 
on hand and in banks, notes and accounts due, agricultural 
commodities including grain, cotton, and other farm products; 
live stock, machinery and tools; real estate and improvements. 
On the opposite under "Debts Due By Undersi are 
included notes and accounts due, mortgages on livc and 
mortgages on liens on real estate. 

(2) On the reverse side of this sheet under "List of Real 
Estate and Improvements Owned With Incumbrances There- 

. on" is a tabulated statement of location and acreage, improve- 
ments, valuation, mortgages and liens. Under the heading 
of "live stock" are listed t he  number and value of horses, 
mules, cattle, hogs, poultry, sheep, and goats. Under "Machin- 
ery and Tools" are contained the number and cost of wagons, 
cultivators, and other farm machinery. The lower half 01 
back of this ra te  sheet under "Statement of Farming 01: 
tions or Cropping System" contains blanks for information a 
the farm, acres in the farm and in cutivation, name of 
owner, and the amount of rent to be paid. Then follows a 
ulation of the number of acres to  be planted in the val 
kinds of farm crops with a statement of the probable nur 
of farm animals that  may be marketed during the year.] 

The principle tha t  guides in this business negotiatic 
stated by Bennett as  follows: 

the 
tab- 

?-iou:; 
'I - -. 

"Safe farming for liquidating a loan, is had 
when not exceeding 50 per cent. of the cultivated 
land of the farm is planted i~ one crop, or, when 
sufficient acres of the farm, as  shown by a crop rate 
sheet, are  planted in food and feed crops, including 
the necessary poultry, milk, cows, and hogs, to sup- 
ply the family and stock on the farm with food and 

d, and to maintain the soil, and the balance of the 
tivated land planted in crops for market, or for 
ding stock for  market."2 - 

laullecin N'O. B-28, gages 5 and 6. Rate Sheet Essential in  Long and Short Time Farm 
Loans, by R. L. Bennett, published by Extension Service of the A. and M. Collese 
of Texas. 

2Zbid, page 4. 
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This represents one of the means of securing a better sys- 
tem of safe farming as well as a more intelligent basis of 
economic credit. Its influence has been felt in two direc- 
tions. The farmer has been encouraged to diversify his crops, 
on the one hand, and the credit agency has secured a safer risk 
on his loan, on the other. 

The relation of credit to income determines the net finan- 
cial benefits that  accrue to the farmer. A large labor income 
will not produce results in the way of home ownership if this 
income is absorbed by high interest rates and other abnormal 
expenditures. No normal business enterprise could have pos- 
sibly prospered under the economic system tha t  has been ap- 
plied to farming in the past. No business has been so proflt- 
able that i t  could have withstood the interest rates and the 
credt charges that have been forced upon the small farmer. 
While improvement has .been made in recent years, much 
needs yet to be done before farming will be placed upon a 
sound financial basis. Agencies are a t  work on this import- 
ant problem. It is reasonably certain that  improvement will 
continue until farming will be established upon as  sound ec?- 
nomic principles as that already applied to commercial enter- 
prise. 
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CHAPTER XVIII. 

SOCIAL FACTORS CONTRIBUTING TO 
FARM TENANTRY. 

The social influences that  retard the movement toward 
farm ownership must be accounted for in an  analysis of the 
social and economic conditions created by this rural situation. 
The remarkable growth of tenantry in recent years is due to . 

conditions that need to be understood. Farm tenantry is rapidly 
producing a menacing situation, and by no process of rea- 
soning can it be regarded with complacency. A social diag- 
nosis is a prerequisite to a correct application of remedies. 

The factors that enter into the social analysis vary from the 
very definite and obvious to the remote and intangible. Some 
are so interrelated as to depend on each other as a contribu- 
ting cause of farm tenantry. Some are economic and some are 
social. In many cases, the social causes are traceable to economic . 
conditions. The less tangible of these factors will be briefly dis- 
cussed in this chapter, and in chapters that follow the more spe- 
cific factors responsible for the present farm tenantry situation 
will be analyzed. But the general and less specific need to be dis- 
cussed as a preliminary approach to the larger social influences 
that have made farm tenantry a real problem in our rural ciziliza- 
tion. 

The Unequal Bargaining Influence of 
Landlord and Tenant. 

1. The obsolete political doctrine of laissex fairs has 
prevailed in the open country long after i t  has yielded to an - 
intelligent system of social control in the cities. The conser- 
vatism of our rural population has retarded the application 
of regulations of the relationship of landlord and tenant by 
society. I t  has been assumed that  it is nobody's business 
whether a man chooses to cultivate his own land or prefers to  
rent it to another. If the owner is satisfied, no other person 
has a right to raise an objection or to offer a criticism. Can- 
not the farmer use his land as he pleases? Is not the tenark 
a free agent, capable of continuing on the farm he cultivates, 

225 
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or moving to another as he chooses? Why not everybody, 
then, leave these matters to the free choice of the farmer and 
his tenant? This is the old laissez faire doctrine applied to 
the contractual reationship between landord and tenant, and 
it has persisted even to this day. We are reminded tha t  i n  
the history of the labor movement a t  one period this argumen: 
was advanced in opposition to the organization of labor as :I. 
means of increasing the bargaining power of laborers with 
capitalists. But the tenant farmer in many sections of our 
country today is passing through the transition stages similar 
to that  through which organized labor passed. With. the 
growth of tenantry the unequal bargaining power between land- 
lords and tenants has become more obvious, and the economic 
probems created by this inequality have become more press- 
ing. 

We still await the application of remedial measures such 
. as have come to every other country. The doctrine of laissez 

f aire practiced in rural communities must ultimately force 
society to interfere in the interest of the tenant farmer. Pre- 
vious reference has been made to cottier tenancy in Ireland, 
where this' political doctrine prevailed for a long time, and 
the landlord did as he pleased in his contractual relations 
with his tenants. He chose to be an absentee landlord; he 
chose to collect a commercial rent so high as to reduce the 
labor income of his tenant below a subsistence wage and to  
spend his surplus income from this source in luxurious living 
in England or continental Europe. The farm land of Ireland 
was fast becoming sterile, and the peasant tenants a class of 
impoverished farm laborers. The British government finally, 
after half a century of wrestling with this situation, was com- 
pelled to apply remedial legislation to the problem. The 
English parliament compelled the landlords to sell their farm 
holdings, to the state a t  a price determined by parliament, and 
in turn the government sold the land to the tenanrs on six+ - 
eight and one-half years time a t  three and one-half per cent. 
interest. 

This was the substitute for the doctrine of laissex faire 
in the rural sections of Ireland. In many other countries a 
similar policy has had t o  be applied as a substitute for the 
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eighteenth century individualism, out of which this doctrine 
originated. We have accepted and applied the doctrine in 
this country that where the bargaining powers between two 
mutually interested groups of our population become unequal, 
it is the duty of the government to restore equality of con- 
tractual relations by legislation. It is inevitable that  we 
must extend this doctrine to the relationship of landlord q.nd 
tenant. 

The landlords have not yet realized that  they are retard- 
ing the development of a better rural situation by their sys- 
tem of tenantry. Or, it might be mortl ;accurate to say, that  
the system of tenantry that  landlords ~,lconsciously apply is 
responsible for the situation. But whatever be the correct 
statement of the case, home ownership is being retarded in this 
country by the unequal ability of the tenant to contract with 
his landlord on a basis of social justice to both parties. Just 
in proportion as this inequality exists and develops will the 
landless class increase a t  the expense of profitable agriculture 
and wholesome rural living. 

It is inevitable, therefore, that  the landlord cannot be 
permitted to do as he pleases in his contractual relations with 
his tenant, unless he pleases to have his land cultivated in the 
interest of the public good and in harmony with the  social 
doctrine of distributive justice. 

The Thriftless Tenant. 

2. A second cause in this category is the absence of 
thrift on the part of many tenant farmers. Men differ wide- 
ly in natural aptitudes. Some possess initiative and energy; 
others are phlegmatic and lazy. There is a class of tenants, 
and their number is relatively large, that are indifferent 
to advancement social, moral, or economical. This class is 
reconciled to live with meager comforts and in a squaIid cn- 
vironment. A tenant of this class is described by Mr. Charles 
S. Atkins, himself a tenant of quite a different type, in con- 
trasting the thrifty with the thriftless tenant as follows: 

"Now there are two classes of those tenants. One 
class grows very little, for the standard of their liv- 
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ing is very low. He cares very little for the standard 
maintained in his household. He gets along and gives 
his family very little schooling advantage. I know 
what I am talking about because I have a neighbor to- 
day who has five sons, the same as I have, and out 
of. those five sons, not one passed the third grade in 
school. The oldest son, who is going out to do for 
himself today, cannot write his own name-and is a 
young man of twenty-five years old.."l 

This class exists in many rural communities. In some. 
communities the social standards that prevail are determined 
by this element of the rural population. The thriftless ten- 
ant  presents the most serious problem connected with our rural 
situation because remedial measures are difficult to 2 

to members of this class. 

Some study has been given to this aspect of the farm &en- 
antry problem. In a study made in several rich counties of 
North Texas in 1916 by F. B. Clark, Professor of Economics 
in the Agricultural and Mechanical College of Texas, i t  is 
found that  not one tenant failed to express a desire to own 
a home, but when asked what he thought of the tenant's 
chance of ultimately owning a home in his section, his answer 
clearly indicated that few expected to become home.owners. In 
estimating the percentage of tenants who would ultimately 
acquire homes under conditions existing then and for that im- 
mediate section, the estimate ranged from three per cent. t3 
ten per cent. The concensus of opinion was that the percent- 
age of tenants who acquired homes would continue to decrease 
from year to year under existing conditions. In this particular 
investigation, there were some tenants who thought conditions 
were all right and contended that a thrifty tenant could ulti- 
mately acquire a farm. But by f a r  the predominating senti- 
ment was that  there are serious obstacles, not only in the way 
of thrifty tenants becoming land owners, but that these diffi- 
culties are of such a nature as to discourage thrift among the 
tenants. A summary of these obstacles as given in the un- 
published report of Professor Clark is as follows: 

(1) "Many tenants were thoroughly discouraged about 

?.The proceedings of the National Conference on Marketing and Farm Credits, held at 
Chicago from November 29 to December 2, 1915. page 433. 
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home ownership because of the high price of land. The opin- 
ion was'almost unanimousiy expressed that if a man had to 
pay the prices charged for the land from the yield of the soil 
it could not be done. The estimate, both by landlord and 
tenant-and, in fact, some to whose benefit the high price land 
accrued-agreed that  in most places the land values wer2 
twice too high. But their statements were qualified by thc 
assertion that if the prices of farm products remained where 
they were now (1916) the price of land is not too high.l But 
everybody appreciated the fact that this was an abnormal 
year. Coupled with the high price of land is the fact that  
much land is held in large estates and is not available a t  any 
price. On these estates are found the very worst conditions. 
One farmer pointed across the road to an immense estate of 
a thousand acres or more and said: 'The owner of that land, 
although in other respects a good man, is a curse to the com- 
munity. The nature of his tenants is reacted upan by their 
living conditions and the result is we have no respectable 
neighbors.' 

as L V  
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(2) "The second observation that is very common was 
that the landlord made such great exactions upon his tenants 
,, A,  discourage thrift and profitable agriculture. 1t was 

7ed by the tenants in that  section that  there were some 
ords who do not make unfair exactions, but it was t h ~  
3n that these are in the very. small minority. Some of 
  actions that  were complained of are  as  follows: 
The refusal of the landlord to pay for necessary improve- 

---,,,_J under a share-renting system. This has two aspects. 
e first place, no encouragement is held out to the tenant 
~ k e  the home he occupies more comfortable; in the sec- 
lace, the tenant is prattically required to terrace and 

ditch his land without any kind of recompense. The tenants 
complained also that  they were required by the landlord to 
sell the cotton that they produced, a t  a time when the price 
was low, to the landlord, who reaped the benefit of a rise ir, 
prices. On the rich black land farms the tenant complained 
that he was denied a garden plot for the raising of vegetables 
for family use. In some instances the tenant was refused 

lFarm land in the section referred to ranges from about $50 per acre in the sandy sec- 
tions to approximately $200 per acre on tho black land areas. 
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permission to own any live stock of any kind. These exactions 
;sually were made only in case of the so-called share-crop- 
pers, but even those working under the system of third and 
fourth basis, were sometimes not allowed garden plots and 
other concessions. Complaint was also made that strict sup- 
ervision of the tenant's planting was a discouragement to initi- 
ative and thrift. The tenant was compelled to plant e x a c t l ~  
what the 1andlord.required and work it according to his direc- 
tions. Although this is the natural result of the share sys- 
tem of farm tenantry, which really makes the tenant farmer 
a hired man depending on a share of the crop for his wage, 
nevertheless, it has a tendency to reduce the tenant to  a statc 
of servility." The whole effect of this situation, according to 
Professor Clark's observation, was to deaden the initiative of 
the tenant and completely discourage him in any aspirations 
for home ownership. 

3. The third factor in the incidental cause of f 
tenantry may be designated as  unforseen misfortune. 
"hard luck" story is often heard by the investigator in 
field. There is no justification for disparaging the influence 
of ill health, for example, as a factor in this situation.. A feur 
definite studies have been made on the subject of rural health. 
"It is commonly supposed", says Ogden, "that good healt 
the invariable accompaniment of country life; that chilc 
who are brought up in the country are always rosy-cheel 
chubby, and, except for occasional colds, free from disease; 

;h is 
ken 
ked, 
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that adults, both men and women, are strong to labor, like 
the oxen of the Psalmist, and that grandfathers and grand- 
mothers are so common and so able-bodied that in practicnl1-T 
every farmhouse the daily chores are assigned to these a 
exponents of strong constitutions and healthy lives. If, h 
ever, we are honest in our observations, or have lived on a f 
in our younger days, or have our eyes open when visiting in 
the country, we will remember, one by one, certain facts 
which will persistently suggest that, after all, life on the farm 
may not be such a spring of health as we have been led to be- 
lieve. We will remember the frequency of funerals. es~eci- 
ally in the winter, and the few families in which all the child- 
ren have reached maturity. We will remember the worn-out 
bodies of men and women, bent and aged while yet in middle 
life."l 

. a L I , V  
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1Og3en's Rural Hygiene, page 1. 
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During the summer of 1915, the New York State 
Department of Health made a survey of health condi- 
tions in five townships and two villages of Albany county. The 

area surveyed was classified as  (1) the remote rural, and (2) 
the accessible rural. In the remote rural districts data were 

received from 5,187 families or 91.2 per cent. of the total pop- 
ulation. In the accessible districts 11,372 families were re- 
corded, or 93.6 per cent. of the population, The following 
tabulation shows the comparison of health conditions in the 
two districts : 

Health Conditions, New York  State? 

Remote I Accessible 

Num. ( Pet. / Num. 1 Pct. 
. . . . . . . . . .  Persons admitted to be i l l . .  

. . . . . . . .  Number in bed or in hospital. 
. . . . . . . . .  Number under medical care. 

Number ill with preventable disease or  
...... curable with early treatment. 

Number whose illness was preventable 
or  curable who did not have medical 
treatment . . . . . . . . . . . . . . . . . . . . . .  

Number persons ill with preventable or  
curable illness who have been ill for  
years . . . . . . . . . . . . . . . . . . . . . . . . . .  

Dr. Paul L. Vogt in commenting on this particular survey 
says: "The fact that  almost twice as  large a proportion of 
those living in the remote districts were ill as  those 
living the more accessible sections, indicates in the words 
of the Report, that  'the more remote the rural district, and 
the greater the difficulty of access, the greater is the need of 
disseminating knowledge of measures for preserving health' 
The causes of the relative amount of illness in the remote 
districts are well known, and they have been carefully de- 
scribed by authors dealing with various aspects of the rural 
p r ~ b l e m . ~  While the data based upon actual studies are inade- 
quate, it may be assumed that,  relatively speaking, the con- 

*Vogtls Introduction to Rural Sociology, pago 156. 
2Vogt's Op Cit page 156 
3See ~illett's Zonstructivk Rural Sociology, Chapter 2 ; Vogt's Op. Cit., Chapter 8 ;  Og- 

den's Rural Hygiene. 
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clusions reached as  a result of the survey made in Albany 
County, New York, are typical of conditions in many parts of 
the country. It is certainly true in the South that  illness h 
been more prevalent in the open country than in towns a1 
cities located in the same sections. As farm tenantry is a1 
more generally restricted to the remote rural sections, i' 
the natural consequence that  the largest part of the illr 
falls upon the tenant class. 

The expense of doztors' bills and medicine, there- 
fore, has been an important factor in the tenantry prob- 
lem. This kind of misfortune has fallen with a heavy hand 
upon many struggling farm tenants whose aspirations for 
ownership of the land they cultivated were destroyed by un- 
expected and continuous illness, as a result of causes that 
they could not understand, that  involved them in obligati--- 
that they could not meet; and slowly but surely the o. 
ership of a home became an impossibility. 

The tenant's labor income is normally a subsistence wage, 
and any unforeseen expenditure drives him into debt. The 
significance of these conditions can be appreciated only hy 
those who have come into intimate contact with rural com- 
munity life. But the evidence is abundant t h a t  in a large num- 
ber of cases farm ownership has been made possible 
through financial hardships resulting from illness. 

We have come to regard certain diseases as  essentially 
rural. The most important of these are pellagra, malaria, 
typhoid, and hook worm. The causes of some of there dis- 
eases are not well known. Pellagra has usually been regard- 
ed as  a result of malnutrition; hook worm is probably trace- 
able to unsanitary conditions existing about the farmstead ; 
malaria has prevailed widely in the plantation sections of the 
river valleys which have not been sufficiently drained to safe- 
guard the farm home from the infestation of the mosquit 
While the causes of malaria are now well known to scientis 
and the intelligent element of our population, many farme. 
are totally ignorant of these causes, and even where the fac 
are known, in many cases, houses are not screened and sanita~ 
conveniences are not applied because of poverty. Pellagra ar 
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k worm have prevailed throughout many sections of thc 
th. In fact, i t  is a matter of widespread recognition tha t  

all of these diseases are  most prevalent in those sections where 
farm tenantry is the commonly accepted method of land cul- 
tivation. In some of the sections where these diseases are 
----#t prevalent, farm tenantry is abnormally high, in some 

!s, averaging as much as 97 per cent. of the farm popula- 
.. It is easy to see the effects of these rural diseases upon 
great plantation systems in the river valleys and among 
negro farming sections of the South. 

The labor income is affected by this situation in three de- 
nnite ways: (1) In the first .place, the cost of professional 
medical attention and drugs is a serious drain upon the labor 
income. (2, In the second place, the loss of time, due to ill- 
ness, from actual labor on the farm is often an  important fac- 
tor in reducing production. This is especially noticeable 
where the farm enterprise is carried on by a large family, all, 
or most of whom, engage in labor on the farm. (3) In the 
third place, is is a well known fact that pellagra and hook 
worm, especially, tend to reduce vitality and thereby destroy 
the energy necessary for persistent effort. No adequate ap- 
praisal has been made, or perhaps i t  is not possibly to  make an 
accurate estimate of the influences of the common diseases so 
prevalent in the rural sections of the South, of the loss in eco- . 
nomic returns as a result of preventable diseases. But i t  needs 
only to be referred to, to impress those familiar with 
the situation with the great influence tha t  illness has had in 
creating a real tenantry problem. 

There are other causes, such as accidents and other 
kinds- of misfortune, that have played a part in creating this 

em, but they are  perhaps negligible in comparison with 
3. 

Ignorance as a Factor in Farm Tenantry. 

4. The influence of ignorance is a contributing cause of 
lallll tenantry. This fact is also well known to the student 
of rural problems. It has a more or  less direct bearing upon 
all other influences that  act  and interact upon this situatioa. 
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The first impression tha t  the investigator gets when he cc 
in contact with the problem of farm tenantry, is that the g 
masses of tenant farmers are woefully ignorant-ignoran 
their legal rights; ignorant of their possibilities; ignoran 
their social and political responsibilities. An editorial in 
Progressive Farmer on "More Agricultural Knowledge N -  _ 

ed by Both Landlord and Tenants," sets forth in a very interest- 
ing manner, the influence of the farm tenantry situation. After 
referring to the seriousness of the situation, the editorial pro- 
ceeds a s  follows : 

"It is probable that any material change in our 
present tenant system will come slowly, and until ten- 
ants become more intelligent a high type of tenant agri- 
culture seems impossible. The ignorant negro tenant, 
whether he pays a cash rental per acre or is a share- 
cropper, will not do good farming, unless an intelligent 
landlord maintains a close and direct supervision of his 
operations. This, the average landlord is not able nor 
willing to do; hence, there is not much prospect of im- 
provement in our tenant farming. Any great improve- 
ment is impossible until the tenant becomes sufficiently 
intelligent to do better farming, or until the owner is 
able and willing to introduce and maintain a satis- 
factory system of farming and to give such supervision 
of i t  as  may be necessary. 

"Our tenants are largely ignorant negroes, but 
there is no good to come from denying the undoubted 
fact that our landlords are about as deficient as land- 
lords as are the tenants. Most landlords are not will- 
ing to provide the buildings, fences, etc., necessary for 
good farming, and knowing the inability of the aver- 
age negro tenant to pay rent with any other crop than 
cotton, the landlord is naturally unwilling to encourage 
any other kind of farming."l 

Ll, U I  

it of 
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eed- 

The writer of this editorial is not mistaken about the in- 
fluence of ignorance on the whole farm tenantry situation. 
While he is thinking primarily of conditions in the South, his 
editorial has  a much wider application. Throughout the na- 
tion, ignorance is retarding the movement for farm ownership. 
All the agencies now engaged in the task of rural education- 
agricultural colleges, the U. S. Department of Agriculture, 

lprogreosive Farmer, Volume 39, No. 32, page 1025, for September 9, 1916. 
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agricultural experiment stations, agricultural extension activ- 
ities, agricultural high schools fostered by the states, or by the 
states through Federal aid, and farmers' organizations of an 
educational nature-have not yet suceeded in overcoming t h ~  
widespread ignorance throughout the rural sections. There 
are many farmers in every. section who are ignorant of 
the use of farm machinery, and the best construction and 
arrangement of farm buildings. They are often ignorant of 
labor saving devices about the farmstead, and they have little , 

understanding of the importance of sanitary devices and their 
influence upon health. All of these considerations lie a t  the 
basis of better economic and living conditions. The passion 
for home ownership is largely determined by an  intelligent 
comprehension of what is involved in good farming, comfor- ' 

table homes, and attractive environment. "The more one con- 
siders the whole question", says President Henry Smith 
Pritchett, "the more fully one is persuaded tha t  the problem 
of teaching the boy on the farm, training him into a successful 
agent for a new scientific business of farming and making him 
a factor in the conservation of resources, is inextricably con- 
nected with the larger problem of the betterment of social ant! 
economic conditions of rural life."l 

Ignorance is not a measurable quality. I ts  influence on 
production cannot be determined directly by statistical meth- 
ods, but its social significance is well understood and its extent 
is fairly well determined in this country. Its significance a s  
a contributing cause to the problems of rural life must be con- 
sidered in any program of social betterment tha t  may be de- 
vised for rural conditions. 

Individualism as a Factor in Farm Tenantry. 

5.  Failure to provide and to promote agencies of coop- 
eration has contributed to  farm tenantry a s  well a s  to  other 
problems of rural life. There is really no system of farm 
tenantry in. the United States that encourages the organiza- 
tion of farm tenants for co-operative enterprises. In fact, 

lFourth Annual Report of the Carnegie Foundation for the Advancement of Teach- 
ing, page 106. 
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under many systems of farm tenantry in practice in this cou:~.. 
try, there is discouragement of any kind of co-operative effort. 
Some of the systems that are practiced make organization for 
co-operative purposes impossible. It is doubtful if the landlord, 
as a rule, encourages such a movement among tenants. 

The tenant himself is responsible in a large measure for 
the individualism that he practices. The shifting of tenants 
from one community to another makes organization difficult. 
The uncertainty of his tenure causes the tenant to feel that 
i t  is useless to spend his energies in organizing for specific 
purposes. The short-term lease and the uncertanty of contin- 
uance on the same farm for more than a year has caused the 
tenant to assume an indifferent attitude toward all co-opera- 
tive efforts to organize with his neighbor for mutual economic 
and social purposes. He simply feels that  even to attempt 
it would be wasteful and unprofitable. 

But whatever the cause, the failure of the tenant to or- 
ganize has decreased his ability to purchase a farm and con- 
tributed to his indifference to the benefits of home ownership. 
Clarence Poel has well summarized the benefits of rural co- 
operation. Rural organization offers opportunities for c9- 
operative buying, production, joint ownership of agricutural 
manufacturing enterprises, marketing, and finance. Dr. Poe 
discusses the social and economic importance of these as a 
means of increasing the farmer's labor income and contribut- 
ing to his contentment. The influence of rural co-operation 
in Ireland, in England, and in Denmark is well known to the 
student of rural problems. 

The specialist in rural organization tells us that home 
ownership is an essential factor in rural organization. Home 
ownership does make co-operation easier, for the reasons that 
have been referred to . But what about the reverse of this 
situation? Can co-operation be secured as a stimulus to home 
ownership? There is obviously a reciprocal relationship bc- 
tween these two aspects of the situation, The permanence of 
tenure is the essential factor contribut~ng to rural organi 
tion. If this could be secured, home ownership would co 
largely through the influences of rural organization. 1st 
tion and individualism are the usual reasons assigned for .,,., 
farmers' failure to organize for co-operative  purpose^.^. But 
lHow Famzsrs Co-opmate and Double Profits, pages 7 to 17. 
2See Butterfield's Chapters in Rural Progress.Chapter 1. 
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the problem involves other elements. It might be possible tc 
overcome partially these influences and still fail to secure co- 
operative efforts under our present system of tenant farmin?. 

It is not contended in this discussion that  all farmers, it?- 
cluding tenaht farmers, are handicapped by the factors 
discussed above. It is well known that there are many tenant 
farmers, as well as others, who possess adequate intelligence to 
carry on the enterprises of the farm with skill and success. But 

~ne would contend that there are not large numbers of farm- 
largely the tenant class, to whom this description will apply. 
The significance of these five factors upon farm tenantry lies 

at the basis of the specific causes that will be discussed in the 
next four chapters. These subsequent discussions would hardly 
be intelligible without the recognition of the influences that have 
&---I described in the present chapter. 



CHAPTER XIX. 

THE INFLUENCE OF IMMIGRATION ON 
FARM TENANTRY. 

The status of the immigrant races is an important factor 
in the study of farm tenantry. At a time in our history when 
probably important modifications is contemplated in government- 
al policies with reference to immigration, i t  is well to consider the 
influences of immigration upon the important problem of ag- 
ricultural production, especially with reference to the land 
tenure aspect of it. The value of the immigrant to the country as 
a producing agent depends upon three considerations. (1) The 
distribution of immigrants throughout the agricultural sections ; 
(2) the degree of skill and scientific knowledge possessed by them ; 
and, (3) their status with reference to the ownership of land. 
The inter-relation of these questions makes i t  necessary to dis- 
cuss each of them with reference to the others. 

The question of the distrbution of immigrants was neg- 
lected for a long time, but attention is being given to the problem 
which has resulted from the segregation of foreigners in the 
crowded quarters of the large cities and the failure of the social 
workers to make much headway in assimulating the alien pvpu- 
lation under these conditions. 

The Commissioner of Immigration in his report for 1903, 
in discussing the labor situation, called attention to the condi- 
tion in the cities a s  "the congested places in the industrial 
body which checked the free circulation of labor." In a later 
report, however, he expressed the opinion that  the aliens were 
becoming better distributed than in earlier periods. But as the 
conditions were still very unsatisfactory, the Immigration 
Act of 1907 included a section providing for  the establishment 
of a division for information. In the report of the Commiss- 
ioner General on Immigration in 1908, he interprets this pro- 
vision as follows : "It is first to bring about a distribution of 
immigrants arriving in this country, thus preventing, as far  as 
possible, the congestion in our larger Atlantic seaport cities 
tha t  have attracted the immigration of recent years; and sec- 
ond, to  supply information to  all of our workers, whether na- 
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tive, foreign born, or alien, so that  they may be constantly ad- 
vised in respect 'to every part  of this country a s  to what kincl 
of labor may be in demand, the conditions surrounding it, the  
rate of wages, and the cost of living in the respective local- 
ities."' 

While according to this construction of the law, natives a s  
well as foreigners are included, yet the work of the division has 
been largely directed toward sending unemployed aliens into the 
farm districts. The results accomplished have been of cloubtful 
value. Several defects in the plan are  obvious. In the first 
place, the distribution of the slum population of cities through- 
out the rural sections will not accomplish its purpose as  an 
agency of production unless some preliminary opportunity is 
given to teach these immigrants something about American 
methods of agriculture. This is especially true of our foreign 
population coming from Southern Europe, who are not pre- 
pared by previous training or possessed of temperamental qual- 
ities that will enable them to pursue agriculture with profit. In 
the second place, to transplant a slum population from the city 
tenaments to a rural district would merely cause the establish- 
ment of rural colonies of foreigners, and nothing would be gained 
in the way of political or social advantages for the country a s  a 
whole. 

The skill and knowledge of the agricultural elements of 
our foreign population depend entirely on the vocations fol- 
lowed before they came to  this country. The problem sf  
wise distribution, therefore, of our alien population depends 
upon adequate information concerning the  conditions and vo- 
cations of these people previous to  their immigration to  
America. 

The older immigrant race groups came largely f r o r ~  
Northern Europe. They included the Germans, Norwegians, 
Swedes, and Danes, all of whom came from the rural sections 
of their respective countries and immediately established ag- 
ricultural colonies in this country. In most cases they were more 
skilled in agricultural knowledge and experience than the na- 
tive Americans around them. They acquired large land hold- 
ings and became very successful and prosperous farmers. 

1Report of 1908. page 223. 



240 Farm Tenantry in the United States 

This has not been true of the recent immigrants who have 
come in large numbers from southeastern. and southern 
Europe. They are  unskilled and untrained in agricultural 
pursuits, and they have not as yet demonstrated their ability 
a s  producers, although they have formed many agricultural 
colonies and are gradually acquiring modern agricultural infor- 
mation. The Immigration Commission investigated recently 
nearly every important settlement of immigrant groups that have 
settled East of the Mississippi River. Studies were made also of 
immigrant agricultural groups in Texas, Arkansas, and Southern 
Missouri. The investigation included Poles, Slovaks, Bohemians, 
northern and southern Italians, Portugese, and a few other less 
significant groups, such as German, Swiss, and the Japa- 
nese. For purposes of this investigation immigrant groups 
were divided into two classes. First, those who were more or  
less permanently identified with the land as  farmers, and sec- 
ond; seasonal farm laborers, who drifted from the cities to this 
or tha t  section to assist in harvesting some particular crop. 

It is interesting to  observe that  while nearly two-thirds 
of the Italians from southern Italy and approximately. one- 
fourth from northern Italy were farmers in their native land, 
a very limited number of them are  following agriculture in 
this country. As the Italians have constituted a large per 
cent. of immigration since 1900, i t  is obvious that agricultural 
development has not been stimulated to  any large degree by 
recent immigration. However, there are large farming conl- 
munities of Italians in Alabama, Louisiana, Mississippi, Nort?~ 
Carolina, Tennessee, Arkansas, and Texas. The largest agri- 
cultural colony in the South, numbering approximately two 
thousand persons, is a t  Bryan, Texas. At Sunnyside, Arkansas, 
there is also an  unusually large Italian farm community. As 
a rule, the Italian is thrifty and saves his money. He begins 
as  a farm laborer, but as rapidly as  possible climbs the agricul- 
tural ladder, soon becoming a tenant farmer and later on 
acquiring ownership of the land he cultivates. We are told 
by Jinks and Lauck that "at Sunnyside, the immigrants gener- 
ally rent farms, while a t  Knobview and Tontitown, Arkansas, 
i t  is their ambition to be independent land owners. As In 



The Influence of Immigration on Farm Tenantry 241 

agric 
tion, - A- - 

tled 
of Vi 
acre 

cie 
Bu. 

ler parts of the country, the Italians in the South have small 
-ms, requiring little capital and little outlay for machinery."' 

The Poles have not contributed a substantial element to 
culture. The Immigration Commission, in their investiga- 
found settlements of them in the undeveloped farm reg- 

~ U I ~ S  of the West, assisting the owners in the settlements of large 
tracts, and on the abandoned farms in certain sections of the 
East, notably in the Connecticut valley. "Up the Connecti- 
cut river valley of New England", says Archibald McClure, 
"there recently have appeared thousands of Polish farmers, 
reclaiming the land left by the old Puritan stock, who have 
sought easier fields of agricultural conquest farther West. 

d farmers as they are, these Polish peasants seem able to 
e a living in the Long Island truck farms; or in the warm 

_ ate of Texas, where, with the Bohemians, they have set- 
down in large numbers; or out in the newly claimed lands 
Jashington, where they have many prosperous-looking ten- 
 tract^."^ Their love for the ownership of property has 

dly transformed them from seasonal laborers into farm 
ers. They have readily adapted themselves to specialized 
s of agriculture in different sections of the country. For 

,,nple, they have been very successful in potato culture in 
rage County, Wisconsin, and in cotton farming in Texas. 
ey have also been successful in raising onions and tobacco 
the East. Their success as farmers cannot be determined 

by the extent to which they have become home owners. In 
the Connecticut valley, they are mostly tenants because the 
high price of land has made it impossible for them to purchase 
their own homes. There are still many Polish tenants in cer- 
tain section of Texas, where land values are relatively high and 
where the producing crop, usually cotton, has not been suffi- 

ntly remunerative in the past to enable them to buy land. 
t in Illinois and Indiana, where land is high but the crops 
~duced have yielded a relatively high price, they have rapicl- 

ly been transformed from renters to  owners. 
Like the Bohemians, the Slovaks have entered upon farrn- 

ing as a vocation in various parts of the country, including Vir- 
-'-ia, Texas, and Arkansas. The Slovaks come from Hungary 

b Zmmigration Problem, page 86. 
dership of  the New America, page G9. 
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and, like many of their people, they were peasant farmers a t  
home. According to the 1910 census, there were about 285,000 
of these people in the United States. The Slovaks, unlike the 
Bohemians, are largely illiterate and are less skilled in farm- 
ing than the Bohemians. However, as they are naturally a 
farming people, they are adapting themselves to farm condi- 
tions in this country. At Slovaktown, near Stuttgart, in Ar- 
kansas, there is a colony of fifty or sixty farm families. The 
colony is about fifteen years old, but it has grown very little in 
recent years. The comparatively small number of Slovak 
farmers creates no economic rural problem, and they have ex- 
erted no influence on the teRantry problem in the sections 
where they have located. 

Bohemian immigration has contributed a rather substan- 
tial element to the farming population of the United States. 
There are between 500,000 and 700,000 of these people in the 
United States, and about one-third of them are engaged in 
agricultural pursuits. They have settled in Nebraska, Iowa, 
Wisconsin, and Texas. A colony of Bohemians settled in Fay- 
ette County, Texas, previously to the Civil War. McLennan 
County, Texas, has a colony of more than four hundred fam- 
ilies. Almost one-half of the farming population of Kewau- 
nee County, Wisconsin, was Boehmian in 1890, while in cer- 
tain sections of Nebraska the Bohemians shared about equally 
with the Scandinavians in directing all the farm operations. 
Most of the Bohemian farmers in Texas are located in the cot- 
ton growing sections of the state, but they were quick to diver- 
sify their crop production sufficiently to meet their own f a - "  
and feed requirements. In every section they rapidly 
came farm owners. They have met most difficulty in c( 
necticut, where, having bought old homesteads, and. k,.. 
ing scientific knowledge, they have not been able to made 
the most out of the worn out soil. But the Bohemian farmer 
may be ignored as  a factor in the farm tenantry problem in 
the United States, for he rapidly climbs the agricultural lad- 
der to farm ownership, and his farm soon becomes a model for 
his neighbors. 

The three most prominent elements in recent immigra 
tion are the Italians, Poles, and Jews, but the latter have no 
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contributed materially to agricultural pursuits. The report 
of the Jewish Agricultural and Industrial Aid Society of New 
York, is authority for the statement that in 1909 there were 
approximately 3,040 Hebrew farmers in thirty-six states. 
Three-fourths of this number were located in New York, New 
Jersey, and various parts of New England. Jewish farmers 
are not numrically important in any other section of the Unit- 
ed States, except in North Dakota. 

Great efforts are being made through social organiza- 
tions to assist the Jewish immigrants who come to this coun- 
try. The Baron de Hirsch Fund, which was incorporated in 
1891, is designed to encourage Jewish agriculture. Archibald 
McCIure is authority for the statement that  "More than two 
million dollars has been loaned to 3,151 farmers by the Jewish 
Agricultural and Industrial Aid Society in its work of promot- 
ing agricultural colonies in the United States."' Many of the 
farm colonies established through social effort have failed, the 
exceptions being the colonies in New Jersey. It seems now to 
be permanently established and reasonably successful. Jenks 
and Lauck commenting on the Hebrew as a farmer make this 
observation: "The Hebrew is not adapted by training or trz- 
dition to be a pioneer farmer and in general his attempts a t  
agriculture are unsatisfactory. The crops, tillage, the qual- 
ity and quantity of produce are not as satisfactory as  in most 
colonies of other races. The farm income is not large. The 
largest gross income noted was in the tobacco farms of the' 
colony a t  Ellington, Connecticut, which has been established 
only a few years. The largest net incomes are probably de- 
rived from the Vineland, New Jersey, farms. The difficulty in 
making Hebrew farm colonies succeed has been recognized 
by the Jewish Agricultural and Industrial Aid Society, which 
has now established an  experimental farm on Long Island for 
future rural colonists. To succeed, Jewish farmers must have 
some capital and improved land. They must settle in groups 
large enough to maintain a synagogue. Those most apt t9 suc- 
ceed have been either farmers abroad or experienced in this 
country before becoming permanent farmers. Country life, 
however, has benefited the individual. Hebrew farmers live 
better than Poles or Italians of the same length of residence 

ILeadership of the New America, page 169. 
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here. They show, also, a greater desire for comforts. They 
become citizens sooner than most races from Southeastern 

. Europe, and take a more intelligent interest in politics and 
civic questions. In many districts. they have demanded bet- 
ter schools. Assimilation is retarded by religious t rad i t io~s  
and rural segregation, but the Hebrew landowners are quick- 
ly Americanized, and soon appreciate representative govern- 
ment, democratic institutions, and an educated electorate. 
There was no colony investigated by the Immigration Commis- 
sion whose members voted less as  a unit than those where 
rural Hebrews formed a large part of the ele~torate ."~ 

It is obvious from this discussion that  the Jewish farmer 
has not become a social problem in rural communities. It is 
likely tha t  his importance will increase, due to the agencies 
that  are promoting Jewish agriculture, but perhaps the phil- 
anthropic efforts that  will accompany these social efforts will 
prevent the Hebrew farmer from ever becoming a rural economic 
problem. 

The largest farm element in our foreign population has 
come from Germany. According to the 1910 census, there 
were 221,800 German farmers in this country. "No other for- 
eign element," according to Ross, "is so generally distributed 
over the United States as the germ an^."^ Their skill, industry, 
and thrift have made them also uniformly successful, not only 
in agriculture but in the other pursuits which they have fol- 
lowed. They have brought with them their traditional love 
for home ownership and willingness to settle down and de- 
velop the land they occupy. No where in the United States 
has farm tenantry become a problem where Germans cul- 
tivate the soil. Professor Ross has admirably characterized 
the German farmer in the following statement: "Thanks 
partly to good farming and frugal living, and partly to the - 
un-American practice of working their women in the fields, 
the German farmers made money, bought choice acres from 
under their neighbor's feet, and so kept other nationalities 
on the move. This is the reason why a German settles 
on fa t  soil and why in time the best land in the region is likely 
to come into German hands. Unlike the restless America~l, 
1The Immigration Problem. page 91. 
2The Old World in the New, page 47. 
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with his ears ever pricked to hail of distant opportunity, tne 
phlegmatic German identifies himself with his farm, and 
feels a pride in keeping i t  in the family generation after gen- 
eration. Taking fewer chances in the lottery of life than ,  
his enterprising Scotch-Irish or limber-minded Yankee neigh- 
bor, he has drawn from it fewer big prizes, but also fewer 
blanks."l 

An entirely different type of immigrant is that represent- 
ed by the Chinese and the Japanese. Numerous problems have 
grown out of the immigration of these oriental people to the 
United States. It is well to note two points of general interest 
with reference to Chinese immigration. (1) In the first place, 
the number of Chinese in the country and the number tha t  
are being admitted are gradually on the decline. Between 
1890 and 1910, the number of Chinese in the United States 
decreased from over one hundred thousand to seventy-one 
thousand five hundred and thirty-one. Four thousand Chi- 
nese immigrants was the maximum number admitted to this 
country in any one year of the nineteenth century. . (2) In 
the second place, the Chinese immingrants are largely localized 
-the large majority being in California and other Pacific 
Coast states. 

The Chinese have been very successfu! in certain types of 
farming. Truck farming has been developed to a high degree by 
them in Southern California, but the number of Chinese farmers 
is gradually decreasing. in this country and does not present a -  
problem for serious consideration. 

The Japanese population in the United States, which is large- 
ly confined to the Pacific Coast states, is slightly less than 
1oo,ooo.2 

The most conspiciuous fact about the Japanese in America 
is the unusually large percentage engaged in agriculture. 
"The most noteworthy feature," says McClure, "about the 
presence of the Japanese as workers in this country, is the 
great proportion of their numbers engaged in farm work. 
Aside from the few thousands employed in the mines of Wy- 
oming and California, as track workers on all the great rail- 
roads of the fa r  West, and in the lumber camps and mills of 

lThe Old World in the New pages 52 and 53. 
S e e  Millis' H .  A. The ~ a ~ a ? ; - e s e  Problem f n  the United States, page 1 ;  McClure. Archi- 

bald,  hi Leadership of the New America, page 230. 
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Washington and Oregon, those who are not in the city ceni 
as  business men, domestic servants or students are larg 
farmers. Of 71,299 adult males, the Japanese America 
I 9 1 3  estimated the number of farmers and farm labore 
31,496-more than twice as many as  were engaged in 
other line of work, and nearly one-half of the total. 'l'hia 

gives to the Japanese a distinct characteristic, unique among 

n for 
rs at- 

any -- . 

most of the immigrant people of our land. They are out in 
the country on the farms where it is felt that it would be well 
if our European immigrants could also be."' 

The explantion of this fact is to be found, perhaps, in the 
home conditions from which most of the Japanese come. The 
vast majority of our Japanese immigration belong to the 
farming or laboring class in their native country. They come 
prepared to use their energy and apply their skill under new 
conditions. No other foreign element in our population has 
brought to the farms of this country so much knowledge of 
scientific farming. They are familiar with methods of irri- 
gation and possess a limited knowledge of the rotatioi 
crops, which they readily learn to apply to farm condi 
in this country. This has given the Japanese farmer ar 

n of 
tions 
1 un- 

usual advantage over our native population in some respects. 
Professor H. A. Millis explains the strong tendency of the 

Japanese to engage'in agriculture in this country as follows: 
"In Japan the farmer has been ranked higher than his *-' 
low man engaged in trade or industry. Because of the me: 
ness of natural resources and the necessity of the most ( 

ful husbandry, the agricultural arts, in so fa r  as labor 
scientific application are concerned, have been highly de- 
veloped. So, here in- the adopted country, agriculture has 
carried with it station in life and has given opportunity for 
the application of the best-developed arts possessed by the 
r a ~ e . " ~  

The Japanese have become a rather important factor in 
agriculture in Idaho, Utah, and Colorado. in connection with 
the sugar beet industry. In those states, farm tenantry in con- 
nection with the Japanese has become a problem. In Colorado, 
the Japanese are almost all tenant farmers with pne year leases 
according to Mi l l i~ .~  
1Leadership of the New America page 232.  
2The Japanese Problem in the 'united States, page 80. 
3Zbid. page 85.  
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"Most of the tenants," says he, "now provide most of the 
equipment needed. Nearly all are growing crops requiring 
i~tensive cultivation and a moderate amount of irrigation. 
While farmers grow the same crops to a very considerable 
extent, though the Japanese have come to be known as the 
chief growers of cabbage and tomatoes for the canneries. 
Their land is well tilled and they are regarded as  good farm- 
ers. Here and there several adjacent farms are tenanted 
by Japanese; in other cases their farms are widely scattered. 
In some cases the tenant has only a part  of the farm, as, for 
example, those that are devoted to the production of beets. He 
then ordinarily occupies a house built for the hired help or 
a tenant. This is frequently, if not usually, a fairly substantial 
cottage. - - - , , - In numerous cases, however, the Japanese 
tenant leases an entire farm, and, if so, he ordinarily occupieq 
the regular farm house. - - - , - , The Japanese families have 
replaced white families to a certain extent."l This condition 
of tenant farming is probably typical of the other states ivl 
that immediate section where beet sugar and vegetable farm- 
ing are predominant. 

Tenant farming among the Japanese is an important 
factor in the agricultural situation in Washington. In 1910, 
according to the census figures, 316 farms of 9.412 acres were 
leased by the J a p a n e ~ e . ~  Professor Millis is responsible for 
the statement that  in 1913 the number of farms leased wz3 
about 560, the acreage having increased to 16,000 or 17,000.5 
It seems that Japanese own no land in the state of Washing- 
ton. This is explained by the fact that there is a clause in the 
state constitution which prevents aliens from acquiring land 
ownership unless they have certified to.their intention to be- 
come citizens of the United States. 

The Japanese constitute a very substantial element of the 
farmers in California. A bulletin issued in 1914 by the cen- 
sus bureau4 is authority for the statement tha t  of a total of 
2,502 farms, comprising 147,259 acres in the state of California, 
the Japanese controlled in 1910, 1,816 of these farms, embrao 
ing 99,254 acres. In other words, approximately 73 per cent. 
-- 

lThe Japanese Problem in the United States, page 85.  
2Census Bulletin 127. page 44. 
3Tha Japanese Problem in the United States, page 89. 
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of the farmers and 63 per cent. of the farm lands are controll- 
ed and operated by Japanese either as owners or tenants. In- 
t,snsrve agriculture is the type of farming mostly practiced by 
Japanese in California. Their agricultural activities are largely 
devoted to the growing of vegetables, including potatoes and sugar 
beets, and such fruits as berries and grapes. Most of the farms 
held by Japanese are small-many of them containing less than 
five acres. The average size of the 1,816 Japanese farms reported 
by the census was only 54.7 acres.' The branches of agri- 
culture followed by the Japanese in California involve tedious 
processes and much individual hand work. The tendency of 
the white man to avoid this kind of agricultural production 
has given the Japanese almost a monopoly in the culture of 
most of these crops. 

The Japanese have been important factors in the land tenure 
problem in California. The land tends to pass into the poa- 
session of those best ,qualified by temperament and previous 
experience to meet the labor need of that  type of productio~. 
It has been easy for the Japanese to pass from farm laborers 
to share tenancy where the land owners supplied teams and 
equipment. Cash tenancy, however, has gone along paralle! 
to share tenancy in certain Japanese communities in Cali- 
fornia. "Most of the tenant farming," says Millis, "by Jap- 
anese in the localities specializing in the growing of grapes 
and deciduous fruits has grown out of the fact that the Jan- 
anese work under a 'boss' and occupy a dominant plac 
the labor supply required for taking care of crops. As s 
leased their land and secured an advantage in the labor 
ket, there was the more reason for others to do so."2 

As the Japanese re-directed the agricultural produc 
of California into intensive farming and developed a new 
of crop production, the unit area of production increased a 
the tenant was able to pay high rents. Under this proct 
the owner found i't more profitable to lease his land than 
farm it himself. This situation is clearly explained by " 
fessor Millis as follows : "That they could afford to pay I 
tively high rents is explained, in part, where a new typ 
farming was introduced by the Japanese, by the fact that i 

rrv-  
rela- 
e o f  

1Millis' The J a ~ a n s e s  Problem in the United States, page 137. 
2Zbid. page 140. . 
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crops would bear a higher rent than those which had been 
grown. When land worth a few dollars per acre for growing 
hay is turned to the production of strawberries, i t  may be 
worth $20.00, $25.00 or even $30.00 per .acre. If turned to  
the production of beans or potatoes, or other vegetables, it is 
worth more to the tenant that when used for the production of 
general crops. But the relatively high rents paid are not to be 
explained entirely in this way. Five years ago the writer was 

-present when a young American sought to lease a ranch from 
an agent a t  Stockton. It was wanted for growing potatoes. 
He first offered to pay $10.00 and finally $12.00 per acre, 
one half down, the remainder when the crop was harvested, 
but his offer was declined because a Japanese had already offered 
$15.00, a Chinese $16.00 for it for growing the same crop. 
, - , - - , , Instances came to my attention along the Lower 
Sacramento where Japanese had replaced Jtalians as  tenant3 
by giving a larger share of their crop. Similar instances were 
found in some other places. With time, the difference in rents 
would-be tenants are willing to pay have diminished, but it- 
has not yet disappeared. I t  obtains to some extent aboct 
Fresno, for example, in the leasing of producing vineyards. 

burse other considerations than the share of the crop 
3 Jewish Agricultural and Industrial Aid Society, which 
into a share lease but in general it may be said thzt 

tnere in 1914 the general rule was for the Japanese tenant to  
'take forty and give sixty' per cent., while other tenants and 
landowners 'shared alike.' That the Japanese have been will, 
ing to pay relatively high rents for agricultural land has, how- 
ever, never been in dispute, so that  further detail need not be 
added. Some regard i t  as meritorious, others as objectionable. 
Other things being equal, it is well to have land devoted to those 
crops which will bear the highest rent. The points we are 
interested in here, however, is that the strongest competitor 
for land is the one who will pay the highest rent."l 

Three questions arise with reference to the Japanese as 
a tenant farmer in California. (1) What influences has he 
had upon land and production? (2) What has been the ir!- 
fluences upon the landlord? (3) Has the system worked out 
to the interest of the Japanese farmers themselves? There 
 milli is' The Japanses Prob'em in the United States, page 141. 
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is no doubt that the Japanese farmer has proved to be a great 
asset in agricultural production in California. His methods 
of intensive cultivation and his influence on diversifed farm- 
ing has greatly increased the agricultural and hori;icultura.l 
production. The complaint that  the Japanese rob the land of 
fertility has some justification, but the nature of the agricul- 
tural production compels some attention to soil improvement, 
and for that reason the Japanese tenant has not "skinned" 
the land as some would have us believe. The general opinion 
is that the Japanese have shown more interest than is usua!ir 
found among tenants in the care of the farmstead and the 
conservation of soil properties. 

As under all other conditions of tenant farming, absentee 
landlordism has grown out of the Japanese tenant situation 
in California. The high rents that the Japanese have been 
willing to pay have enhanced land values, and the owners in 
many instances have moved to the near-by towns and cities. 
But it is rather interesting to observe that the number of 
tenants in California in 1910 was 20.6 per cent., while in 1900 
it was 23.1 per cent. This is in contrast with the conditions in 
the United States as a whole, the percentage of tenants h a v i ~ g  
increased from 35.3 in 1900 to 37 per cent. in 1910. It ought 
to be said, perhaps, that absentee. landlordism has not 
been so serious a problem in California as  in some other see- 
tions of the country. In many cases the land owners continrze 
to live with their families on the farms, all, or a part, of which 
they have leased to Japanese. The most serious social effect, 
is to be observed on the other side of the question. In con?- 
munities where Japanese farmers have settled, relatively few 
white persons are settling. This has greatly retarded thc 
development of a small land-holding class, and, of course, tends 
to perpetuate tenancy. 

Little consideration has been given to the influences of 
rent prices on the Japanese themselves for obvious reasons. 
There is no doubt that landlords in some cases have exacted too 
much rent from the Japanese. This is the inevitable consequence 
of land competition and profitable agriculture. This much may 
be said, however, in justification of the system from the Jap- 
anese standpoint, they are as a rule, living under better con- 
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ditions and enjoying more comforts than they experienced in 
their native country. They have been able to  farm without 
much capital and probably in no other vocation could they 
have succeeded as unskilled laborers so well as they have as  
tenant farmers. In other words, i t  would appear that  the Jap- 
anese tenant farm situation in California is not to be con- 

ed on the grounds that it has created in itself a serious 
I situation. There is no indication that  Japanese tenantxi 
advance to land ownership in California in any larwe 
hers, but in their present situation they will probably 
ler in a more substantial way than any other tenant farm 
!nt in the country. 

Geographic Distribution of Farm Tenants, 

A better perspective is given to the influence of immigra- 
tion upon farm tenantry by indicating their distribution 
throughout the United States. The follwing table1 .taken 
from the Census Abstract shows this situation: . 

N a t i v i t y  of Farm Opera to rs  : 1910. 

Pacj 

be 
the r 

D:vision 

United States .......... 
New England .......... 
Middle Atlantic ........ 
East North Central ..... 

.... West North Central 
South Atlantic ......... 
East South Central . . . . .  

This table reveals several interesting facts. (I) It will 
observed that only 10.5 per cent. of the farm operators of 

lation are foreign born. (2) The largest percentage of 
- 
cct Thirteenth Census. Table 1, page 296. 

Per cent. of 
Farm Owners 

Per cent. of all 
Farm Oper- 

ators 

West South Central ..... 5.9 
Mountain ............. 17.2 

ific ................ 28.7 

Per cent. of 
Farm Tenants 

66.6 
81.7 
67.9 

13.1 
4.8 
1.4 
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the foreign born are found in the Pacific division, where the Chi- 
nese and Japanese compose the large element of the foreign popu- 
lation, and in the West North Central, and the East North Cen- 
tral divisions. (3) In the South Atlantic and East South Cen- 
tral divisions the foreign-born element is negligible. 

According to the census of 19102, Minnesota and North 
Dakota have the largest percentage of foreign farm operators, 1 
which amounts to more than one-half of the farming element 
in the state. 1 

The United States census for 1910 presents an interesting i 
table with reference to the status of foreign-born farmers as I 

to the land tenure. This table is as follows: I -- ! ' 
Farm Tenure by Nativity 

I 

It is interesting to observe the comparison between the ~ 

Per cent of 
Native White 

Farm 
Operators -.- - - - - -. .- - 

native white farm operators and the foreign-born white opera- ~ 
tors with reference to land tenure. It will be observed from 

Per cent of 
Foreign-Born 
White Farm 

Operators 

the above table tha t  while 66.3 per cent. of the native white 

Per cent of 
Negro and 
other Non- 
white Farm 
O~era tors  

Division 

farm operators in the United States are  classified as  owners, 

m 5 

5 

81.4 per cent. of the foreign-born white farmers own thl-'-- 
own f a w s .  In every geographic division of the United Stat 
with the exception of New England, the percentage,of tena: 

United States ......... . I  66.3 32.7 1.0 81.4 1'1.6 1.0 26.2. 'r3.61 0.2 
New England . . . . . . . .  . I  89.6 ~~~~~~ 7.7 2.7 87.2 9.3 3.5 '79.21 15.21 5.6 

operated farms is greater for the native white than for t 

2Thirteenth Census, page 296. 

Middle Atlantic ........ 
East North Central . . . . .  
West North Central . . . .  
South Atlantic . . . . . . . . .  
East  South Central ..... 
West South Central ..... 
Mountain . . . . . . . . . . . . .-  
Pacific ................ 

3.7 
1.3 
0.8 
0.2 
0.1 
0.1 
0.3 
1.7 

75.4 
69.5 
64.3 
64.8 
62.9 
51.6 
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2.4 
0.7 
0.4 
3.4 
1.2 
0.5 
1.3 
1.9 

22.7 
29.5 
34.8 
34.2 
36.7 
47.8 
11.2 

72.1 
68.4 
74.7 
28.7 
18.1 
27.6 
95.6 
43.8 80.11 16.8 

24.2 
30.3 
24.5 
71.1 
81.9 
72.3 
4.1 

54.5 

18.6 
14.7 
18.9 
11.7 
17.8 
36.8 
10.4 
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foreign white population. Professor Gillette, commenting on this 
fact, says: "It would seem that the nation need have no fear that 
immigrants who settle on farms will fall into tenantry. It 
should rather fear that  native farmers be eliminated by for- 
eigners, though that  fear may be ungrounded."l Before ac- 
cepting this conclusion, however, it may be desirable to study 
the question from the standpoint of the aggregate foreign pop- 
ulation engaged in agriculture. In a very careful statistical 
study made by Professor Gillette and Mr. George R. Davis 
and incorporated in an article entitled "Measures of Rural Mi- 
gration and Other Factors of Urban Increase in the United 
States.," the following statistics are given: 

1 Number of Persons Engaged in  Agriculture 

Males Females Both Sexes 
w cH Y1 

0 0 

Country 

lAmerican Statistical Association, Volume 14. 1914-15. 
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Percentage of  Total Rural and Urban Population of the United 
States. Classified by Nativi ty  . 

Nativity and Geographic 
Division . 

. ................. Native Parentage 
New England ........................ 
Middle Atlantic ...................... 
East North Central ................... 
West North Central .................. ....................... South Atlantic 
West South Central ................... ........................... Mountain 
Pacific .............................. 

Urban 

-. 

Total. United States: . . . . . . . . . . . .  - 
Foreim or ~ i s d  Parentage 

Rural 

........................ New ~ n ~ T a n d  
Middle Atlantic . . . . . . . . . . . . . . . . . . . . . .  ................... East North Central 
West North Central .................... ........................ South Atlantic 
East South Central ................... 
West South Central ................... ........................... Mountain 
Pacific .............................. 

Total. United States ................ 
.. - ..... 

~ G e i g n  Born . ........................ New England 
Middle Atlantic ...................... 
East North Central ................... ................... West North Central . . . . . . . . . . . . . . . . . . . . . . .  South Atlantic 
East South Central ................... 
West South Central ................... 
Mountain ........................... 
Pacific ............................. 

Total. United States . . . . . . . . . . . . . . .  - -.. 
Colored d ........................ New England ...................... Middle Atlantic 

East North Central . . . . . . . . . . . . . . . . . . . .  
West North Central .................. 
South Atlantic ....... r . . . . . . . . . . . . . . .  

. .................. East South Central 
West Sou.th Central . . . . . . . . . . . . . . . . . . .  ........................... Mountain ......................... Pacific ... , 

Total. United States .............. 
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Changes in the Rural and Urban Population in 1910 and-1900 
Compared W i t h  '1890. (1890-1910). 

1910 I 

Total, United ~ t a t e s ~ 1 2 ~ 3 ~ 1 9 7 ~ 8 ~ ~ ~ 3 ~ 1 8 9 5 ~ 1 0 6 . 4 ~ 1 7 1 ~ 0 ~ ~ 8 2 ( 1 8 0 5 ~ 1 2 2 ~ 7 [ 1 8 7 ~ 6  -- 
-- - - - - - 

1900 
New England . . . . . 
Middle Atlantic . . . . 
East North Central . 
West North Central 
South Atlantic . . . . 
East South Central 
West South Central 
Mountain . . . . . . . . . 
Pacific . . . . . . . . . . . 
Total, United States. ~ ~ 2 ~ ~ 2 ~ ~ 2 ~ 9 ) 1 4 6 0 ~ 9 ? . 3 ~ 1 2 1 . 1 ~ 1 1 2 . 8 ~ 1 3 4 . 4 . 1 1 2 . 4 ~ 1 3 5 . 5  

Taken from American Statistical Association-Quarterly Publiratio~, 
The Agricultural Element in the Population. 

A summary of the above tables shows the following: 
(1) The total number of persons engaged in agriculture has 
greatly increased in the four decades since 1880, but the per- 
centage with reference to all occupations has shown a decided 
decline. This is due, of course, to the fact that the number of 
occupations in industrial activities have multiplied greatl;- 
while the number choosing agriculture has increased but 
little. (2) The percentage of foreign-born farmers has in- 
creased very slowly in the country as  a whole since 1890, and 
the total percentage of increase is not sufficiently great to se- 
riousIy affect the land tenure problem. (3) The increase in 
the different geographic divisions has been f a r  from uniforn~, 
In several of the divisions there has  been actually a decline 
in the percentage of the rural population. 
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Conclusion. 

It would appear, therefore, that Professor Gillette is c 
rect in his conclusion that immigration has not intensified 
problem of land tenure. There is no element in our fores 
population, with the possible exception of the Japanese, 
presents any serious problem of tenantry whatever. On 
whole, they seem to pass through the stages of farm la1 
and tenantry to land ownership with reasonable rapidity, 
this is almost as true of one foreign element as another, 
the exception of the Chinese and Japanese, as  has been shc 
In different sections of the country, there is here and tht 
community of farmers that  have met difficulties in acquj 
land, but this seems to be due in all cases to the geogra 
and economic conditions rather than to any real racial attril 

The rural immigrant problem is due rather to the disinc 
tion of recent immigrants to settle in the open cou 
than to their attitude toward land tenure. This is 

- clearly indicated in the study by Professor Gillette and 
Davies. This fact is rather surprising when we recall 
most of these immigrants came from rural regions and .r 
either farm-laborers or small farm owners. This will cr 
a problem that  will demand consideration in the future. 

' i t  will be greatly simplified by the fact that the I 
lem of land tenure is not likely to accompany the re-direc 
of the vocational activities of the immigrant who settlc 
our country. 
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~ CHAPTER XX. 

THE NEGRO FARM TENANT. 

The farm tenantry situation cannot be understood with- 
out a knowledge of the facts connected with negro farm tenantry 
in the South. The present chapter will attempt to present the 
available statistics and other important facts with reference to 
the extent and the influence of the negro tenant on the general 
problem of farm tenantry. 

The Negro on Southern Farms. 
Approximately 77.5 per cent. of the population of the South 

is rural. About 40 per cent. of all persons engaged in agricul- 
tural pursuits in the South are negroes. In Mississippi, South 
Carolina, and Louisiana, the number of negroes engaged in farm- 
ing is about 60 to 70 per cent. of all farmers in those states. 

1 Alabama and Georgia come next with from 53 to 56 per cent. 
of negro farmers in the tota1.l 

The importance of the negro farmer in the South can best be 
appreciated by a comparison of the statistics of the number of 
negroes on farms in 1900 and 1910:2 

&-umber of  Negroes on Farms. 

1 P e r  cent. 
State 1 1910 I Increase -- 

74,426 

21,868 11.5 
6,358 23,4 

134,654 1 39.8 
66,331 1 41.4 

3,857 1 12.7 
84,601 1 31.6 
19,511 1 21.6 
72,375 1 49.7 
24,209 I 23.4 

334 

Alabama . . . . . . . . . . . . . .  
Arkansas . . . . . . . . . . . . . .  
Florida . . . . . . . . . . . . . . . .  
Georgia . . . . . . . . . . . . . . .  
Louisiana . . . . . . . . . . . . . .  
Maryland . . . . . . . . . . . . . .  

. . . . . . . . . . . . .  Mississippi 
North Carolina . . . . . . . . .  
Oklahoma . . . . . . . . . . . . .  
South Carolina ......... 

. . . . . . . . . . . . .  Tennessee 
Texas . . . . . . . . . . . . . . . .  
Virginia ............... 
West Virrinia . . . . . . . . . .  

1 Increase 
26.6 1 51.0 

353790r  
177,491 

70,697 
411,086 
211,873 

33,551 
472,594 
226,525 

34,259 
351,927 
109,848 
217,930 
127,730 

2.450 

While Florida, Arkansas, Texas, Georgia, North Carolina, 
and Mississippi show the largest increase in the number of ne- 

IBulletin No. 33 (1916), Bureau of Education, Department of Interior, on Negro Educa- 
tion, Volume 1, Chapter 7, page 98. 

Zlbid. 
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gro farmers during .the ten-year period, there was a substantial 
increase in all the Southern states. The statistics show that the I 
number of negro farmers during that period increased more 
rapidly than the number of white farmers in all the states ex- 
cept Louisiana, Virginia, and Alabama. 

A study of the occupation tables of the U. S. Census also 
shows that the negro is preeminently a farmer. There are 
5,192,535 negroes engaged in vocational pursuits and 2,893,380, I 
or 55 per cent. of this number, are engaged in cultivating the 
soil. Between 1900 and 1910 the number of negro farmers in 

' the United States increased 705,226, or 25.9 per cent. The 
number of farms operated by each agricultural group in 1910 1 
and 1900 is as  follows :l I 

Number of Negro Farmelas. 1 
I I I Increase I Per  cent. I 
1 1900 1 1910 1 1900-1910 1 Increase 

Total ............. 893,370 746,715 146,655 16.4 
Owners ............... 218,972 187,797 31,175 14.2 
Tenants ............... 672,964 557,174 115,790 17.2 
Managers ............ .I 1.434 1,744 1 310 17.8 

This table clearly indicates that the negro has been and is 
an important factor in agricultural production in the South. It 
is a matter of siggificance that he has been climbing the "agri- 
cultural ladder" with unusual rapidity since the close of the 
Civil War. But the percentage of increase in tenantry has con- 
tinued to be somewhat greater than the percentage of increase 
in ownership. 

A comparison of the acreage owned and rented by negroes in 
each of the Southern states is as   follow^:^ 

1Bulletin No. 33, Chapter 7, page 100, U. S. Bureau of Education. 
Zlbid, Chapter 7, page 103. 
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These figures indicate that the negro farmer is largely a 
renter . In a number of the Southern states. two acres are rented 
to every acre owned . 

Checking this comparison with the value of farm property 
owned and rented by the negro in the South. we find the follow- 
ing : = 

State 
.. .......... Total 
Alabama ........... 
Arkansas .......... 
Delaware .......... 
Florida ............ 
Georgia ........... 
Kentucky .......... 
Louisiana .......... 

State 
Value of Farm Property 

Total 1 Owned I Rented I- 

Farm Acreage 

Total Owned 1 Rented 

Maryland .......... 345. 156 ....... Mississippi 6.420. 549 
North Carolina ..... 1 3.166. 812 
Oklahoma ........ . 2.270. 416 
South Carolin r. 3.898. 022 
Tennessee ......... ..... / 1.588. 396 
Texas . . . . . . . . . . . . .  4.188. 979 
Virginia ........... 1 2.208. 235 
West Virginia ..... I 33. 886 

26.567. 769 
3.607. 234 
1.443. 1 1 6 '  

40. 963 
300. 288 

42.259. 247 15.691. 478 
5.073. 953 1.466. 719 
2.647. 230 1.204. 114 

54. 578 
758. 731 

122'039 i 
223. 117 

1.227. 194 4.193. 355 
1.197. 386 1.969. 496 

2.599. 655 670. 761 
1.098. 044 2.799. 978 

I 

Total ............ 1 $1.104.496. 687 

13. 615 
458. 443 

7.064. 500 
436. 459 

2.103. 345 

590. 676 
1.866. 742 
1.381. 223 

These figures show that there is a great excess in the value 
of farm property rented by negro farmers over the ialue of farm 
property owned by them . 
1Bulletin No . 33. Chapter 7. page 103. U . S . Bureau of Education . 

Alabama ............. 
............. Arkansas 

Delaware ............. 

. @-46.829. 258 $757.667. 329 
22.506. 427 I 74.350. 258 
27.139. 889 59.731. 284 

686. 322 1.498. 152 
8.779. 585 / 5.842. 599 

1.349. 503 5.714. 997 
255. 363 181. 096 
834. 695 i 1.268. 650 

997. 720 
2.322. 237 

827. 012 

96.856. 685 
86.871. 173 
2.184. 474 

25.679. 922 
8.908. 927 

16.494. 075 
4.879. 716 

44.417. 423 
27. 44 . 410 
40.598. 030 
27.340. 950 
16.411. 350 
39.873. 225 
34.774. 150 

25. 957 1 7. 929 

131.308. 347 
' 8.610. 385 

36.340. 239 
6.073. 562 

142.041. 453 
53.356. 421 
18.084. 463 
89.940. 537 
36.770. 012 
71.863. 037 
18.492. 833 

898. 957 1 3 6 3 . E  

.Florida ............... 

I 14.622. 184 .............. Georgia 156.988. 269 
Kentucky ............. 17.519. 312 
Louisiana ............ 55.834. 314 
Maryland ............. 
rMississippi ........... 
North Carolina ........ 
Oklahoma ............ 
South Carolina ........ 
Tennessee ............ 
Texas ............... 
Virginia .............. 
West Virginia ......... 

10.953. 278 
186.458. 876 
80.804. 831 
58.674. 493 

117.281. 487 
53.181. 362 

111.736. 262 
53.266. 983 
1.262. 704 
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This table shows that the number of farms operated'by 
negroes in the United States is relatively small when compared 
with the nl~mber operated by whites. But the number of negro 
tenants is less than on#:-half t2e total number of tenants in the 
United States. 

A comparison of the percentages of white and negro ten- 
ants in the South with the percentage of all farms operated by 
tenants, reveals the fact that negro farm tenancy is peculiarly 
a Southern prob1em.l 

Comparison of the Percentages of White and Negro Tenancy i.. 
the South With Percentage of All Farms 

Operated by  Tenants.l 

In all four of the geographic divisions of the South, 
the percentage of negro farm tenants is relatively high 
in comparison with the percentage of white farm tenants in 
these divisions. The percentages are high also in comparison 
with the percentages of all farms operated by tenants in each 
of these divisions. A similar situation is seen to exist when the 
comparisons are made for typical states in each of the three geo- 
graphical divisions. In Louisiana, for example, where 55.3 per 
cent. of all farms are operated by tenants, 80.3 per cent. of all 
farms were operated by negroes, while only 34.3 per cent. were 
operated by white f a r h  tenants. 

/  thirteenth Cenmzs, Volume 5.  Tables 11 and 28. 

-- 
United States ...... 
South Atlantic ..... 
East South Central. . 
West South Central.. 
Georgia ........... 
Alabama .......... 
Mississippi ........ 
Louisiana .......... 
Texas ............. 

'ercentage of a11 
Iarms operated by 

tenants. 
37.0 
45.9 
50.7 
52.8 
65.6 
60.2 
66.1 
55.3 
52.6 

Percentage of all 
farms operated by 

white. tenants 
- -- 

30.8 
52.4 
36.6 
47.2 
50.0 
42.6 
38.2 
34.3 
49.2 

Percentage of all 
farms operated by 

negro tenants 
- -- 

73.6 
69.3 
81.9 
72.3 
87.1 
84.5 
84.7 
80.3 
69.5 
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A further comparison develops another aspect of this situa- 
tion. The average acreage of farms operated by white and 
negro tenants shows the relative sizes of farms operated by 
each group: 

Comparison of Average Acreage per Farm Operated by White 
and Negro Tenants.l 

The census tables do not present the data for the several 
. Southern states on this point, but i t  is a well known fact that 

the average acreage per farm that is cultivated by negroes is 
smaller than the average acreage cultivated by the white farm 
tenant. Correspondingly, the average value per farm operated 
by the negro tenant will be relatively smaller than the average 
value of farms operated by white  tenant^.^ I t  is very apparent 
that the farm unit cultivated by the negro farm tenant has not 
been financially profitable. 

Division 
United States. ...... ...... South Atlantic 
East South Central. . 
West South Central. . 

Conditions That Determine Negro   en ant Farmin 
In the South. 

While the statistical data give us a basis of comparison and 
present the extent of negro farm tenantry, they do not reveal the 
nature of the problem that is created and the effects it has 
produced. The actual conditions can best be understood by a 
brief review of the agrarian problem out of which farm tenantry 
in the South has developed. 

Conditions in the South a t  the close of the Civil War pro- 
duced a radical change in the labor situation. The adjustment 
of available labor to the soil was an acute problem. Economic 
conditions made it  necessary to devise ney  methods of financing 
farm operations. The methods were largely the result of ' the 

Average Acreage per 1 Averaqe Acreage per 
Farm Operated by White Farm Operated by Ne- 

IThirteenth Census, Volume 5. Table 27. 
'See detailed comparison of these facts in an article by Henry Garnett on Farm Ten- 

ure in the United States" in Volume 30. (1909), page 171 of the .American Acad- 
emy Annals. 

. Tenants -- 
118.9 

'75.4 
52.6 

113.7 

qro tenants 
40.0 
46.0 
33.7 
37.8 
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limited amount of available money that could be used for cap- 
ital investment. Three systems were evolved immediately fol- 
lowing the close of the Civil War, viz: (1) The standing-wage 
system ; (2) the wage-earning system ; (3) share-cropping. All 
three systems existed a t  the same time, and in many cases all 
three systems were practiced on the same plantation. The 
standing-wage system got its name because "hands" contracted 
to work for a period of months, usually during the cropping sea- 
son, and the wages paid were in a lump sum a t  the end of the 
period. Rations were issued weekly or monthly, or board was pro- 
vided. There were two objects of this system; (1) In the first 
place, by this plan the landlord was able to hold labor to  the soil 
until the crop was planted, cultivated, and harvested. (2) In 
the second place, the farm owners could pay the wages to his 
farm hands after the sale of his crop when he had available 

y. This system has gradually disappeared. 
rhe share-cropping and the wage-earning systems have per- 

sisted until the present time. "No system," says Thomas J. Ed- 
S, "seems to have a more permanent effect than what is 
n today as the share-cropping system. For many years 
the Civil War, work on shares had a very different meaning 
that which i t  bears today. Crops were cultivated for one- 
one-fourth, two-fifths, and one-third. In most cases, when 
ropper worked for any fractional part below one-third, he 

wed a 'part ration. Dividing crops into smaller fractional 
ts than one-half, was a t  that  time considered very reason- 
! by those who had served years in bondage without pay and 

demands for education and better methods of living had 
reness in comparison to what they are today. It has been 
;han a decade since the wants of each individual farmer 

ana nis family have so increased and the competition between 
~ r d s  in holding labor upon their plantations has grown so 
that the fractional part gradually increased, until now 
ing on shares means generally all over the Southland, that  
lrvesting time that crop will be halved between landlord 
ropper."l a 

- 
enant System and Some Changes Since Emancipation, American Academy An- 
Volume 49. (1913).  page 39. 



Share-croppers and renters existed in the early years fol- 
lowing the Civil War, but renting was less common than share- 
cropping because renting required some capital and few of the 
landless class possessed it. The emancipated negroes in large 
numbers were compelled to farm on the share-cropping plan be- 
cause they had not been able to acquire the ownership of a mule, I 
the necessary feed, a wagon, and other farm implements that the I 
landlord required as a condition to renting his land. Croppers 1 
were anxious to become renters because they desired a larger 

I 

control over their farm operations. Landlords were generally 
not opposed to this change, because their financial responsibility 1 
was reduced and they were freed from the close supervision that I 
the cropper required. This was one point that  t h e  landless man ~ 
and the landlord had in common. The ability of the negro farmer 

I 

gradually to change his status to that of ownership is traceable , 
to  this situation. "Three different methods," says Ray Stannard ~ 
Baker, "are pursued by the landlord in getting his land culti- ~ 
vated. First, the better class of tenants rent the land for ~ 
cash, a 'standing rent' of some $3 an acre, though in many places ~ 
in Mississippi i t  ranges as high as $6 and $8 an acre. Second, ~ 
a share-cropping rental, in which the landlord and the tenant ~ 
divide the cotton and corn produced. Third, the ordinary wage ~ 
system; that is, the landlord hires workers a t  so much a month I 
and puts in his own crop. All three of these methods are usually ~ 
employed on the larger plantat i~n."~ ~ 

Condition of the Negro Tenant. I 
Baker describes the condition of the negro farm tenant as ~ 

he found him on a Southern farm as follows: ~ 
"Most of the tenants, especially the Negroes, are 

very poor, and wholly dependent upon the landlord. 
Many Negro families possess practically nothing of 
their own, save their ragged clothing, and a few dol- 
lars' worth of household furniture, cooking utensils 
and a gun. The landlord must, therefore, supply them 
not only with enough to live on while they are making 
their crop, but with the entire farming outfit. Let us 
say that  a Negro comes in November to rent a one- 
mule farm from the landlord for the coming year. 

"What have you got?" asks the landlord. 
"Nothin', boss," he is quite likely to say. 
"The 'boss' furnishes him with a cabin to live in 

lRay Stannard Baker's "Follou*ing the Color Line". Chapter 4 ,  page 74. 
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-which goes with the land rented-a mule, a plough, ' 

possibly a one-horse waggon and a few tools. He is 
often given a few dollars in cash near Christmas time 
which (ordinarily) he immediately spends-wastes. 
He is then allowed to draw upon the plantation supply 
store for a regular amount of corn to feed his mule, and 
meat, bread, and tobacco, and some clothing for his 
family. The cost of the entire outfit and supplies for 
a year is in the neighborhood of $300, upon which the 
tenant pays interest a t  form 10 to 30 per cent. from 
the time of signing the contract in November, although 
most of the supplies are not taken out until the next 
summer. Besides this interest the planter also makes 
a profit on all groceries and other necessities furnished 
by his supply store. Having made his contract the 
Negro goes to work with his whole family and keeps a t  
i t  until the next fall when the cotton is all picked and 
ginned. Then he comes in for his 'settlement'-a great 
time of year. The settlements were going forward 
while I was in the black belt. The Negro is credited 
with the amount of cotton he brings in and he is 
charged with all the supplies he has had, and interest, 
together with the rent of his thirty acres of land. If 
the season has been good and he has been industrious, 
he will often have a nice profit in cash, but sometimes 
he not only does not come out even, but closes his year 
actually deeper in debt to the landlord."l 

In another connection, Baker discusses the housing and liv- 
ing conditions of the negro farmer. He says : 

"Life for the tenants is often not a pleasant thing 
to contemplate. I spent much time driving about the 
great plantations and went into many of the cabins. 
Usually they were very poor, of logs or shacks, some- 
times only one room, sometimes a room and a sort of 
lean-to. At one side there was a fireplace, often two 
beds opposite, with a few broken chairs or boxes, and 
a table. Sometimes the cabin was set up on posts and 
had a floor, sometimes i t  was on the ground and had 
no floor a t  all. The people are usually densely ignor- 
ant and superstitious; the preachers they follow are 
often the worst sort of characters, dishonest, and im- 
moral; the schools, if there are any, are practically 
worthless. The whole family works from sunrise to 
sunset in the fields. Even children of six and seven 
years old will drop seed or carry water."2 

l o p .  Cit, Chapter 4. pages 74 and 75. 
2Ibid, Chapter 5. page 100. 
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There may be those who are inclined to contend that these 
are exaggerated statements of the conditions of the negro farm 
tenant in the South. It should be frankly admitted that these 
descriptions represent rather the worse aspects of the situation. 
Nevertheless, it is a matter of common knowledge that the con- 
ditions described in these quotations do exist in many sections of 
the rural South. 

Baker takes occasion to contrast tenantry conditions in 
the South and in the North. He analyzes this situation as fol- 
lows : 

"Tenantry in the South is a very different thing 
from what i t  is in the North. In the North, a man who 
rents a farm is nearly as free to do as  he pleases as if he 
were the owner. But in the South, the present tenant 
system is much nearer the condition that prevailed in 
slavery times than it  is to the present Northern ten- 
ant system. This grows naturally out of slavery; the 
white man had learned to operate big plantations with 
ignorant help; and the Negro on his part had no train- 
ing for any other system. The white man was the na- 
tural master and the Negro the natural dependent and 
a mere Emancipation Proclamation did not a t  once 
change the spirit of the relationship. 

"Today a white overseer rides on every large plan- 
tation and he or the owner himself looks after and dis- 
ciplines the tenants. The tenant is in debt to him (in 
some cases reaching a veritable condition of debt 
slavery of peonage) and he must see that the crop is 
made. Hence he watches the work of every Negro 
(and indeed that of the white tenants as well) sees 
that the land is properly fertilized, and that the dikes 
(to prevent washing) are kept up, that the cotton is 
properly chopped (thinned) and regularly cultivated. 
Some of the greater land-owners employ assistant over- 
seers. or "riders", who are constantly traveling fron 
farm to farm."' 

It should be observed that the difference herein descllut;lL 
is largely traceable to the influence of the negro tenant farmer 
and the organization of farm operations on the plantation basis. 

-- 
lop. Cit., Chapter 4, page 76. 
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I 

1 Difficulties of the Landlord. 

1 This description does not exaggerate the difficulties that  
the landlord has experienced with many negro tenants. They 
are often found to be irresponsible and unreliable. Thriftless- 

IFollowing the Color Line, Chapter 4, page 76. 

I 

It has not been possible for the landlord in the South profit- 
ably to conduct his farm operations with negro farm tenants 
without resorting to different methods from those practiced where 
the farm tenant was more intelligent, more industrious, and 
more dependable. Close supervision by the landlord has been 
made necessary by the irresponsibility of many of the negro 
tenants. Baker very interestingly describes some of the land- 
lord's difficulties with his negro tenants as  follows: 

"Saturday afternoon (or 'evnin'), a s  they say in the 
South, the negro goes to  town or visits his friends. 
Often he spends all day Sunday driving about the 
country and his mule comes back so worn out that  i t  
cannot be used on Monday. There are often furious re- 
ligious revivals which break into the work, to say 
nothing of 'frolics' and fish suppers a t  which the Ne- 
groes often remain all niglit long. Many of them are  
careless with their tools, wasteful of supplies, irre- 
sponsible in their promises. One planter told me how he 
had built neat fences around the homes of his Negroes, 
and fixed up their houses to encourage thrift  and give 
them more comfort, only to have the fences and even 
parts of the houses used for firewood. 

"Toward fall, if the season had been bad, and the 
crop of cotton short, so short that  a Negro knows that  
he will not be able to 'pay out' and have anything left 
for himself, he will sometimes desert the plantation 
entirely, leaving the cotton unpicked and a large debt to 
the landlord. If he attempts that, however, he must 
get entirely away, else the planter will chase him down 
and bring him back to his work. Illiterate, without 
discipline or training, with little ambition and much 
indolence a large proportion of Negro tenants are 
looked after and driven like children or slaves. I say 
'a large proportion'-but there are thousands of in- 
dustrious Negro landowners and tenants who are 
rapidly getting ahead."l 
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ness and inefficiency are common characteristics. The planters 

, of the South have found i t  necessary to deal with the negro 
farm laborer and tenant in a very exacting manner. The plan- 
tation system in the South has been feudal in its nature. Just as 
there were good and bad barons, so there have been good and 
bad landlords with every gradation between these extremes in 
the South since the Civil War. The ignorance of the negro and 
his financial dependence have made it a temptation for an unjust 
landlord to take advantage of him. Baker uses strong words 
in describing the result: 

"When the Negro tenant takes up land or hires out 
to the landlord, he ordinarily signs a contract, or if he 
cannot sign (about half the Negro tenants of the black 
belt are wholly illiterate) he makes his mark. He often 
has no way of knowing, certainly, what is in the con- 
tract, though the arrangement is usually clearly un- 
derstood, and he must depend on the landlord to keep 
both the rent and the supply-store accounts. In other 
words, he is wholly a t  the planter's mercy-a tempta- 
tion as  dangerous for the landlord as the possibilities 
which it  presents are for the tenant. It is so easy 
to make large profits by charging immense interest 
percentages or outrageous prices for supplies to tenants 
who are too ignorant or weak to protect themselves, 
that the stories of the oppressive landlord in the South 
are scarcely surprising. It is easy, when the tenant 
brings in his cotton in the fall not only to underweigh 
it, but to credit it a t  the lowest prices of the week; 
and this dealing of the strong with the weak is not 
Southern, i t  is human. Such a system has encouraged 
dishonesty, and wastefulness; it has made many land- 
lords cruel and greedy, i t  has increased the helpless- 
ness, hopelessness and shiftlessness of the Negro. In 
many cases i t  has meant downright degeneration, not 
only to the Negro, but to the white man. These are 
strong words, but no one can travel in the black belt 

lop. Cit., Chapter 4, page 77. 
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without seeing enough to convince him of the terrible 
consequences growing out of these  relationship^."^ 

t must be admitted that there is much truth in this severe 
ment. But those familiar with actual conditions in the 

South can recall many examples where the landlord has dealt 
generously with his negro tenants and safeguarded their inter- 
ests as he has his own. 

Transition From Tenantry to Farm Ownership. 

All things considered, the negro 'farmer has made the trans- 
ition from tenantry to farm ownership rather rapidly. In the 
South in 1900 there were 2,620,391 farms of which 1,870,721, or 
71.1 per cent. were occupied by whites and 740,670, or 28.3 per 
cent. by negroes. The total number of farms in the South in- 
creased to 3,097,547 by 1910, and of this number 2,207,406, or 
71.3 per cent., were cultivated by white farmers, and 890,141, or 
28.7 per cent., by negro farmers. Of the total acreage, 88 per 
cent. was operated by white farmers, while only 12 per cent. 
was cultivated by negroes. White farmers cultivated 87.6 per 
cent. of the value of farm property, while negroes occupied 1.2.4 
per cenL2 

The progress that the negro tenant has made to owner- 
ship is best seen perhaps by tracing the increase in a typical 
Southern state. At the close of the Civil War, negroes in 
Georgia owned only about 10,000 acres of land valued a t  $22,500. 
By 1876 they had increased the amount to 457,635 acres, the 
taxable value of which was $1,234,104. During the next ten 
years, from 1876 to 1886, they had increased their holdings 
to 802,939 acres, the assessed valuation being $2,508,198. By 1896 
negroes owned 1,043,846 acres of land valued a t  $4,234,848." 

While the increase has not been so great since 1896, the  
negro has continued to buy land. "Using all the statistics a t  
hand," says Booger T. Washington, "it is safe to say that negro 
farmers own in the Southern states not less than 30,000 square 
miles of land. This is an amount of teritory nearly equal to 

l o p .  Cit., Chapter 5 ,  page 94. 
2Thirteenth Census, Vol. 5 ,  Table 19. Cp. Garnett's "Farm Tenure in the United 

States," American Annuals, Vol. 33 (1909) p. 652. 
3Booker T. Washington's "The Story of t h e  Negro, Vol. 2 ,  Ch. 2, p. 41. 
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five New England states, Vermont, New Hampshire, Nassa- 
chusetts, Connecticut and Rhode Island . . . . It is difficult 
for one who has not lived in the South and who has not closely 
studied the life of the negro on the Southern k r m s  and plan- 
tations to clearly understand the actual progress that the figures 
I have referred to  stand for."' 

It may be asked, why the transition from tenantry to 
ownership decreased in the last two decades? Mr. Thomas 
Nelson Page attempts to answer this question as follows: 

"A comparison of the rural colored population will ~ 
show that possibly over ninety per cent. of the prop- 
erty now owned by the Negroes has been accumulated I , 
by those who were either trained in slavery or grel 
up immediately after the war, so that they receive 
the beneficial effects of the habits of industry in whic 
their race was a t  that time trained."2 

This is probably not an adequate answer. The negro farm 
tenant is experiencing the same handicaps that have retarded 
farm ownership for the white tenant farmer. But i t  is a well 
known fact that the negro farm tenant has not possessed the 
intelligence, the energy, and thrift necessary to enable him to 
overcome other difficulties in the way of acquiring a farm home. 

Negro Migration to the Northern States. 

A new and unexpected situation has complicated the negro 
farm problem in the South. For a number of years there has 
been an increasing migration of negroes from Southern farms 
and cities to the commercial centers of the North. In 1816-17, 
this exodus reached such proportions as to attract wide-spread 
attention and cause serious alarm to the agricultural interests 
of the South. The number of negroes who migrated in that 
year cannot be determined accurately. However, the available 
data indicate that the number ran into the thousands. The 
Commissioner of Commerce and Labor in Georgia estimated the 
number from his state a t  50,000. The Commissioner of Agri- 
culture in Georgia gives 90,000 as a conservative number. The 

lop. Cit., Vo1. 2, Ch. 2. p. 47. 
2The Negroes, The Southerner's Problem, Ch. 3,  P. 76. 
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negro insurance companies in Mississippi, which keep in close 
touch with the movement among colored people, estimated that  
at least 100,000 negroes left that state. In Texas, Louisiana, 
Arkansas, and Oklahoma, the number of negroes migrating was 
much smaller than from other Southern states. 

I t  is difficult to determine what proportion of the negroes 
who migrated came from farms. But from the causes that  
have been assigned for the exodus by all those who have studied 
the question, i t  is clearly evident that the rural sections have 
suffered most from, this migration. "It seems quite clear," says 
W. T. B. Williams, "that the exodus had its main start  and re- 
ceived its largest numbers in those sections which suffered most 
from the boll weevil, and the floods, and in those where the gen- 
eral treatment of the negro has been a t  its worst."l T. J. Woofter, 
Jr., in describing the .migration from Georgia, compares i t  t o  
the exodus to the Western states in 1866, 1867, and 1868. He 
says: "Discontent with the whole plantation system which 
still 'prevails on some southern farms wae intensified by low 
wages in 1914 and 1915, and the appearance of the boll ~ e e v i l . " ~  
Tipton Ray Snavely, in reporting the causes for Alabama and 
North Carolina, finds the underlying cause to be "the transition 
from the old system of cotton planting to stock raising and the 
diversification of  crop^."^ It is apparent from this investigation 
made under the direction of the U. S. Bureau of Labor that the 
uncertainty of crop production and the discontent with farm 
conditions have caused thousands of negro tenants to  migrate 
to the Northern states where wages were higher. The effect 
of this shift is certain to produce important economic results.. 
The ultimate'effects cannot be accurately forecast. But already 
a shortage of farm labor has resulted. Farm wages have in- 
creased; tenant competition for land has become less intense; 
landlords have already been compelled to resort to power-driven 
machinery as a means of offsetting the loss of man-power on the 

1. 

ity t c  

The negro farm tenant has been a problem in the past be- 
,e of his influence on standards of efficiency and his inabil- 

apply scientific methods to  production. His standards 
- 
Migratioa in 1916-1917, ,page 73, Bulletin of the U, S. Bureau of Labor (1919). 
rge 76. 

ulvbu,  ~ d g e  60. 
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of living have also lowered the standards for his white neighbors. 
Inefficiency has not been peculiar to him. But i t  now appears 
that  his change of vocation from agriculture to industrial pur- 
suits means inevitably the creation of a new problem of agricul- 
tural adjustment. The nature, difficulty, and extent of this prob- 
lem can only be determined by world demands for farm products 
and the resourcefulness of our agricultural leaders. The 
Southern negro farmer must certainly be considered in the ad- 
justment of this problem. His opportunity for farm ownership 
must be increased and a better standard of living must be se- 
cured for him on the farm. 



CHAPTER XXI. 

THE HOUSING OF FARM TENANTS. 

The economic problems growing out of the farm tenantreY7 
situation have been so pressing that the purely social 
aspects have received relatively little attention. The hous- 
ing of farm tenants is one of those purely social situations 
that has not been included in the numerous farm manage- 
ment surveys that  have been made. Rural housing as a soc- 
ial problem has been generally regarded as dependent upon 
the economic situation. It has been assumed that when meth- 
ods were devised for increasing the agricultural income above 
the subsistence standard that  the housing situation would 
gradually find solution in normal ways. Those who take this 
position forget the fact that custom and habits of mind often 
determine the standard of living. An adequate income of 
course is fundamental, but in addition to securing a better 
economic situation something else needs to be done in the way 
of social reform and aesthetic appreciation to secure .better 
living conditions on the farm. For this reason, i t  is impera- 
tively necessary that we know the actual situation with refer- 
ence to the conditions under which the farm tenant and his ' 
family live and that a social program be devised to impEove 
living conditions on the farm. 

To most of us, the housing problem immediately suggests 
over-crowded sections or slum districts in our great cities. 
Few people are aware that over-crowding is also a problem of 
the country and that  slum districts actually exist in commun- 
ities remote from railways and highly organized city com- 
munities. Vogt explains the reason for this as  follows: 
"American rural experience with the tenantry problem is so 
new that few concrete lessons of the effects of tenantry on 
housing conditions can be found."l Be that  as i t  may, the 
housing situation in the country presents the same general 
characteristics that are found in the city. Comparatively, 
rural housing exhibits the same differences and the same rel- 
ative comforts that are found to exist in the residences of the 
towns. There are many dwellings on the farms that  are well 

I 

, ~lntroduct im t o  Rural Sociology, chapter 5 ,  page 84. . 
273 
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built and possess the same conveniences, such as  lights, heat- 
ing, and running water, that are to be found in city homes. 
But a t  the other extreme there are to be found in almost every 
rural community single houses or small groups of houses 
which exhibit many of the characteristics of the city slums. 
Fortunately, the rural slum has one advantage over its city 
counterpart-there is plenty of sunshine and fresh air. But 
aside from these, the other characteristics exist, viz., unendur- 
able filth, primitive sanitary facilities, over-crowding, and, in 
some cases, indecent promi~cuity."~ Every student of rurai 
problems is familiar with the fact that  rural communities dif- 
fe r  greatly in standards of living, morals, health and sanita- 
tion, and general intelligence. I t  is not unusual to ,find com- 
munities only a few miles apart that differ as widely in these 
characteristics as  city communities separated only by one or 
two city blocks. The expert observer can usually determine 
the relative standards of two rural communities by merely 
observing the houses in which the people live. 

Contrast Between Housing Conditions of 
Owner and Tenant. 

# 

The contrast between the housing condition of farm 
owners and farm tenants is very marked in every section 9f 
the country. Vogt, in his Introduction to Rural Sociology," 
gives the data contained in a survey of housing conditions iil 
Ohio made by a student of the University of Ohio. These 
data were collected from two hundred rural homes, located in 
twenty-one different counties of the state. Comparisons and 
contrasts were made of the heating, lighting and ventilating 
systems, location and source of water supply and laundry 
facilities. As we should expect to find, in every case less 
adequate systems and fewer conveniences were found in ten- 
ant  houses than in owners' homes in the same locality. Vogt 
summarizes his conclusion from these data as follows : "Hous- 
ing conditions are bad for country people generally but they 
are very much worse for the tenant than for the owner. Wher, 
one realizes the difficulties in the way of securing adequate 

lSee Rural Housing, by Elmer S. Forbes, American Academy Annuals, Vol. 51 (1914), page 
110. 

2Chapter 5, page 86-89. 
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housing for the tenant class he cannot see a very bright proe- 
pect for a healthful and attractive home environment for the 
future farming population if present tendencies toward ilz- 
crease of tenantry continue."l It should be observed that  in 
the study made in Ohio the housing conditions of both owner . 

and tenants are much better than those to be found in other 
sections of the country, especially in the Southern states. Some 
light is thrown on the housing of tenant farmers as  a result of 
an investigation made by the Industrial Commission on Ag- 
riculture and L a b ~ r . ~  Mr. Joseph P. Ager, Master of the 
State Grange of Maryland, a prominent farmer and'dairy- 
man of his state, in answer to the request that he "describe 
the tenant house" gave the following answer: 

A. "Usually small, perhaps three rooms; about 
the general size of that. 

Q. Of what are they constructed? A. Usu- 
ally frame, lath, and plaster; quite a comfortable 
house, but small. 

Q. What appurtenances go with the houses? 
A. Generally a garden spot, perhaps a quarter of 
an acre of ground. That is more than most of them 
will cultivate."" 

In his testimony before the Industrial Commission, ~ b n o r -  
able J. W. Stockwell, Secretary of the Massachusetts State Board 
of Agriculture, described the farm tenant house as generally 

The evidence with reference to the South was In rather 1 marked contrast to conditions described in Massachusetts and 
1 other Northern and Eastern states. For example, Mr. Harry 
I Hammond, Civil War veteran, a former Professor of Natural 

Sciences in the University of Georgia and for many years L 

cotton planter, gave the following testimony : 

Q. "What is the character of the tenant 
houses? A. The negro prefers to live by himself. 
He wants an isolated house. They have a front 
room 18 to 20, with 2 shed rooms 10 to 15, for bed- 
rooms. That is the usual form of tenant houses. 

lop. Cit., Chapter 5, page 90. 
2Report of Industrial Commissim, Vol. 10, page 104. 
albid, page 885. 
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There is no question that  the houses have not suffi- 
cient rooms in them, very frequently, to separate the 
different members of the family, but I think every- 
body is improving 'in that respect very much. The 
houses are certainly more comfortable than they 
have been since slavery times. Immediately after 
the war any sort of house was put up. In fact, a 
hand would come to you and would be v'lling to 
build his house if you would let him have certain 
piece of land. He  would build on the land and live 
in his house. A miserable cabin it would be, but 
recently he has done better than that. The building 
has been undertaken by employers themselves, and 
they build substantial houses. Of course, they are 
not places of style; it is not necessary that  they 
should be. 

Q. Are they frame houses or log houses? 
A. Frame houses; log houses have gone out en- 
tirely. In coming through South Carolina to Wash- 
ington the other day I did not see but one log house 
from the car  window all the way through; the log 
cabin is disappearing. 

Q. Are they built with floors and with cellars? 
A. Yes; the dirt floor has disappeared entirely. 
That  has not been in common use during my life- 
time. Generally speaking, all the houses have 
been floored for  the last 60 years or more. 

Q. Do they have cellars also? A. No; 
they have instead any number of outhouses, little 
outhouses that they put up themselves-barns and 
things of tha t  sort. 

Q. Are the houses provided with glass win- 
dows? A. They are  getting to be; they were not 
formerly, in the neighborhood of which I spoke. All 
of the people did not have glass windows there. All 
the houses had board shutters and no glass in my 
early days. It is only in recent time, I may say during 
fifties and sixties, tha t  they commenced to put in 
glass."l 

These general conditions reported in the older Southern 
states were found to  exist in Texas in a survey made by Dr. 
F. B. Clark, Professor of Economics in the Agricultural and 
Mechanical College of Texas in 1916. Professor Clark made 
l o p .  Cit. page 821. 
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xr of several of the most prosperous black land counties 
'orth Texas. His observation on this point was as  fol- 

"The tenant houses are everywhere in bad re- 
pair. Almost no thought of sanitation, much less 
beauty, has entered the minds of these people. The 
landlord will usually say that  it is useless to fix 
good quarters for the tenants for they will not take 
care of them; and the tenant will say that  it is use- 
less to ask for good quarters for the landlord will not 
listen. There is mutual distrust and neither gets 
what he thinks that  he deserves. But the fact re- 
mains that .the tenants as a class have not been given 
a chance. If one has not been provided with things 
worth taking care of you can hardly blame him for 
not taking care of the things with which he has 
oeen provided."l 

In the section visited by Professor Clark there are feur 
negro tenants. The agricultural income from farm opera- 
tions in this section of Texas is rather adequate. Professor 
Clark was of the opinion, after a careful analysis of the situa- 
tion, that living conditions were as much a result of a lack of 
aesthetic appreciation as  of economic causes. He refers to 
the fact that there are "some owners who possess abundance 
of wealth and yet they live in poor houses with few conveniences. 
And again there are numerous tenants who possess nice incomes 
without knowing how to enjoy them. We must remember, how- 
ever, that one may too hastily condemn an owner for not bettering 
his living conditions, for if the truth were known he might be 
found not to be an owner a t  all but laboring under a heal-y 
mortgage likely to be foreclosed a t  any time. Yet we do find 
owners free from mortgages living in squalor. But the cause 
of this in most cases is not social but individual. The man 
may be a drunkard, he may simply lack pride, or the family 
may never have overcome the habits of the rural laborer or 
tenant. It is generally recognized, in spite of certain handi- 
caps, that it is only through some form of ownership that  we 
can ever hope to produce a healthy and attractive rural life. The 
tenant innately opposed to bettering the conditions of. another 

lunpublished Study on "The Texas Farm. Tenoat." 
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man's place. This is characteristically true of the tenant in 
general, and unquestionably a direct result of the system of 
tenantry as it exists in Texas."l 

Rental of Tenant Houses. 

In the Northern states it is often the custom to charge a 
rental for the tenant houses, but this policy does not prevail 
to an appreciable extent in the South. In some instances, two 
days work each month is required as a rental for the house 
occupied by the tenant. On the plantations of the South, it 
is the custom to supply the house free of rent and from one- 
half to two acres of land go with the house for garden and 1 
chicken yard.2 The fact is, the character of the house sup- 
plied is rarely of sufficient value to justify the charge of rent. 
If an element of rent enters a t  all into the assignment of a ; 
house, it is probably contemplated that the rent is included 1 
in the amount of produce to be received by thelandlord, or 1 
the amount of cash rent is regarded as of sufficient amount ~ C I  i 

include the rent of the farm house. I 

Tenant's Care of the House. 

Much has been said about the tenant's neglect 
house he occupies. This is often assigned as the reason wny 
the landowner cannot afford to supply the tenant with.a bet- 
ter house. There is no doubt that many tenant# and their 
families do not take reasonable care of the house they occupy. 
But there is some evidence to support the opposite view. For 
example, J. H. Hale, a practical farmer of Ft. Valley, Geor- 
gia, testified before the Industrial Commission that his ten- 
ants did take fairly good care of his tenant houses. He fur- 1 
ther commented as follows: "Tenant houses have mostly 
been unpainted. Two years ago I told them (tenants) that if 
they would keep them painted we would furnish the material , 
if they would do the work; and it was very much to their de- I 

light, and they are now keeping them painted, and we are 
furnishing material and the other expenses, and they rather 

lunpublished Study on "The Texas Farm Temnt" (1916). 
2See Gstimony of J. H. Hale before Industrial Commission, Report, Vol. 5, page. 
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take a pride in painting them." It has been observed that 
where the landlord provides houses of reasonable comfort 
that as a rule the tenant takes some pride in keeping the house 
in good condition. But houses that are unattractive, and do 
not offer reasonable comfort are  usually neglected by the ten- 
ant. But this is to be expected. We find human nature ex- 
erting itself here exactly as we find it in many other things. 

I 

Over-Crowding in Rural Houses. 

I It is hard for us to believe that  real over-crowding exists 

1 in the rural districts. But this is very obvious to any one who 
I has studied closely the rural housing situation. The houses 

/ occupied by tenants are usually very small. In many cases 

/ they consist of two rooms with a back shed room that  is used 
both for a kitchen and dining room. The negro tenant farm 
house often does not possess even glass windows. Light and, 
ventilation is received through an opening that  is protects6 
from rain by a small door on hinges. It is not exceptional for 
from five to ten people to be housed in a building of this kind. 
Harvey B. Bashore gives the experience of a nurse from one 
of the state dispensaries in Pennsylvania who "came across a 
certain farm house where five people were accustomed to 
living in one not very large bed room which had only one 
small window and even that was nailed shut; one of these five 
had in insipient tubercul~sis."~ The same author calls atten- 
tion to a "mountain home-a typical one-a bed room, which 
is the loft with a floor surface of fifteen feet square, which is 
habitually used by eight people; three sleep in one bed, two 
in another, two more in still another, and the mother, who is a 
tubercular, sleeps on the cot in the corner. One would hard- 
ly believe it possible that such over-crowding exists, yet there 
are many cases like this among these mountain people." These 
conditions are less common in Pennsylvania, however, than 
they are in the Southern states where tenantry is so largely 
practiced. 

These conditions produce the usual results of ill health 
- 
t., page 384. 



and immorality that  we hear so much about in the over- 1 
crowded sections of our great cities. The negro farm tenant 
is peculiarly the victim of this situation. Immorality among 
negroes is widespread, and i t  has been difficult for this race 
to make normal progress under the conditions in which they 
live. 

Professor Ogden has wisely called attention in his book 
on Rural Hygiene to the importance of the location of rural 

10vercrowded and Defective ~ o u s i n g  in the Rural Districts, page 35. 
2Zbid. pane 36. 
lRural Hygiene, Chapter 1, pagel. 

houses and their proper construction with reference to health- 
fulness. Most of the agricultural colleges of the county have 
worked out house plans for tenant houses. These plans are ' 

. designed with reference to economy of construction and com- 
i 

fort ; health and modern conveniences are carefully consider- 
ed. But, unfortunately, few land owners have made use of ~ 
the available information relating, to a better rural housing ~ 
situation. I 
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Rural Housing. in England. 

I 

It may be profitable by way of comparison to direct at- 
tention to what is being done with reference-to rural housing 
in another country. Rural housing of tenants has received 
serious consideration in the countries of Europe. England, for 
example, where approximately 30,000 people are  said to owrr 
the land cultivated .by more than 30,000,000 has been toll- 

fronted with a rural housing problem. This is to  be expected 
in a country of large estates cultivated by tenants under the  
general direction of absentee landlords. Laws were passed 
as early as 1487,l directing the landlords to improve the liv- 
ing conditions of tenants. Before the  end of the fifteenth 
century, laws were passed making i t  the  duty of justices to  
administer the rural housing laws.2 A more comprehensive 
rural housing act was passed in 1589,3 which provided (1) 
that no one was to build a cottage or convert a building into 
a cottage for workers on land without allotting to  i t  four acres 
of land and (2) tha t  two families were not to  occupy one cot- 
tage. This act continued in force until 1775, when it  was suc- 
ceeded by other acts that  more completely met the needs of 
a new situation. 

The literature relating to English rural life presents here 
and there a picture of the housing conditions of farm tenants. 
Vogt quotes from Mr. H. Rider Ha.ggard7s "Rural England," 
in which a description is given of a number of farm tenant 
houses : 

"No. 1. Thatched, built of cracked and ancient 
s tud work, contained one bedroom, one sitting 
room, and a lean-to scullery. The bedroom in 
the roof which was stopped with rags to keep out 
the rain, was approached by a step-ladder, the wo- 

lcee 4 Henry T r l l ,  Chapter 19. 
PElizabetlt, Chanter 7 .  
3Montague Fordham's A Short History of  English Rurd Life,  Chapter 8,  page 109. 
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man who led me there crawling on her hands and I 
knees into the apartment where she slept with a 
daughter of a neighbor - - - - - This girl's previous 
bedroom had been shared with her father, a wid- 
ower, in the next cottage. I should add that she ~ 
T,lias grown up. I 

"No. 2. A row of cottages of small size. Until , 

Miss Cochrane induced a neighboring landowner to 
grant a strip of land a t  the back, upon which 1- 
necessary outbuildings and conveniences now s t a ~  
these buildings were confined between the main r o  
and a large open ditch upon the edge of which thelr 
back walls were built. Into this ditch ran all the 
sewage and other refuse. They were known as the 
'Eltisley death-trap', and their back windows colllrJ 
not be opened because of the stench. 

"No. 3. A small two-roomed cottage. Seven 
children were reared in the bedroom, and a t  one 
time four children slept there for a period of three 
months while the parents lay sick in bed. It was 
impossible to wash the floor, as the water ran be- 
tween the boards into the sitting room below. 

"NO. 4. (then empty). Two rooms and no out- 
house or pantry - - - - - - At the floor line a t  (the 
upstairs room) was 17 ft. by 9 ft., but as the rc 

- 

sloped the space above was not so large. The w 
dow was 24 in. by 18 in. In this room eight chiIdr 
were reared with their parents. In the si'ster c 
tage adjoining, also two-roomed, lived seven chi 
ren and their parents, making for the four room2 

. total of nineteen, whose water supply was a fiit 
hole in the garden."' 

Id- 
s a 
hy 

E. N. Bennett says the conditions of farm cottages 
in England are "uncomfortable and unsanitary." He tells 
us "Old cottages decay until they are abandoned, no more arc 

1Vol. 2, page 65. 
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built to take their places and so in many parishes there is a 
positive dearth of dwelling houses." This author explains the 
exodus from the country to the city on this grqund. "The 
whole social system," says he, "of rural England seems to form, 
indeed, unconsciously as it were and unintentionally, one vast 
conspiracy for expelling the people from the country."l 

Rural Housing ~eforrns in England. 

I 

The Rural Housing and Sanitation Association was form- 
I 

I ed in England in 1900 for the purpose of improving rural housing 
' conditions. This organization made little headway for a 
1 time, but in 1909 it had gained sufficient influence in parlia- 
I ment to secure legislation based upon its program of reform. 

This statute is known as "The Housing and Town Planning , Act" and by its provisions Rural Councils are given authority 
I to apply for public loans with which to build rural cottages. 
I While these Rural Councils were rather slow to act a t  first, 
I the number of cottages built under this plan has been increas- 

ing rapidly is-recent years.2 There is a very interesting ar- 
ticle by Hugh Aronson on Rural Housing in the Co~ztemporar?~ 
Review for May, 1 9 1 2 . V h i s  article presents an interesting 
illustration of the administration of the Burn's Housing and 1 Town Planning Act by giving the details of an investigation 
made by a Rural Council of the needs for new cottages. This 
investigation also reveals the conditions in Hertfordshire. 
Another writer has declared that  "in Hertfordshire a state- 
ment that a t  least one-third of the rural cottages are unfit fo r  
human habitation has never been disputed; probably it is be- 
cause it is below the mark; and yet, the powers that  be are 
moving so slowly toward improvement that  the knowledgc! 
of their existence seldom extends beyond their own commit- 
t e e ~ . " ~  One is prepared to accept this statement after read- 
ing the following account of these conditions: 

IProblcms of Village Li fe .  psae  73. 
2Pee Constance Cochrane's article on "Rural Housing and State Grants," in  Conntemporary 

Rev!em. Vol. 10? (1913) paee 28A. 
'Conternpqrary Review for May 1912. Vol. 101, page 709-13. 
4Fred Ballard on Rural Housing in Contemporary Review, Vol. 99 ( 1911) ,  page 445. 
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"The first witness called was an aged gentle- 
man resident in the village; he said the cottages are 
'as bad as  bad can be , - - - - - I would not put my 
pigs into 'some of them'. . He was asked if any of 
them wkre overcrowded; he replied, 'some of them _ _ _ _ _ _  it leads to everything immoral; it appears 
to me that  unless something is done it will destroy 
the manhood of England. Some dozen men and 
women were then examined, all of whom asserted 
tha t  cottages were badly needed. The following is 
an extract from some of the evidence. 

"One witness said he had lived in the village 
seventy-five years, and being asked if any cottages 
-had been pulled down, replied: 'About thirty and 
over'. He was then asked if he could remember 
any cottages being built, to which he replied: 'Yes, 
about eight'. Another was asked: 'Do they l-hiie 
inhabitants) think there ought to be more houses 
a t  Chipperfield?' 'They do, only they are afraid 
to speak'. Another was asked how many appli- 
cants there were for a cottage he had vacated. 'About 
a dozen', he replied. An agent was examined as to 
how many years the present occupier of a certain 
cottage had to wait for it. 'About two and a-half 
years7, was the answer. A man who had been tak- 
ing charge of his employer's farm, said that he had 
paid rent for his unoccupied cottage for fourteen 
months so as  to retain it, and when asked if any- 
one occupied it  whilst he was a t  the farm, said: 'We 
did not give them the chance'. So this man, earn- 
ing about sixteen shillings a week, actually paid five 
pounds rather than run the risk of not getting a cot- 
tage when he left the farm. A woman, on being 
asked if she had to  walk four miles every day to and 
from her work, said, 'Yes.' 'What did you have to 
do when it rained'? was another question. 'I have 
to dish the water out of the window all day iong 
and put clean curtains up'; she was further asked: 
'Do you remember two gentlemen coming around?' 
She answered, Yes'. 'Did they come to look a t  your 
cottage?' 'They came to look a t  it, but I could 
not let them go over it because the landlord had 
just been round and said I should have to go out if 
I did, and there was nowhere else to go to'. Over- 
crowding was admitted, and it  was not denied that 
the rents of the tumble-down cottages had increas- 
ed from 20 per cent. to 30 per cent. in recent years."l 

lcontemporary Review, Vol. 101, page 710. 
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Conditions of rural housing in England have been dc- 
scribed at  some length for the purpose of showing what has 
happened under an absentee landlord system. It is also easv 
to see from the references to these conditions how difficult it 
is to secure the effective administration of reform measure:: 
even after they have been enacted into law. A similar situa- 
tion is likely to exist in any country where housing is provided 
for a land-occupying population by an absentee-land-owner- 
ship class. It is important to consider our present situation 
in the United States in the light of these conditions to see to 
what extent we have gone and what can be done to prevent 
just such conditions as  have been described. 

C 

Standards in Rural Housing. 

The time has come when we should follow the examplt? 
I of England and other European countries and consider ser- 

iously the problem of rural housing for our tenant farmers. 
While most of our people, especially in the South, are more 
or less familiar with the needs for housing reform, few have 
felt the responsibility of assuming leadership in a campaig.1 
for the accomplishment of this purpose. Now and then, a 
voice is raised urging appropriate legislation that  wi1I correct 
the evils of our inadequate and unsanitary housing situation. 
But it has not been heard by those responsible for making and 
executing our laws. 

There is a tendency on the part of tenant farmers them- 
selves to take the initiative _in the matker of housing re- 
form. The Renters Union that was organized in September 
1909 in McClain County, Oklahoma, set up the following standards 
for rural housing: 

"(a) We demand that the landlords of this 
state shall provide their tenants with a house in 
which to live which shall consist of not less .than 
two rooms and a lean-to. The said two rooms 
shall not be less than 14  feet square, with a ceiling 
not less than 8 1-2 feet high. The said room shall 
be plastered and have a lumber floor. 

"The lean-to shall not be less than 8 by 20 
feet and built substantially to exclude the elements. 
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It shall be partitioned, one-half into a kitchen and 
one-half into a porch, which said porch shall be 
screened in. There shall be a t  least four windows 
to said building and two of the lean-to, which said 
windows shall consist of two sashes to each window 
and so constructed that the sashes can be raised 
and lowered. The doors to said building and all 
of the windows to said building shall be screened 
with wire and in a manner to exclude the flies and 
mosquitoes. There shall also be built to said build- 
ing a front porch a t  least 16 by 6 feet, which may 

. 

be roofed with boards and batten. I 

"(b) We further demand that a stable be pro- I 
1 

vided for three horses, and also a shed of reasonable I 

size in which to store implements. We also demand 
a chicken coop not less than 10 by 12 feet and 6 feet I 

high. 
"(c) We also demand that  the well on 'the I 

premises shall be curbed and so fixed as to prevent 
the surface water from getting into it."' 

There is much in the rural housing acts of England and I 
other countries that  would help us to formulate our rural 
house policies. But it should be frankly admitted that many 
departures from European practice would be necessary in for- 
mulating an adequate policy for our own country. There is a 
vast difference in rural conditions in this county and in a cou~i- 
try like England. Anderson has pointed out one of these dif- 
ferences in the following language: "There is now a strik- 
ing difference between America and Europe in rural life. In 
Europe the country people are more generally gathered in vil- 
lages; in America more of them are scattered over the whoie 
face of the country, dwelling on their  farm^."^ This in itself 
makes our rural housing problem different from that in Eng- 
land, and perhaps this 'fact also makes the formulation of a 
housing program more difficult. But this is not the only dif- 
ference. The character of agricultural production, the differ- 1 
ence in systems of cultivation, the methods of renting land, and 
the shift of the agricultural population are all factors that 
need to be considered in the formulation of an adequate rural 

' housing policy for tenant farmers. 
-- 
IRcport o f  Industrial Relations Vol 10 page 9067. 
2The Coltntry Town, Chapter i5, page $44. 
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But the conditions demand that  something be done. We 
cannot ignore the low standards of living and the social prob- 
lems created in many sections without serious consequences to  
our national welfare. I t  is imperative that a rural housing 
program be formulated and adequate legislation be secured to 
raise the standard of living of these who live on rented farms. 



CHAPTER X-XII. 

THE INTELLECTUAL INTERESTS OF 
FARM TENANTS. 

Every observer of rural community life is familiar with 
the differences in the intellectual interests of a community 
where home ownership is the prevailing type of tenure in con- 
trast  to the intellectual interests that are found to prevail in 
a community where tenantry is the prevailing type of tenure. 
As a general thing, the intellectual interests of the farm owners 
is broader and more intense than that of his tenant neighbor. 
That there are prominent exceptions to this generalization only 
helps to give assurance of the correctness of this statement. The 
relative intellectual interests of the two groups are usually re- 
flected in the character of the homes occupied by each, and the 
general conditions that  prevail about them. 

The rural sociologist has found a fairly accurate way to 
measure the relative intellectual interests of different groups of 
people. The nature of the social activities that are practiced, 
the number and kind of books and magazines that are read, 
the musical instruments that are found in the homes, and the po- 
litical societies and religious organizations with which the mem- 
bers of the group are affiliated, are characteristic means of deter- 
mining the breadth and nature of the intellectual interests of 
the group. 

While the rural life studies that have been made that in- 
clude data of this kind are relatively small, nevertheless a suf- 
ficient number o f  surveys have been made in typical sections 
of the country to render definitely the establishment of the gen- 
eralization contained in the introductory paragraph of this 
Chapter. 

In one of the Ohio Rural Life Surveys1 made under the gen- 
eral direction of the Department of Church and Coutry Life of 
the Board of Home Missions of the Presbyterian Church, U. S. 
A., a comparison was made of the number and kind of periodicals 
taken with the following results : 

1"Sotcthtcestern Ohio," from Ohio Rural Life Survey, published by Board of Home Missions 
of the Presbyterian Church in the U. S. A., page 89. 

288 
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mber of Per iod ica ls  repor ted,  Owners'  a n d  Tenants' Fami l i es ,  
Sou thwes te rn  0 hio.  

Of the owners, 43.9 per cent. take from 3 to 5 papers, while 
but 36 per cent. of the tenants take this number. Sixty-two per 
cent. of the owners take 3 or more papers, while but 43 per cent. 
of the tenants take this number. Of the tenants 24.9 per cent. 
take but one paper as against 15.9 per cent. of the 0wners.l 

The nature of the intellectual interests is more accurately re- 
vealed in this survey in the tabulation of the kinds of papers 
taken. 

- -  

Kinds of Papers  Taken ,  O w n e r s  a n d  Tenants ,  Sou thwes te rn  Ohio 

, 
I Number Taking 

1 Owners (273 considered) /~enant,s  (203 considered) 
Kind of P a ~ e r s  I I 

Owners Tenants 

- - - 

The owners report 94.9 per cent. taking newspapers, while 

I - Number 1 Per Number 1 Per cent. 

Taken. 1 Number 1 Per cent. I Number 1 Per cent. 

the tenants report 89.7. Neither group is conspicuous for the 

Total ............. ! 2 7 1 - - -  
1 lpaper only ........ 43 

2 papers ........... 5 9 
3-5 papers ......... 119 

50 6 or more .......... 

number of religious papers taken or for the number of standard 

100.0 1-193- - 100.0 - 
50 1 25.9 
57 1 29.5 
71 ( 36.8 

18.4 7.8 

Agriculture ........ .......... Religious 
News ...... :. ..... 
Women's Magazines . 
Cheap Advertising . . 
Standard Ma~azines . 

magazines. The owners group report 57.9 per cent. taking ag- 
ricultural periodicals, while the tenant group report but 42.8 

158 
3 6 

259 
74 
39 
37 

57.9 1 42.8 

per cent. Women's magazines are reported as 27.1 per cent.. for 
the owners and 21.7 per cent. for the  tenant^.^ 

13.2 
94.9 
27.1 
14.3 
13.6 

In an unpublished farm .management survey made by S. A. 
McMillan, Professor of Farm Management in the Agricultural 
and Mechanical College of Texas, the relative interest of farm 

182 89.7 
21.7 

9 4.4 

owners and tenants was indicated as follows : 
"Fifty owners and thirty-nine ren te rs  in Brazos County, 

Texas, reported as follows : 

ISeeVogt's "Zntroducticm t o  Rural Sociolgy," Chapter 5 ,  page 91. 
zlbid, Chapter 5, page 92. 
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Number of ownem who held or had held some local 
public office 11 or 22 per cent. 

Number of renters who held or had held some local pub- 
lic office, 4 or 10 per cent. 

Number of owners who are members of lodges or se- 
cret societies, 18 or 36 per cent. 

Number of renters who are members of lodges or s e  
cret societies, 11 or 28 per cent. 

' Number of owners who take one or more newspapers, 
34 or 68 per cent. 

Number of renters who take one or more newspapc 
21 or 54 per cent. 

Average number of' books found in the homes 
owners, 14. 

Average number of books found in the homes 
rentem, 8. 

Some musical instrument was found in one out of 
every two homes of the owners. 

Only one musical instrument out of every nine homes 
was found in the case of tenants. 

Some Educational Advantages. 

Some interesting data bearing on this topic are revealed in 
the study made by 0. R. Johnson and W. E. Foard of the Uni- 
versity of Missouri. This study shows that for the state of 
Missouri about one-third of the children of the owners finished 
the rural school, while only one-fourth of the children of part 
owners, and one-eighth of the children of tenants, ever accom- 
plished this task. The results shown by this study are as 
follows : 

Land Tenure and Education of Children. 

- 
Per 
Per 
Per 
Per 

cent. 
cent. 
cent.. 
cent. 

I 
I E g S 

OLJ !O& 
of children completing district school. . . . . . . . 32.7 25.6 12.7 
of above completing high school . . . . . . . . . . . . 22.7 13.0 1 17.9 
attending college . . . . . . . . . . . . . . . . . . . . . . . . . I 9.4 3.6 3.0 
of children not at home . . . . . . . . . . . . . . . . . . 33.9 26.8 1 15.8 

Per cent. of above on farms . . . . . . . . . . . . . . . . . . . . . . . . ( 63.0 1 53.6 1 56.6 
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One child in every three from the families of landowners 
is here shown to have completed a rural school education, while 
only one in eight of the tenants' has this advantage. Turning 
to the class of children that have high school education, this 
study shows "that of those who complete the fural school, one- 
fifth of both owners' and tenants' children complete the high 
school. This would mean that out of every one hundred owners' 
children, thirty-three would have finished the rural school, and 
six of this thirty-three would have finished the high school. For 
the parhwners, twenty-five would have finished the rural school 
and three would have finished the high school, for the tenants' 
thirteen would have finished the rural school and two would have 
finished the high school. Of those children in the various classes 
finishing high school, nine per cent. of. the owners' children, three 
and six-tenths per cent. of the part owners', and three per cent. 
of the tenants' children attend college." I.n a general w a y ,  this 
shows that t he  tenant's children are no t  having t he  educational 
advantages t ha t  are g iven  t o  children o f  m e n  w h o  own land. 
This seems to be an important and fundamental criticism of the 
desirability of tenant classes in the make-up of our rural society. 

Another point in this connection, which is of interest, is the 
fact that out of one-third of owners' children who are not at 
home, sixty-three per cent. are on farms; of one-fourth the part  
owners' children who are not a t  home, one-half are on farms; of 
the one-sixth of the tenants' children that are not a t  home, one- 
half are on farms. In other words, more owners' children have 
started out for themselves than have those of part owners and 
tenants, but a greater proportion of owners' children have chosen 
agriculture as a profession and have probably been started by 
some help from their fathers? 

These authors summarize the data for this situation as  fol- 
lows : 

I luniversity of Missouri Agricultural Experiment Station Bulletin,No. 121 on L m d  Tenure, 
1 ~ a g e 8 1 .  . . 
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Education of Operators. 

I I I 

The education of farm operators is shown in the table above. 
This shows a much smaller percentage of tenants receiving high- 
er education and a somewhat larger percentage of them getting 
no fu r ther  than rural schoo1s.l 

U1 

2 
B 

The effect of farm tenantry on educational facilities is well 
brought out in "A Study of Rural Schools In Travis County, 
Texas," by E. E. Davis, Department of Extension, Division of 
School Interests. In this study it  is found "that 63.1 per cent. of 
all the families in the section of Travis County that was surveyed 
were tenants, and in some communities the rate of farm tenancy 
to  the total population exceeded 80 per cent. In the area included 
in this survey, 35.2 per cent. of the 511 white families do not own 
their homes, 78.4 per cent. of the 390 negro families were found 
to be farm tenants, and less than 2 per cent. of approximatelji 230 
Mexican families were reported as owning their homes free of 
debt." 

"A high percentage of farm tenants," says Davis, "is not 
conducive to good schools. It is not natural to expect the aver- 
age farm tenant to have the community interests that he would 
if he were permanently located on land of his own. But a no less 
serious menace to the prosperity of the public schools in some 
of the tenant districts in sight of the dome of the Capitol at 
Austin, is the absentee landlord who is opposed to local school 
taxes. Diligent inquiry was made, and in this area of 200 square 
miles and more than 13,000 population, only one absentee land- 
lord was reported as actively encouraging his tenants to vote for a 

rn 

+ 2 
2 s 

school tax.2 

II) 4 

9 
0 , PI0 

lBulletin+No. 121. page 82, University of Missouri. 
2Bulletin No. 67, page 7, (1916), University of Texas. 

E 
..................... Rural School .84.4 80.5 

High School ...................... 9.1 1 '86:; ' 

College ......................... / 1::: 1 10.5 5.1 
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A trustee who was reported as  a representative citizen of 
more than average intelligence is reported by Mr. Davis to have . 

said in answer to an inquiry concerning the poor conditions of the 
school : 

"You want to know what makes our school one of the sor- 
riest in Travis County. I can tell you that in about fifteen myords. 
This community is owned and controlled by about three men who 
do not live here. They keep their tenants in fear of them. Two 
years ago when we were circulating a petition for a tax election 
Mr. A. came out and said to his tenants: 'You vote a tax on me 
and I will see that you pay for it. I will raise the rent on the last 
one of YOU.' Mr. B. came out and said to his tenants, 'Gentlemen, 
you may vote a tax on me if you choose, but you can p r e p r e  to  
move next year if you do.' Their bluffs carried. That was the 
last of the proposed school tax. You have found our school in a 
deplorable condition, and I see no hope of any impr~vement."~ 

In another study in Texas made by E. V. White on Farm 
Tenancy and the Public Schools, i t  is shown "that the schools and 
the factors that contribute for good schools are retarded in sec- 
tions where a high percentage of tenancy obtains is evident from 
the tables given below." Table I shows a few vitally important 
school statistics for the school year 1912-13 for counties of the , 

State where the percentage of farm tenancy is comparatively lov. 
Table I1 shows the same items for the same school year for coun- 
ties where tenancy is high. In selecting the counties, an en- 
deavor was made to select those that were typical of the sec- 
tions which they represent. The counties were also distributed 
over the entire State. In other words, a consideration of all 
the counties would present approximately the same results as are 
presented in the few counties selected. 

IBulletin 67, University of Texas, page 9. 



294 Farm Tenantry i n  the United States 

TABLE I. 
Counties Having a Low Percentage of Farm Tenants. 

TABLE 11. 
Counties Having a High Percentage of Farm Tenants. 

Name of 

sg 
;$ - * 
@ g " i  
9 5 4  ". t l  

Name of 
County 

$ :  

W 

W 

4 
e "i 

z 5 
& e 

Fort, Bend .......... 
Denton ............ 
Wilbarger .......... 
Dallas ............. 
Haskell ............ 
Bell ............... 
Hill ............... 
Frio .............. 
Grayson ........... 
Red River .......... 
Milam ............. 
McLennan . . . . . . . . . .  
Lamar ............. 
Falls .............. 
Hunt ........:..... 
Ellis .............. 
Robertson .......... 
Average for  entire 

Group ........... 

I 
5 
w 

5 2 
e s 
0 U 

County -- I k c  
Hansford . . . . . . . . . .  
Galveston . . . . . . . . .  : I :86 

............ Wharton 1 60 1 $11.52 1 137 1 85 1 75 1 48 

E 
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W 

W 
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8 5 
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4 z Q g  6 a  z a 8 &  
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8 . 2 ;  

"Evidently due to a large county fund. 
+Evidently due to rapid settling of the country. 

m o  $ 2 . 5  L 4 9  & 22 L a - 2  

G a r  ............. 
. . . . . . . . . . .  Gillespie 

Jasper . . . . . . . . . . . . .  
Harris . . . . . . . . . . . . .  

........... Lubbock 
Hale . . . . . . . . . . . . . .  
Marion ............ 
Brown . . . . . . . . . . . . .  
Mills .............. 
Average for entire 

group . . . . . . . . . . .  

b 
w 
a .  
2 
a 2 
d 22 0  u 

5 % tn a 

61 
61 
61 
61 
61 
61 
61 
62 
63 
63 
64 
64 
66 
66 
68 
69 
70 

6 g w $ .s 
w " a  

O $ E  

4 o g 
8 5 '  
z g g  

2 
22 
23 
26 
30 
32 
39 
42 
44 

8.82 144 7 6 75 
17.90 111 78 8 3 
32.80 114 100 96 
19.28 126 15 86 
25.10 113 100 89 
17.25 111 61 1 84 
12.95 100 8 5 
20.00 144 
20.93 130 

:; I 45 
7 5 89 

8.85 109 5 9 73 
11.05 115 5 1 82 
9.45 107 35 80 
9.32 107 5 1 86 

10.73 , 115 54 7 3 
13.67 104 92 8 6 
13.71 114 76 

64 " k:: 

$ 32.00 122 
48.50 1 164 

*582.00 
25.70 
16.80 
57.00 
43.40 
34.95 
10.65 
18.80 
9.65 

32.55 

100 63 
100 1 
8, 1 T l i H  1 

49 
132 
137 
135 
149 
210 
160 
130 
110 
102 

135 , 

9 6 52 
:: 1 59 

100 
100 
3 3 
69 
67 

82 3 3 
96 

. 91 
8 9 
97 

75 1 89 

59 
54 
6 1 
65 

52 
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Possibly some factors other than tenancy enter into the re- 
sults indicated. It remains true, however, that the counties hav- 
ing a low percentage of farm tenancy have certain uniform con- 
ditions which vary from certain uniform conditions in counties 
having a high percentage of tenancy.' 

Education and Land Ownership. 

Poor school facilities, as revealed by such a study as that just 
referred to, not only restrict the intellectual interests of a farm 
population, but have a direct influence on the possibilities of 
acquiring a farm home. This is very carefully brought out in a 
study made by Eugene Merritt and K. L. Hatch in Wis- 
consin in 1916, based on data secured from 315 farmers. 
The following results were obtained : The numbers given are the 
averages for the crop. The study was made by the questionnaire 
method, and the questions and answers are indicated as  follows :2 

"Does the quality of his education affect the time necessary 
for the farmer to acquire free title to his land? For this study 
the farmers were arranged in two classes as  follows: 

Class 1.-Those who had a high school education or better. 
:lass 2.-Those who had a common school education only. 
Cach of these classes were again sub-divided into three 

1.-Those who had always worked on farms when not in 
school until they began farming on their own account. 

2.-Those who never worked on farms until they began 
farming on their own account. 

%-Those who had worked both on farms and a t  other oc- 
cupations before beginning on their own account. 

It mas found that a much larger proportion of the high scho.r>l 
class had never worked on farms or had worked a t  both farming 
for themselves than of the common school class. 

By what processes had these farmers acquired free title to  
their land ? 

1.-The largest number of both classes had started with 
mortgages on their farms. 
-- 
lSee Bulletin No. 21 of the University of Texas on Studies in Farm Tenantry, in Texas, 

Chapter 9, pages 41 and 42. 
2Research Bulletin No. 40 of the University of Wisconsin on Some Economic Facts Which 
JResearch Bulletin No. 40 of the University of 42 and 43. 
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2.-The second largest number of both classes had begun as 
, tenants and then acquired ownership through mortgage. 

3.-(a) Among the high school class the third group in im- 
portance were those who had been tenants but whose farms had 
never been mortgaged. 

. (b) Among the common school class the third group 
in importance had neither been tenants nor had their farms ever 
been mortgaged. 

At  what age had these men begun farming on their own 
account ? 

1 . T h o s e  who had never followed any other occupation 
than farming began farming a t  an earlier age than either of the 
other two groups. 

2.-Those who had a high school education began farming 
over one year later than those who had only a common school 
education. 

3, It took the man with a common school education who 
had engaged only in farming 10 years to obtain possession of a 
clear title. 

4 . I t  took the man with a high school education slightly 
over seven years to obtain a clear title to his farm. This ad- 
vantage over the common school group may have been due, how- 
ever, to superior opportunity or financial advantage. 

5. Those who had never farmed began farming on their 
own account between 8 and 9 years later than those who had 
always farmed with the result that they owned their farms free 
from 5 to 8 years later in life .than those who devoted them- 
selves entirely to  farming. 

6.-Those with a common school education began farming a t  
approximately 26 years of age. 

7.-Those with a high school education began farming a t  
the age of 27. 

&-Those with a common school education owned their 
farms free a t  36 years. 

9.-Those with a high school education owned their farms 
free a t  between 34 and 35 years of age. 

By comparison of the above observations i t  is noted that the 
men with a high school education began farming on their own 
account one year later but owned their farms free from debt 
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over one year earlier in life. These data apparently indicate that  
a high school education is a good investment for the farmer and 
that it pays the boy who intends ultimately to be a farmer to  
stick by the farm rather than to engage in other occupations.'' 

Conclusion. 

These studies are sufficient to indicate that a high per- 
centage of farm tenantry has a definite relationship to poor rural 
schools. The reasons are quite obvious. The relative tran- 
ciency of farm tenants results in little interest being manifested 
in improving school facilities. The indifference of absentee land- 
lords is a natural consequence of an interest only in the financial 
returns from the land they lease for cultivation. 

The limited intellectual interest of the farm tenant is also 
largely explained by inadequate rural school facilities. There is 
very little to stimulate intellectual interests in communities 
where these conditions prevail. Where there are poor schools, 
there are ilsually few lodges, social and literary clubs, churches, 
and other institutions that foster and develop the intellectual in- 
terests of the people. It is not surprising, therefore, that all the 
studies that have been made, reveal the fact that in those commu- 
nities where farm tenantry is high, the number and extent of the 
intellectual interests are low. The relative increase in the in- 
tellectual interests to be found in any rural community is, rough- 
ly speaking, in proportion to the number of home owners to the 
farm tenants. 



CHAPTER XXIII. 

THE RELIGIOUS INTERESTS OF 
FARM TENANTS. 

It has been said that "of all men the farmer is naturally 
the most religious."l "Yet", says this writer, "there are-from 
50 to 60 per cent. of the country people on the prairies and in 
the uplands the nation over, who have no church connection, and 
send for the preacher only for the solemnization of marriage; 
and the burial of the dead? 

Wherever rural church surveys have been made, it has 
been found tha t  rural churches are on the decline. This does 
not mean that  every rural church is declining, but there is t o  
be found in every section where surveys have been made many 
churches that have lost or are losing their vital hold upon 
the people. This general tendency is as characteristic of the 
rural landowner as it is of the tenant farmer and the ?arm 
laborer. It is a significant fact, however, that  there is a vast 
difference in the degree or religious interests manifested by 
these several rural groups. 

The test of the religious interests of any man or group of 
men can only be measured by the active support of the church 
of his choice and the interest that i t  fosters. It is we11 to em- 
phasize in this connection that no indictment is being made of 
the religious intentions of any man belonging to either of the 
groups that compose our rural population.. The writer i s  
familiar with a number of men who are farm tenants, wh43 
manifest more interest in the religious welfare of their respec- 
tive communities than many of their land owning neighbors. 
But all the information that  is available from surveys and care- 
ful observation clearly indicate that the farm tenant group is 
manifesting less interest in the church and its enterprises than 
farm owners who are similarly situated with reference to  
churches and Sunday schools. 

Farm Tenantry and the Church in Ohio. 

In the Ohio Rural Life Survey made under the, direction 
-- . - 
lHenry Wallace on Description of An Ideal Rural Civiltzation, in Rural Church Message, 

Chapter 2 .  page 22. 
2Zbid. page 23. 
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of the Department of Church and Country Life of the Board 
of Home Missions of the Presbyterian Church in the U. S. A., 
the data obtained clearly reveal that the church is not exert- 
ing so great influence on the tenant farmer as on the farm 
owner. The following table1 taken from the survey in South- 
western Ohio illustrates this point : 

Membership in Church and Lodge Compared 
- -- pp 

I Owners I Tenants 1 Total 

Types of Membership I 
Total ........................ 
Belonging both to church and to 

lodge or club ............... 
Belonging to lodge or club but not .................. to church 
Belonging to church but not to 

lodge or club .................. 

This table shows that a co-mparatively small number of 
either tenants or owners who belong to organizations of any 
kind belong to lodge or club alone. Less than 25 per cent. 
belong both to church and lodge or club, while a total of 64.2 
per cent. belong to church but do not belong to lodge or club. 
These percentages apply only to those who are reported as 
having affiliations with organizations of .some kind or othw 
and do not apply to the total number of persons concerning 
whom data were obtained. The figures show that  a large 
proportion of owners belong to both lodge and ch ~d that  
the large proportion of those belonging to lod, not to 
church is to be found among the tenants. The percentage of 
those of both groups belonging to church but not to lodge i:; 
about the same? 

In the survey of the four counties in Northwestern Ohio 
where 33.6 per cent. of the farmers are tenants and 65.6 per 
cent. are owners, i t  was found that  only 13.4 per cent. of the 
tenants were on the church rolls, while there were 86.6 per 
cent. of the owners who maintained church affiliations. The 
comparisons for each county are as follows: 

lTabie 43 page 87 and 88. 
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The general conclusion with reference to the tenan 
ers' church affiliation in Ohio and the reasons for the sibUabIVii 
are summarized in the final rural life survey on the "Church 
Growth and Decline in Ohio" as follows: 

"In this State throughout the better farming sections ten- 
antry on the farms has increased rapidly. The renter follows 
the good land. Through the counties in the Miam1 Valley 
from 40 per cent. to 50 per cent. of the farms are operated by 
tenants, and in all other sections of the State where farminz 
is relatively prosperous tenant farmers are now a considerable 
proportion of the population of the rural districts. It is no 
reflection upon the tenant farmer to say that the church has 
not yet learned how to reach him. The proportion of tenantd 
to owners in the church membership is seldom as high as the 
proportion in the total farming population. Butler Count;; 
is an instance of this. Here 41 per cent. of the operating 
farmers on the land are tenants, but only 22 per cent. of the 
operating farmers on the church roll are tenants. A similar 
condition prevails throughout the State. The church has 9 
slighter hold upon the renter, and it makes slower progress 
with him than with the land holder. One reason for this ap- 
pears when we study the question of the stability of the farrn- 
ing population. A house-to-house canvass of three townshipi 
in Butler,and Preble counties showed that while the average 
term of occupancy for any given farm is for the farm owner 
approximately 15 years, for the tenant farmer it is but 4.5 years. 
There are sections, of .course, in which the tenant farmer i s  
relatively a permanent resident. In general he belongs to the 
shifting element in the population, and for that reason he is 
not .a real part of any given community and is less inclined to 
support its institutions. To have an ever-increasing propor- 
tion of the population members of a class upon whom the 

Church Members 

Per cent. Per cent. 
County 

Farmers 

Per cent. Per cent. 

Allen .............. 
Defiance ............ ............ Hancock 

............. Feneca 
All four counties ..... 

Owners I Tenants Owner- I Tenants - 
70.1 
72.3 
62.0 
61.4 
65.6 . 

29.9 95.5 14.5 
27.7 92.8 7.7 

33.6 86.6 - 
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church has as yet no hold, means tha t  the influence of t he  
church must be exerted within ever narrowing limits. 

"The question of farm income is also of importance here. 
Careful studies were made of the income of farmers in cer- 
tain representative sections of the State. These studies show- 
ed that there is a large proportion of the farming population 
without an adequate income. After paying out necessary 
living expenses they have nothing left for the support of social 
institutions. An institution like the church must be sul-t- 
ported out of the community's profits. Where any consider- 
able proportion of the population have no profits, or where the  
profits are diminishing, its position will become continuously 
a more perilous one. Doubtless these outward conditions have 
been among the causes which have occasioned the decline of 
the farmer's church." 

That this situation in Ohio is not exceptionhl is indicated 
by a study of the data obtained in the survey made in Mis- 
souri on Land Tenure? The comparison of Church and Sun- 
day School attendance and Church contributic 
part owners, and tenants reveals the following I 

- -  I Owners / 
Churcl, -1- 

Per cent. attendance ...... 
Sunday School. ............ 

Per cent. attendance ..... 1 50.5 401 1 39.1 : 18.5 
Church contributions per fa rm 

per year ............... $11.62 $11.00 $4.47 
Ditto per person on fa rm ... 1 2.90 2.44 1 1.00 

This table shows that  the percentage of Church and S,un- 
day School attendance of tenant farmers is much below t h e  
percentage of farm owners and part owners. The contrib~x- 
tions of farmers per year show that tenants pay less than haIf of 
the sums contributed by each of the other two groups. 

In the voluminous writings 'on the country church, the full 
significance of the influence of farm tenantry has not been 
adequately appraised. Few writers on the rural church have 
given due significance to the problems of farm tenantry 2,s 

lUniversity of Missouri Agricultural Experiment Station Bulletin No. 121  on L a d  ! F e w &  
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one of the causes of rural church decline. An exception, 
however, to this general. observation is'found in an article by 
Willis Ray Wilson, whose discussions of this relationship in 
the Northwestern Christian Advocate, reveals the actual situ- 
ation very clearly: Dr. Wilson finds the principal cause of 
rural church decline in the indifference of absentee landlords, 
and the system of short leases that contrbute to a shifting pop- 
ulation. He says : 

"Comparatively few retired farmers who have moved t o  
the towns or cities ever feel under any obligation to support 
the church of the community in which their farm is located, 
and from which they derive an annual income. The excuse 
of many retired farmers is that they give all they are able to  
the church where they reside. Yet the law compels the pay- 
ment of the school tax in the community where their land is 
located as  yel l  as in the community to which they have re- 
tired. And i t  is certainly true that they are under a moral 
obligation to support the church of the community in which 
their land is located as well as the church in the community in 
which they live, even if it means giving less to the church 
where they reside. Of course, this proposition will not be 
popular in many quarters, but, nevertheless, it is only fair. 

"The tenant must be of very strong religious tendencies, 
who will take much interest in the church of 'the community 
in which he is a. tenant farmer so long as he feels that his resi- 
tdence there is secure for only one year. He certainly will not 
feel toward the church as he would knowing that he was to 
remain a term of years."l 

The relationship of rural church prosperity to lar 
ure deserves more careful consideration than it has rc I in the past. There is no solution of the rural church problem to  be 1 
found separate and apart from a consideration of the relation of 
the farmer to the land that he cultivates, because the size and 
composition of the rural community, the average agricultural 
income, and the stability of the constituent elements in the 

I 
population are largely determined by the interest of those who , 
till the soil. 
S e e  summary of this paper in Current O~inion. Vol. 59, No. 6, page 407, for December 

1916. 
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, 

"The prosperity of the rural church," says Henry Wal- 
lace, "has in all ages and in all countries been determined 
largely by the tenure by which farmers hold their lands. A 
prosperous country church means a relatively large rurai 
population-large enough to support a minister, to push the  
work of the church vigorously, to impress its ideals of life and 
character on the community, and to do its part in extending 
the gospel to outside sections and to foreign lands. 

"It requires, second, that farming be on an economic 
basis; that is, that farmers are making money. For the church 
is always and everywhere supported, not by capital, but by 
profits; and if the farmer is not making a comfortable living 
or is sinking his capital, he does not have the means of sup- 
porting the church. And if he does not have the means, his 
will to support the church will be ineffective. 

"In the third place, the prosperous rural church requires 
a reasonably stable population. So much of the Christian life 
lies in Christian relations with neighbors, with employees, 
with employers, with the whole community life, that  a roving 
farm population cannot, even if i t  would, develop Christian 
graces or impress itself favorably on a community of unbe- 
lievers. The farm owner who has moved to town and is rent- 
ing his land cannot be expected to be a real, vital force in the 
rural church. Nor can the tenant who has a one-year lease, 
or whose tenure is uncertain, be expected to cultivate the 
Christian graces by intimate fellowship with his neighbors and 
associates or fellow church-members; in other words, to take 
root in the community and become a part of it."l 

In another connection in this same discussion, Wallace 
states this situation as follows: 

"Tenancy is not in itself an evil, but uncertainity of ten- 
ure and short leases are evils that vex humanity. We cannot 
expect to see a prosperous rural church until the tenant can 
make some arrangement with his landlord by which he can 
stay on the same farm indefinitely, take root in the commun- 
ity, become an active member of the church, and make of his 
children real members of the Sunday School and rural 

I seho01."~ 
-- 
lchapter an Land Tenure and the Rural Church, in the Church and Country Life, page 232 
and 233. 
zlbid, page 238. 
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The View Point of the Tenant Fanner. 

Most of those who have made surveys relating to rural 
church problems have had in mind the service function of the 
church as it relates to rural social betterment. Emphasis has 
been laid on the responsibility of the church to reach the seIT- 
era1 elements in the rural population and stimulate their in- 
terest in the work of the church of their respective com- 
munities. The failure of churches to accomplish their purposes 
in rural communities, has been tractd to a poorly trained min- 
istry, inadequate equipment, and a narrow vision of the church's 
opportunity. 

An analysis of the situation reveals the fact that tne rural 
church is confronted with real difficulty. The farm tenant has 
a point of view that  has not been well understood. His own 
reasons deserve consideration in the formulation of a rural 
church Jjrogram. In a survey made in Brazos County, Texu,  
the county in which the Agricultural and Mechanical Collegf: 
is located, the question was asked those tenant farmers who 
reported as to why they did not attend Sunday School and Church. 
The answers may be summarized as follows: 

(1) "It is too far." 
(2) "The roads are too bad." 
(3) "We, (my family) have nothing appropriate to wec.,r." 
There are other miscellaneous reasons assigned. 
But, after all, these reasons are more or less superficial. The 

fact is, that underlying these causes, are the more fundamental 
ones of a sense of detachment from the community and an in- 
difference to the institutions of the community, because of the 
.conditions of tenure and financial limitations. 

Conclusion. 

If the interests of the tenant farmer in religion is to ha 
measured by his church and Sunday School attendance re- 
cords, it does not present a very hopeful outlook for religious 
development in some sections of the country. Rural churches 
are everywhere on the decline in those sections of the country 
where the percentage of farm tenantry in proportion to home 
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ownership is high. There will be no solution to the rursl 
church problem in these sections until some plan is devised t.) 
make home owners of many tenant farmers, or to secure to him a 
more enduring tenure. These two causes never fail to develop in- 
difference to religious interests. 
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PART IV. 

Social and Economic Factors in the Solution 
of the Farm Tenantry Problem in 

the United States. 
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CHAPTER XXIV. 

THE PLACE OF TENANTRY IN AN IDEAL SYSTEM 
OF FARM TENANTRY. 

It is not to be inferred from the previous discussions that farm 
tenantry has no place in our system of agricultural development. 
"A strange misconception," says Richard T. Ely, "in regard to 
tenancy is current, and this has led, on the one hand, to unduly 
alarming prognostications, and, on the other hand, to  proposed 
remedies which would produce ten times as much evil as  they 
would cure. It has been even suggested that tenancy should be 
destroyed root and branch, but, if i t  were possible t- succeed in 
this proposed destruction, the results would mean serious dis- 
aster and, indeed, widespread economic ruin. Tenancy may be a 
good, and it  may be an evil ; as we find it  in the United States, i t  
is partly a good and partly an evil. We cannot exercise any 
sound judgment in regard to tenancy, unless we have some 
standard of measurement-in other words, unless we have in 
our minds an ideal which it  is desirable'to approach."l 

It has been assumed in the past that  there could be only 
two ultimate land tenure policies-a system that would final- 
ly lead to complete ownership by those who tilled the soil, 
or a system that would result in the reduction of farm tenantry 
to a social status based upon capitalistic farm enterprise. Peas- 
ant proprietorship as i t  is found in France, Italy, and other 
countries represents the former land tenure policy, and tenantry 
as i t  is practiced in England is typical of the other policy. Land 
nationalization has been proposed as a means of avoiding the 
social and economic problems resulting from either of these sys- 
tems. But i t  should be observed that the collective ownership 
of land would simply mean that the entire agricultural popula- 
tion had become farm tenants and the state had become the 
landlord. 

lSee Supplement to the ~ m e r i c a n *  Economic Review, March, 1919, and reproduced in 
Papers on Tenancy, Bulletin No. 2 ,  page 39 of  the publications o f  the American Asso- 
ciation for Agricultural Legislation. 
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In a previous chapter1 reference is made to Mill's summary 
of the arguments for and against the adoption of one or the 
other of these policies. Mill was strongly in favor of the method 
of small proprietorships. He quotes Arthur Young as saying 
that "give a man the secure possession of a-bleak rock, and he 
will turn i t  into a garden; give him a nine year's lease on a gar- 
den, and he will turn it into a de~er t . "~  

Mill laid great stress on the stimulus that ownership gave 
to productive effort. He calls attention to the statement of a 
Swiss statistical writer that peasant proprietorship resulted in 
"almost superhuman industry." He was also of the decided 
opinion that a system of peasant proprietorship resulted in a 
higher degree of intelligence, and the moral virtues of prudence, 
temperance, and self-control were more in evidence than could 
be found in the tenants under an absentee-landlord ~ y s t e m . ~  

Mill's opposition was largely due to the metayer system 
as practiced in England. He quotes Arthur Young as saying 
that "there is no word to be said in favor of this practice and a 
thousand arguments that might be used against it."4 He thought 
better of a tenantry system based upon a money rent, because 
of the increasing interest that a money-rent lease gave to the 
tenant in the results of his efforts. After quoting Sismondi on 
the advantages of the metayer system as practiced in Italy, Mill 
closes the argument as follows: 

"I look upon the rural .economy of Italy as simply sc 
additional evidence in favor of small occupation with ~ G L ~ ~ ~ ~ -  1 
nent tenure. It is an example of what can be accomplished by 
those two elements, even under the disadvantage of the pecu- 1 
liar nature of the metayer contract, in which the motives to 1 

I exertion on the part of the tenant are only half as strong as if 1 
he farmed the land on the same footing of perpetuity as a 1 
money-rent, either fixed, or varying according to some rule 
which would leave to the tenant the whole benefit of his own ex- 
e r t ion~."~  - 
1Chapter 6. 
2Prinicples of Political Economy, Chapter 7, page 282. Ashlw addition. 
Mbid, Chapter 7, pages 286 and 288. 
4Ibid. Chapter 7. page 306. 
5Ibid. Chapter 8, page 316. 



The Place of Tenantry in an Ideal System 311 

A more recent English authority has presented some of the 
difficulties connected with the establishinent of a land tenure 
policy in England based upon peasant proprietory rights. The 
author referred to  is Edwin A. Pratt, who is an authority on 
Rural Economics in England. He may be said to represent an 
intermediate view with regard to this policy. Prat t  says that  
with the exception of a number of politicians, land reformers, 
and public authorities, there are certain antagonistic influences 
to an increase in the number of allotments and small holders in 
England. He refers to the opposition of the great land-owning 
class particularly as being opposed to peasant proprietorship. 
He voices the general difficulty in a plan to promote this type of 
agriculture, because of the economic difficulties as follows: 

"In the case of a person of independent means, or of a pro- 
fessional man having no enterprise of his own in which t o  in- 
vest his savings, surplus money might well be put into such 
land; but the position is different with an agriculturalist whose 
limited supply of capital represents the primary essential for 
the successful management of his business, and who really can- 
not, as a rule, afford to introduce into business and co~sider- 
ation that may be, purely sentimental. As a peasant proprietor, 
he is dependent entirely on his own capital. As a tenant, he is 
working, to a certain extent, with the capital of his landlord, 
paying, through his rent, in part, only a low rate of interest 
thereon."l 

Pratt presents a strong argument for tenancy under a sys- 
tem of regulation that will produce sympathetic cooperation he- 
tween the landlord and tenant. "With security of tenure and 
guarantee of compensation for improvements, they (tenants) 
might well be content, from an economic standpoint. It is true 
they would not have the sentimental satisfaction of calling 
themselves landed proprietors. On the other hand, they would 
be able to keep the whole of.their bit of money for the purchase 
of stock, implements, seeds, and other necessities for the profit- 
able development of the holding, and the combination with which 
they started would be most useful in enabling them to effect 

lThe Transition in Agriculture, (19061, Chapter 19, page 251. 
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economies in this direction. None of their capital would be 
buried in the land a t  the moment i t  was most wanted."l 

Pratt  seems to think that a system of land tenure that pro- 
vides for both small proprietors' rights in the land cultivated 

. and tenancy so regulated as to protect the interest of the tenant 
is the best for the country. 

The system of farm tenantry as practiced in Great Britain 
has had its defenders. "The greatest system of farming in the 
world," says Professor W. 0. Hedrick, "measured by the test of 
endurance, is the tenant system. In England all but four or 
five per cent. of the farmers are tenants, yet English farming 
has given us our leading types of live stock, our best farm prac- 
tices, such as marling, drainage, rotations, etc., . . . . The 
test of a system of agriculture is the character of its profes- 
sional representatives ; and without doubt the British farmer, 
though a tenant, ranks high among farmers e~erywhere."~ 

There is a theory being advanced a t  the present time,that 
the system of farm tenure practiced in any country must follow 
' the tendency of industry. Those who hold this view contend 
that the organization of industrial enterprise makes it neces- 
sary that capitalistic farming conform to organization in 
industry. The decreasing man-power on the farm makes nec- 
essary an increase in the use of machinery. In the process of 
this readjustment an increasing amount of capital will be nec- 
essary to finance the farm operation. In time it  will be inevit- 
able that the small proprietor must give way to a large land- 
owner or a land corporation that can finance the farm opera- 
tions. The extremes of climatic conditions to which crops are 
constant;ly subjectsd and a decreasing margin of profit on the 
salable product of the farm, makes i t  necessary that the unit of 
cultivation be sufficiently large to finance the operations on the 
basis of several years' average prozuction, rather than to de- 
pend upon a year to year plan of financing the undertaking. If 
this theory is valid, tenantry must increase and in time assume a 
a definite status in rural social organization. 
1The Transition in Agriculture, (1906) Chapter 20 page 263. 
2Jsrnes B. Morrnan's The Place of Agriculture in '~econstruction, (1919). Chapter 10. 

page 266. 
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i There is little evidence to support this theory in the farm 
I practice of today. There are capitalistic farm enterprises of gi- 

gantic proportions in certain parts of the country, but i t  should 
I be observed that there is a tendency for the average size of the 
1 farm unit to decrease rather than to increase. There seems to  be 

I little causal connection between capitalistic enterprise in in- 
dustry and in farming. It is obvious, of course, that the cost of 
financing farm operations has increased. This is due ;to two 
causes-the rapid increase in the use of farm machinery, and a 
better quality of live stock on the farm. 

A system of peasant proprietorship, such as we End in the 
European countries, seems as undesirable as the other alterna- 
tive of a system of farm tenantry that has assumed the form of 
an inflexible social structure, such as that existing in Engiand 
today. The United States needs to maintain a more flexible 
system of land tenure than that represented by either of the 
types referred to. American farm life conditions, a t  least for 
several generations, offer this possibility if wise policies are put 
into operation and social organization is effected to maintain it. 

There are in the United States about 6,360,000 farms. Ap- 
proximately 2;600,000 tenants and 2,500,OO laborers are engaged 
in cultivating these farms. These figures show a t  a glance that  
there are almost 5,000,000 farmers in the United States that are  
Iandless. It is not to be expected that any system of govern- 
mental aid or social effort can make landowners of all of this vast 
number of our population that are engaged in farm production. 
The landless population of the nation differs widely in intelli- 
gence, initiative, thrift, and energy. The best that can be done 
is to provide agencies that will give every man who possesses the 
ambition and energy, and who desires a farm home, to be con- 
scious that the possibilities are within his reach, if he wisely 
directs his efforts and conserves his resources. 

Classification of Farm Tenants. 

We might group the 2,600,000 tenants roughly into four 
era1 classes with reference to home-ownership motive : 
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(1) The first class is composed of those who possess unusual 

aptitude for successful farming. These are usually young and 
vigorous farmers, who rapidly climb the "agricultural ladder" 
to farm ownership under normal farm life conditions. 

(2) The second class is composed of those who possess energy 
and a knowledge of farm production, But who are deficient in man- 
agerial skill. Those belonging to this group are good farmers 1 
when directed by some one who has the ability to make the farm 
pay. They do better as  tenants. It is, therefore, best for farm- 
ers who are deficient in managerial skill to look to farm tenantry ~ 
as the goal of their efforts, rather than attempt to become farm 
owners. 1 

(3) The third class is composed of those who possess the 
qualities that would enable them to succeed in acquiring a farm , 
home of their own, but who prefer to use their capital fcr other , 
purposes. Farmers of this type usually invest their surplus in- 
come in live stock, bank stock, and city property, believing that 
this policy is better than buying land a t  high prices when the in- 
come on the investment is relatively small. The number of farm I 

tenants belonging to this group is almost negligible. Those who ~ 
say there is really no tenantry problem usually have in mind 
tenants of this kind, 

(4) The fourth class consists of the incompetent farrn ten- 
ants. This type is well known to every observer of rural condi- 
tions. The members of this class are thriftless, lazy, ignorant, 
and indifferent. They present the most serious aspect of the farm 
tenantry problem. 

It is, of course, impossible to estimate with any degree of 
accuracy the number belonging to this class that might, through 
proper educational facilities, health safe-guards, and social stim- 
.ulus develop capacity for larger usefulness and better social and 
economic standing. Dean John L. Coulter, Dean of the College of 1 
Agriculture, and Director of the West Virginia Agricultural Ex- 
periment Station, thinks there are something like 500,000 tenants 
belonging to this class2 It is not known on what basis Dean 
Coulter arrives a t  this' figure, but i t  is probable the number is 
larger, rather than smaller than this figure. 

lSee proceedings of the National Conference on Marketing and Farm Credits, 1915) .  page 
354. 
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1 Assuming that there is a place for the farm tenant in our 
1 system of land tenure, we are still confronted with the relative 

number that is desirable in the interest of adequate production 
I and a wholesome rural social situation. The elements that  enter 

into this problem are clearly presented in the following quotation 
from Professor Richard T. Ely : 

"The amount of tenancy desirable for those who fare best 
as permanent tenants will differ in different parts of the 
country. The number depends in part upon the kind of agri- 
culture pursued, upon various conditions of time and place, and 
upon the economic stratification and racial composition of the 
population. Where there are wide differences in the capacity of 
various economic classes, tenancy will naturally have a large 
place, especially if the lower strata are somewhat deficient irr 
economic qualities. The negroes of our South furnish an illus- 
tration. In some cases ownership of land by negroes, leads to idle- 
ness, and in other places to wasteful methods of cultivation. We 
have no statistical data that enable us to tell how large a propor- 
tion of the negroes would thrive best under he system of good 
landlordship. Perhaps i t  would not be possible to tell without more 
careful experimentation. If we should set out to  do the very 
test we could for them, calling into cooperation with us their 
wisest leaders, I am inclined to think that a t  present a t  least 
one-half of the negroes would thrive best as tenant? under wise 
direction, and probably more than one-half, taking !;ire country 
as a whole."l 

There are two dangers to be guarded against in the read- 
justment of the social status +of the farm population. In the 
first place, there are many farm owners who, to their own detri- 
ment, retire too ea~ly .  In their anxiety to move to the town or 
city, the impelling motive usually being to educate their children, 
they leave the farm before their financial condition justifies 
such a step. The result is that they are compelled to  make sac- 
rifices in their new environment that involve the lowering of 
their standards of living. In the second place, there are many 
farm tenants who, in their aspirations for farm ownership, ac- 

-- 
1Bulletin No. 2, page 41 of the Publications of the American Association for Agricultural 

Legislztion. 
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quire an equity in the farm home and assume obligationr 
are  out of proportion to their prospects of a labor incoml 
their efforts to meet their obligations, they are of ten confronted 
by the dilema of either having to make too great a sacrifice of 
the physical comforts of their wives and children, or in their ef- 
forts to maintain a reasonable standard of living, the amount ex- 
pended on iiving expenses makes i t  impossible to meet the obliga- 
tion incurred in paying for the home. The ultimate effect is 
either than the standard of living is lowered below that of reason- 
able comfort or that the mortgage is foreclosed and the farmer 
reverts to the status of a tenant. It rarely happens that a farmer 
who passes through the latter experience ever sgain ventures up- 
on the enterprise of attempting to  buy another home. 

It was to be expected that in a new country like this there 
would be an increase in farm tenantry. The number will, no doubt, 
increase with the number of farms. The problem grows out of 
the abnormal-increase that results in an undue proportion of farm 
tenants to farm laborers and farm owners who cultivate their own 
farms. The cause of this undue proportion in the past has re- 
sulted from an irrational system of leasing farms, and the increas- 
ing difficulties of acquiring ownership through land speculation. 
These questions will require constant consideration both by the 
Nation and the several states. 

The Secretary of Agriculture, Mr. David F. Houston, in his 
annual report for  1918, presents the problem of the relation of 
tenantry to farm ownership as follows: 

"It is particularly vital that, by every feasible means, the 
processes of acquiring ownership of farms be encouraged and 
hastened. This process is real in spite of appearances to the 
contrary. It has been too generally assumed and represented 
that tenancy has increased a t  the expense of ownership and 
that we are witnessing agricultural deterioration in this direc- 
tion. Tenancy does present aspects which should cause great 
concern, but its bright sides have not been sufficiently consider- 
ed. The situation does not warrant a pessimistic conclusion. 
In the 30 years from 1880 to 1910 the number of farms in the 
United States increased from 4,009,000 to 6,362,000; the num- 
ber of those owned from 2,984,000 to 4,007,000, a gain of 1,023,- 
000, or 34.3 per cent. and the number operated by tenants from 
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1,025,000 to 2,355,000, a gain of 1,330,000, or 129.9 per cent. 
I But in 1910, five-eighths of the farms and 68 per cent. of the 

acreage of all land in farms were operated by owners and 65 
1 per cent. of the improved land. The number of farms increased 

faster than the agricultural population. The only class not op- 
erating farms who could take them up were the younger men, 

1 and it is largely from them that the class of tenants has been 
I recruited. 

"In a recent study of the cases of 9,000 farmers, mainly in 
the Middle Western States lying in the Mississippi Valley, i t  
was found that more than 90 per cent. were brought up on 
farms ; that 31 1-2 per cent. remained on their fathers' farms 
until they became owners and 27 per cent. until they became 
tenants, then owners; that 13 1-2 per cent. passed from wage 
earners to ownership, skipping the tenant stage; and that  18 

I per cent. wer first farm boys, then wage earners, later tenants, 
and finally owners. It is stated, on the basis of census statis- 
tics, that 76 per cent. of the farmers under 25 years of age are 
tenants, while the percentage fall with age, so that  among those 
55 years old and above only 20 per cent. are tenants. In the. 
older sections of the country (except in the South, which has a 
large negro population), that is, in the New England and Middle 

I Atlantic States, the tenant farmers formed a smaller proportion 

I 
in 1910 than in 1900. This is also the case with the Rocky 

1 Mountain and Pacific divisions, where there has been a relative 
1 abundance of lands. The conditions, on the whole, therefore, 
1 are not in the direction of deterioration but of improvement. 

1 The process has been one of emergence of wage laborers and 
i sons of farmers first to tenancy and then to  ownership. 

"The relative steps that have been taken to promote bet- 
ter credit terms for farmers will have a tendency to hasten this 
process. The operation of the farm loan system, through ar- 
rangements by which those who have sold lands take a second 
mortgage subordinate to the first mortgage of the farm land 
banks, carrying a relatively low rate of interest, will have a 
beneficial. influence. If further developments can be made 
through the application of the principle of cooperation, espe- 
cially in the formation of personal credit unions, the conditions 
will be more favorable. In the meantime special attention and 



study should be given to the terms of tenancy, including the 
lease contract, with a view to increase the interest both of the 
landlord and of the tenant in soil improvement and to make 
sure that there is an equitable division of the income." 

Conclusion. ~ 
All that society can do is to provide aid in the process of 

climbing the "agricultural ladder" to farm ownership. Re- 
tardation of the process is detrimental to the welfare of the 
nation. 

If every man who tills the soil in the United States today 
were to be given ownership of the land he cultivates, it would , 
not necessarily make the country any better off than it is now. I 

It is easy to conceive that such a situation would retard rather 
than promote production. Thousands of those farmers who are 
deficient in managerial skill would lose the intelligent direction 
of those who have made their farming enterprise successful. 
Many others would be handicapped because of inadequate cap  I 

ial with which to finance the farm enterprise. It should be I 
recognized, therefore, that there is a place for tenantry in our 
system of agriculture. 

"It is just as natural", says James B. Morgan, "to expect 
some men to work as farm hands or tenant farmers'as it is to 
look upon day-wage industrial workers or the piece hands in 
factories as a usual condition of modern industrial life. All 
city workers cannot be factory owners, nor should we expect 
all rural workers to  be farm owners."l 

But we have a right to expect the state and national govern- 
ments, by appropriate and sane legislation, to give men of energy 
and aptitude, the opportunity to become farm owners. It is 
equally to be expected that adequate protection will be given to the 
legal rights of the farm tenant who may not reasonably expect to 
acquire possession of the land he cultivates. A rational system ~ 
of leasing should be required as a means of promoting social ~ 
justice in the relationship of landlord to the farm tenant. Such a 
program of distributive justice would not be complete unless so- 
ciety establishes adequate agencies for developing fully the in- 
herent aptitudes and qualities of every man who cultivates the 

lThe Phce of Agriculture in Recmtruction, Chapter 10, page 253. 
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soil, as a .means of revealing his capacity for directing his own 
efforts in the productive process. 

I It remains to be indicated what progress has been made and 
what policies have been adopted as a means of readjusting the 
numbers in the farm tenantry group in a wise system of agri- 
culture. Attention will be directed briefly to  the more signifi- 
cant social movements and legislative programs that thus far 
have had this for their object. 



CHAPTER XXV. 

LAND NATIONALIZATION AND FARM 
TENANTRY. 

The nationalization of land has been proposed by some 
as  a solution of the land tenure problem. A brief examina- 
tions of this proposal in so fa r  as i t  bears upon the problem of 
farm tenantry will be briefly considered. 

Advocates of land nationalization contend tha t  the sub- 
stitution of national for  private ownership of land would stim- 

ulate production and secure social justice for  the land opera- 
tor. According to  the land nationalization theory, priva::~ 
ownership in land is unsuited to  modern conditions. It is 
contended, therefore, that  the title to  all land should be fixed 
in the community and utilization directed by the state. The 
state would, under this system, become the universal land- 
lord, and the cultivators would become tenants either on lease or 
at will. 

The Land Nationalization Movement is associated with 
such names as  Gossen,l W a l r a ~ , ~  John Stewart Mill, and Alfred 
Russell Wallace. Bastiat in France, and Carey in America, were 
both interested in the theory of land nationalization about the 
same time that Gossen's book appeared in Germany. The ap- 
proach to the formulation of all the theories of land nationaliza- 
tion has been through the economic aspects of land utilization 
and the definition and distribution of capital. The nature of land 
has presented serious obstacles to economic thinkers. The identi- 
fication of land as  capital is still a question of debate among econ- 
o m i s t ~ . ~  

S e e  Entwickelung der Gesetze Des Menschlichen Verkehrq  (1853). 
2La Theorie Generale de la Societe. (1876). 
3See an illustration of this argument in Turner's Introduction t o  Economics, (1919).  

Chapter 21, in his argument that land is capital, which is an attempt to answer the 
opposite view expressed in Davenport's Economics of  Enterprise, Chapter 11. 
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I Argument for Land Naturalization. 

I The justification for land nationalization may be sum- 
marized from the views of several writers who have advocated ! some system of nationalization as follows: 

I (1) Historical. One argument for this theory is based 
upon the historical views held by some that  private owner- 

! ship in land was preceded by a universal system of cultivation 

! in common. "All land in the beginning was common," says 

I 
Maurer "and belonged to all; that is to say, to the pe~ple."~ ' "Land was held in common," says M. Violet "before i t  be- 
came private property in the hands of a family or an individ- 

j ~a1."~ "The arable land was cultivated in common." says 
M. de Laveleye "private property grew up afterwards out of 
this ancient ~wnership."~ This writer thinks that communism in * 

land was universal in primitive society, and that the system has 
continued to prevail in many countries. But he does not think i t  
practical to revert to communism in land in the case of the older 

1 and well developed societies, but he is strongly of the opinion that  
the knowledge of primitive forms of property may be suggestive 
in formulating land policies for new colonies that have large ter- 
ritories at  their di~posal .~ Fustel de Coulanges denies that corn.- 
munism in land as a universal practice in primitive societies has 
been historically p r ~ v e d . ~  It is aside from the purpose of this 
discussion to enter into the arguments with reference to this 
question. It is sufficient to say that modern advocates of land 
nationalization have begun with the historical theory of primitive 
communism in land. 

1G. L. von Maurer's Einkitung zur Geschichte der Mark-Hof-Dorf-und Staatverfassun@ 
(1864) page 93 
ZP. ~ i h e t ,  in the Bibliotheque de I' EcoF des Chartes, (1872), page 503. 
8Emile de Faveleye's De la proprzete etses formes primitives (1874) Chapter 1, 

(See Preface to the original addition to M. De Lavele\re's Work by G. R. L. Marriott. 
IThe Origin of Property (1891), page 149, translation by Margaret Ashley. 
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(2)  Legal. The second argument is based on the source 
and validity of title to property in land. The proprietor of any 
article gains legal possession by original or derived title. 
Every derived title is traceable back through a series of titles 
to some original title. The most familiar derived titles arc 
contract, inheritance, and prescription. The original title 
is based upon first occupancy or labor. The justification for 
private property in land is generally based on a title derived 
through first occupancy. "If this title be not valid every de- 
rived title is worthle~s."~ Henry George attacks the theory 
of first occupancy in the following passage: 

"Priority of occupation give exclusive and perpetual title 
to  the surface of a globe in which, in the order of nature, 
countless generations succeed each other! - - - Has the first 
comer a t  a banquet the right to turn back all the chairs, and 
claim that none of the other guests shall partake of the food 

. provided, except as  they make terms with him? Does th? 
first man who presents a ticket a t  the door of a theatre, anci 
passes in, acquire by his priority the right to shut the doors 
and have the performance go on for him alone? , , ' -  - Anci 
to this manifest absurdity does the recognition of the individ- 
ual right to land come when carried to its ultimate that arty 
human being, could he concentrate in himself the individual 
rights to the land of any country, could expel therefrom all 
the rest of the inhabitants; and could he concentrate the in- 
dividual rights to the whole surface of the globe, he alone of 
all the teeming population of the earth would have the right 
to live."2 This analysis is sufficient to illustrate the legal argu- 
ment for and against land nationalization. 

(3 Economic. Henry George attacks the right of private 
property in the land on the grounds of economic justice of labor 
effort rather than on the legal grounds of original or derived title. 
"There can be to the ownership of anything no rightful title 
which is not derived from the title of the producer, and does not 
rest upon the natural right of the man to himself. There can be 
no other rightful title, because (1) There is no other natural right 

lSee John A. Ryan's Distributive Justice, Chapter 3, page 21. 
2Progrees and Poverty, book vii, chapter 1. 
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which any other title can be derived, and (2) because the 
recognition of any other title is inconsistent with and.destructive 
of this.l Therefore, nature acknowledges no ownership or con- 

1 trol in man save as the result of exertion." This passage is a 
brief summary of the arguments on which the theory of land 

1 nationalization has been based. 
1 

i The Land Nationalization Movement. 

Most of the opponents of private property in land today 
are either socialists or disciples of Henry George. The form- 
er contended for the socialization of land as  a logical step in 

I the program of collective ownership of the agencies of pro- 
duction. The followers of Henry George approach this theory 

, from the doctrine of the single tax. The appropriation for 
I 

public uses of all economic rent is their justification for  th5 
taxation of land valuation. 

The land Nationalization Society was founded In England 
in 1881 as a result of the presentation of the theory by Alfred 
Russel Wallace, in his book on Land Nationalization; Its 
Necessity and Its Aims. This distinguished scientist and so- 
cial reformer, a contemporary of both Charles Darwin and 
Henry George, preferred to confiscate the land by means of 
taxation of land values. The followers of Wallace advocated 
the direct purchase of the land by the Government. 

The Society did not make much headway for a time. 
Practical politicians were afraid of inflated prices of land 
when an offer of purchase was made by the State Represent%- 
tives, which would result in a correspondingly high tax rate. 

1Progress and Poverty, book vii, chapter 1. 
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But the influence of the advocates of land natiol~alization be- 
gan to be felt when the principle of taxing la,nd values was 
recognized in England. The English law Provided that the 
price fixed on land for taxing purposes mifght be taken ns 
the value for which the state could purchase ?t, if desired. The 
problem was to secure a tax rendering value that correspond- 
ed to the actual value of the land. The principle of the tax- 
ation of land values has been recoghized in several forms 
in recent legislation in England, a.'rid the advocates of land 
nationalization have multiplied ~apidly.1 

An association was formed in Australia as early as 1872 
under the name of the Land Tenure Reform League of Vic- 
toria. . The object of which was to induce the state to cease 
selling public land and to grant leases only. This organiza- 
tion has exerted great influence on land policies in the states 
of Australia. 

Programs of Land Nationalization. 

Advocates of land nationalization have not agreed in de- 
tail with reference to the program on which to construct a 
policy of this kind. The one announced by Alfred Russel Wal- 
lace is probably as  typical as it will be possible to find. His 
program is summarized as follows: 

"(1) In the first place, it is clear that landlordism must 
be replaced by occupying ownership. No less radical reforni 
will get rid of the widespread evils of our present system. 

"(2) Arrangements must be made by which the tenure I 
of the holder of land must be secure and permanent, and noth- 1 
ing must be permitted to interfere with his free use of the land, 1 
or his certainty of reaping all the fruits of any labour or out- , 
lay he may bestow upon it. I 

I 

"(3) Arrangements must be made by which every Brit- 1 
lsh subject may secure a portion of land for personal occllnz- 
tion a t  its fair agricultural value. 

"(4) All suitable tracts of unenclosed and waste ! Iands 

See Bliss' The New Era of Social Reform, article on "Land Nationalization," page 698. 
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must (under certain limitations) be open to cultivation by oc- 
cu!7ying owners. 

"(5) The freest sale and transfer of every holder's in- 
terest in his land must be secured. 

" (6) In order that  these conditions be rendered perma- 
nent, sub-letting must be absolutely prohibited, and mort- 
gages strictly limited."l 

Wallace agrees with Fraude, John ' stewart Mill, Henry 
lrge, and Professor F. W. Newman, whom .he quotes, that 

belongs to the people and its ownership by private indi- 
vidual should not be the same as that  of other property. 
"A person must own land only so long as he  occupies it per- 
sonally; that is he must be a perpetual holder of the land, not 
its absolute owner; and this implies some superior of whom he 
 hold^."^ 

The direct influence of Henry George is revealed in a 
discussion of the owner's absolute property right in the im- 
nr~vements that are made by the operator on the land: 

"All enclosed or cultivated land has its value made up 
two distinct portions, easily separable and affording a basis 

for an important division of ownership. These portions are- 
firstly, the inherent value, and, secondly, the improverneni;~ 
or additions added to the inherent value by the labour or 
outlay of the owners or occupiers. The important difference 
of these two portions of value is, that the one can be maintain- 
ed, increased, or destroyed by the energy or the neglect of the 
holder of the land; the other-the inherent value-cannot- 
(except in rare cases) be so destroyed or even deteriorated; 
for it depends on such natural conditions as  geological forma- 
tion, natural drainage, climate, aspect, surface, and subsoil 
-or on such general facts and conditions as density of pop- 

iLand Nationalization; Its Necessity and Its Aims (18821, Chapter 8, page 192. 
ZIbid, Chapter 8, page 193. 
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ulation, vicinity of towns, ports, railroads, or public highways, ) - 
none of which were created or are capable of being much al- 
tered by the individual action of- the landholder. This por- 
tion of the value of the land, therefore, may conveniently be- 
come the property of the State, which may be remunerated 
for its use by payment of a perpetual quit-rent. The other por- 
tion which is tha t  created by the exertions of the landholder. 
or his predecessors-consisting of buildings, fences, drains, 
g'tes, private roads, plantations, etc., etc.,-should always be 
the property of the tenant and holder of the land, and it may 
conveniently be termed the tenznt-right, because its posses- 

I 

sion will constitute him a tenant of the State, and because it is 1 
that portion of the value of landed property which must al- 1 
ways belong to the tenant, while the land or soil itself remains . I  

in the possession of the supreme lord of the soil, the State? I 
Wallace was not unmindful of the difficulty in arriving a t  1 

an equitable valuation of land. He thought that it would re- i quire five or ten years after the passage of.the Act providing , 
f o r  natien~lization before land values could be determined 
on an equitable and a stabilized basis. The guiding principle ' 
in determining the value of all land would be the annual rent 1 
value of it. This estimated annual value would necessarily be ; 
divided into two proportions,-the future tenant-right (the form- 
er  landlord's portion), and the other inherent value. In 
the latter portion, Wallace would include the value given the 
l a d  by the community and that acquired through cultivation 
in r~revious years. He thought this would be a comparati-Jy- 
easy task, but subsequent writers have pointed out some o I 

difficulties that would be encountered in the appraisal u 
this plan.2 ! 

L v b I,: 

f the 
mder 

Wallace was opposed to any plan of acquiring public 
ownership that would result in the confiscation of the lancl. 1 
He emphasized the importance of compensating existing own- 
ers or their expectant heirs by the State. 

1Progress and Poverty, Chapter 8. page 194. 
Wee for example Mallock's Property and Progress (18841, pages 103 to 113 
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The problems of administration of this scheme were not 
dverlooked. His outline as to how tenants may become oc- 
cupying owners is presented as follows: 

"Having thus shown how the owner would be compensat- 
ed for the land itself, we proceed to show how the tenant-right 
wouici. be dealt with and what would be the position of the 
purchasers of the tenant-right. ' 

"The land having been acquired by the State, every exist- 
ing tenant, a t  the date the Act came into operation, would be 
entitled to continue in the occupation of his house, his f a r m  
or his land of any description, as a holder under the State, on 
payment of the-fixed quit-rent; but to constitute him such a 
State tenant, he must first purchase or otherwise acquire the 
tenant-right. He will be enabled to do this, either by pur- 
chasing it from the landlord under a private arrangement, or, 
if an agreement as to its value cannot be arrived at, then the 
official valuer or a "land court," similar to those which ad- 
minister the Irish Land Bill, may be called in to determine tl;e 
fair value. As soon as this is paid by the tenant, he becomes 
the absolute owner of the tenant-right and as such the holder 
of the land under the State in perpetuity, so long as the quit- 
rent is paid. The tenant-right, which thus carries with it the 
right to the land (subject to the quit-rent), will be as free- 
ly saleable as any other property; it will be capable of being 
sub-divided, and sold, or bequeathed in portions, and thus the 
holder of land will, for all beneficial uses, be as much the ref1411 
owner as if it were a freehold. 

"As Nationalization is proposed in order (among other 
things) to prevent any one being ejected from his house or 
farm against his will, and as some tenants would not be able 
to provide the sum necessary to purchase the tenant-right, pro- 
vision must be made (either by authorized Loan Societies or 
by municipal authorities) for the advance of the sum required. 
to be repaid by a terminable rental extending over periods of, 
say, from 14  to 40 years."l 

l o p .  Cit., Chapter 8, page 202. 
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In another connection, Wallace comments on the difficulties 
of administration in answer to a criticism that  in "State man- 
agement there is a minimum of private interest with a daii- 
ger of maximum of jobbery" as follows: 

"All this is perfectly true if the State were to acquire the 
whole of a landed estate (including the tenant-right), and 
were to let it out and manage it as.an existing landlord does; 
but it is totally untrue as regards the present scheme, in whic.h 
no management whatever is required or is possible, any more 
than the State manages house property because it collects s 
land-tax from each ho~seholder ."~ 

Wallace comments on his sixth and final generalization 
by saying that every operative owner under this plan would 
have the absolute free use of his land with only one essen- 
tial restriction-he could not sublet it. The reason for th i s  
restriction is obvious. If subletting were allowed, land1 
ism would appear again under another name, and the 
tenants would goon be subjected to the injurious influei 
and unequal advantages that  land nationalization had 
tempted to abolish. 

The program and possibilities of agriculture under a 
tem of land nationalization is described by the Countes 
Warwick as follows : 

"Under the rule of the Great State, the  landlord and 
small and large private farmers will no longer exist. .me  
State will own the land, and it will not make itself ridiculous 
by letting it out in petty patches, to  be farmed on the scale 
that  one would run a village general-shop. It  will, on the 
contrary, be divided up into convenient tracts, of a size de- 
termined by the nature of the soil and the kind of produce to 
be grown; and these will be worked as State farms under the 
co~itrol of a director and assistants, who are highly trainel 
the latest science and ar t  of their department of knowlec 
Farming will be a profession of the same rank as medic 
public administration, and education. The ideal of these 
agriculturalists will be to produce as  much wealth per acre 
as the soil is capable of yielding. The farm-workers, likewise, 

at;- 

sys- 

lop. Cit., Chapter 8, page 207. 
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will be specially trained in their duties by a course of appren- 
ticeship on the land. The idea of getting good farming out 
of untrained farmers and unskilled laborers will be thought 
of as a comical tradition of the past."l 

Policies of Land Nationalization. 

There are numerous historical examples of land national- 
ization. Most of these may be regarded as  temporary ex- 
pedients that have developed in the evolution of modern 
states. A familiar example of this land policy in evolution is 
that of England immediately following the Norman Conquest. 
The Norman Conquest resulted in all the land of the King- 
dom becoming vested in the Crown. All the great estates of 
the lords were then granted as fiefs by the.Sovereign on con- 
dition that the landed proprietors should render military or 
other service proportionally to the extent and population on 
their estates. But in time these great landlords acquired 
sufficient land to contest the title of the Sovereign in the land. 
The ultimate effect was the open denial of any such title and 
the final recognition of private ownership in the land. It is 
easy to see now that the actual system of land tenure and all 
existing rights of property in land in England today had its 
origin in the feudal system tha t  developed out of the Nor- 
man Conquest, and that the policy of nationalization of land 
was only a transition period in the development of the more 
permanent system of private ownership. 

We have, however, a more recent example of this pro- 
cess in the case of Great Britain's Control over. India. M. de 
1.aveleye has described the policy of land nationalization as 
practiced by England in the case of India.2 When England ac- 
quired control of India, the Mussulman principle of the state's 
proprietorship in the land was universally .accepted. In the 
five great divisions of this vast Empire, the English devised an 
administrative system for collectng the revenue from thp, 
land. In three of the Provinces an intermediate agency bc- 
tween the tenant and the government was established for this 

1Socialism and the Great State, by Henry G. Wells and othera (19121, Chapter 2, page 55. 
2See Zbid, Chapter 24. page 310. 
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purpose. In Bengal, a superior class called the Zerninda~s 
were' retained under the direction of the Ebglish Governmerit 
to collect the revenues from the cultivators of the land. In 
the Central Provinces, the revenue was collected by farmers 
a t  a price fixed by State officials. In .the Provinces of Ma,- 
dras and Bombay, there was no intermediate agency between 
the cultivators and the government. The right of each tenant 
was clearly defined, and the portion of the produce, varying 
with the nature of the crop, or a sum of money, was assessed on 
a basis of thirty-year leases. 

The historical lit 
ences to the controver 

! of India contains r 
o the nature of the 

nany : 

revenuf 
- - -  

refer- 
? de- 

- - 
rived f s sourc -item on the subject have failed to 
agree P this  re^ iould be called rent or merely a tax. 
"It is a curious fact," says rrofessor E. Washburn Hopkins, "that 
the British have not been able to decide whether they are drawing 
a tax or rent from the Hindo farmer. Some, like Mr. Chesney, 
say that the land has always belonged to the Crown, and the 
farmer pays rent for his land. Others, like Mr. Baden-Powell, 
and Lord Salisbury, prefer to regard the revenue as a tax."l 

Sir Thomas H. Holdisch says, "as regards the chief suy;- 
port of Indian finance, the land revenue, Sir John Strachey 
quotes Fawcett and Mill in support of his opinion that the rent 
of land cannot be regarded as a tax on the people when claim- 
ed by government, any more than it would represenr, a tax if 
paid to any private landlord; and he shows that the share of 
the rent claimed by Government has decreased enormously 
under British rule."2 

this p . - long EI 
. . nglish The difference of opinion on loint an 

authorities grows out of the more fundamental question as t o  
the meaning of the land policy. If the revenue is to be regard- 
ed as a rent on the land, then the state is merely the landlord 
under a policy of land nationalization. On the other hand, 

~ Z n d i a ;  Old aad New (1902). Chapter on 'Zand Tenure in India," page 207. 
2Zndia, (1905). Chapter 9, page 265. 
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11 m e  revenue is a tax, private ownership in land is implied. 

If the theory of Sir Henry Maine, with reference to the 
ancient village community in India is accepted and the Mo- 
hammedan policy that regards the Sovereign as the owner of the 

I soil, is recognized, i t  is clear that England in assuming govern- 

I mental direction over India, based its authority on a policy of 
land nationalization. But there is increasing evidence that 

1 Bfitish policy in India has come more and more to recognize the 
principle of private ownership in land. The British Govern- 
ment has steadily reduced the land income. The ancient na- 

1 tive rulers recognized no private property in land and felt free 
' 

to appropriate all of the surplus profit after the expense of 
cultivation had been paid. The gradual reduction of the revenue 
collected by the British Government, seems to indicate that the in- 

1 

I come is a tax rather than rent on the land. 

Public ownership of land has been recognized in the 
communist government of Hungary and Soviet Russia. As 
the socialization of land in these countries represent the lat- 
est and most ambitious program that  has been undertaken in 
recent times, a brief outline of .these policies will be present- 
ed. 

The socialization of land in Hungary runs counter to well 
established traditions. The older peasant farmers clung 
tenaciously to the idea of private property in land. The 
feudal Latifundia had long been accepted as the rural land 
policy of Hungary. The former government had proposed to  
break up these vast estates and partition the out as 
small farms on the basis of the land tenure system of France 
and Italy. Before the social revolution, Count Karolyi's estate 
had been partitioned in this way. But the socialists realized 
that under this plan the number of land owners would be in- 
creased, and the principle of the private ownership would gain 
a great number of new adherents. Efforts to prevent this pro- 
cess going on partly account for the revolution that resulted in a 
program of land socialization. 
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The plan worked out by the Commissioner of Agriculture of 
Hungary is as follows: On each estate, consisting of more than 
200 acres, the farmers are organized into an association. The 
only condition of membership is the obligation to work a t  least 
120 days each year-a movement intended to lure the owl 
small uneconomic holdings into one of these guilds. 

ners of 

The maintenance of the farmers is to be made first 
charge upon the produce of the communal farm. Each family 
is to receive a ration of grain, meat, dairy products, and vege- 
tables on the basis of its numbers. The surplus produce is ' 
then to be brought by the District Central Agricultural Associa- 
tion, which is, in its turn, subordinate to a county association. 
These county associations are authorized. to purchase seed, 
fertilizers, and farm machinery for the farm society units. They 
are also charged with the. responsibility for the saIe of pro- 
duce to the town population. The county associations are obli- 
gated to spend half of each year's surplus on improvements, 
a term which includes farm dwellings of reasonable comfort 
and provided with conveniences that  will insure reasonable 
comfort and health. The remaining half of the surplus is dis- 
tributed in time-wages to the working members of the several 
farm units. The attitude of the farmers' themselves toward 
this program is summarized by H. N. Brailsford from an in- 
timate first-hand study of the situation as follows: 

"They care nothing for the theory or ideals of Soc 
but they are attracted by the promises of the leaders. At 
present they are disposed to work heartily and will give the 
experiment a chance. If these promises are kept, if they see 
new and healthy cottages built, if they get what they never 
had before, free medical attendance and well-organized 
schools, if they see that  the former gains of the absentee 
capitalist landlord are flowing into their own pockets, they 
will remain firm supporters of the system."l 

lSee the English "Nation", Vol. 25, No. 5 for Saturday, May 3, 1919. 
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1 In Russia "The Fundamental Law of the Association of 
i Land" went into effect in September, 1918, repIacing t h e  

earlier and briefer Land Decree of November 7, 1917. 
This land law provides for abolishing "all property rights 

in the land, treasures of the earth, waters, forests, and funda- 
mental resources within the boundary of the Russian Soviet 
Republic," and vests these resources in "the entire laboring 
'population without any compensation, open or secret, to the  
former owners." 

The right to use the land is assigned to those who ti11 
it by their own labor. The apportionment of land i s  under 
the jurisdiction of the villages, county, provincial, regional, 
and Federal land departments. The order of assignment as  
decreed under Division 1, Article 10, of the Land Law is: 
as follows: 

"The land departments of the local and central Soviets 
are thus entrusted with the equitable apportionment of the 

I land among the working agricultural population, and with 
the productive utilization of the natural resources. They also 

1 have the following duties: 
' " (1) Creating favorable conditions for the development 
of the productive forces of the country by increasing the fer- 
tility of the land, improving agricultural technique, and, fin- 
ally, raising the standard of agricultural knowledge among 
the laboring population. 

"(2) creating a surplus of lands of agricultural 
1 value. 

" (3) Developing various branches of agricultural industry, 
such as gardening, cattle-breeding, dairying, etc. 

" (4) Accelerating the transition from the old unproduc- 
I tive system of field cultivation to the new productive one (un- 

der various climates), by a proper distribution of the Iabor- 
ing population in various parts of the country. 1 ( 5  Developing collective homesteads in . agriculture 
(in preference to individual homesteads) a s  the most profit- 
able system of saving labor and material, with a view to pass- 
ing on to socialism." 

The law contemplates lrds of agricultural produc- 
tion and consumption on a basis of an  agricultural census and 
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a topographic survey. A definite plan is outlined for detar- 
mining the labor capacity of the arrangements in the agricu!- , 
tural population. The utilization of land is carefully co-or- 
dinated with the man-power units of productive effort. The ' 
law clearly outlines the uses to which land can be assigned ~ 
as  follows: 

I 

I 

"Obtaining Rights to the Use of Land." 

Land may be obtained: 
(a)  For educational purposes. 

I. Social usefulness. 
(b) For agricultural purposes. 

1. Personal labor. 
(c) For building purposes. 

1. Social buildings. 
2. Dwellings. 
3. The necessity of conducting a working a -  

stead. I 
(d) For the purpose of constructing ways o 1- 

munication. 
1. Public necessity.l 

With these recent attempts a t  the socialization of land,' 
renewed interest has been manifested in the policy of land na- 
tionalization. It is too early to appraise the results in Russia 
and Hungary, but interest in public ownership is every where 
increasing. It is likely that  public ownership and private own- 
ership has already found a secure place in the land policies of 
most countries. There is every reason to believe that  for a 
greater portion of the land, better results can be deriveci 
through private ownership than through public ownership: 
But  there are strong arguments in favor of public ownership 
of a portion of the land in most countries. In fact, public owr~- 
ership has already found a secure place in the land policies of I most nations. The leasing of portions of the public domain for I 
grazing and other purposes is an application of the principle I 
of land nationalization. It is being more generally conceded 1 
tha t  forest lands can be better utilized and administered .wheu i 
publically owned. The sentiment is growing also for the 1 
lSee Decrees and Constitution of Soviet Russia, reprinted in pamphlet form b: 

1 
t ion (1919). 1 

: homt 

- - 
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1 nationalization of mines. The public press of England has 
recently quoted Premier Lloyd George as  proposing that  a 
referendum of the 20,000,000 electors of Great Britain be t ak -  
en on the question of the nationalization of coal mines. 

We .find the application of public ownership being ap- . 

plied in connection with some of the German cities. Fran- 
ford-on-the-Main and Ulm on the Danube own considerable areas 
of land. Frankford and Heidelberg owned large forests near 
these cities. 

It is inconceivable that olh a 1 established nations 
will undertake to establish a policy "1 land nationalization. 
This would involve denial of private ownership in land. Pri- 
vate ownership has yielded such large rents and stimulated such 
unusual endeavoqthat i t  is inconceivable that any nation that has 
built its material progress on this foundation would undertake 
such a radical change as that  contemplated by the advocates 
of land nationalization. 

Professor Taussig has very clearly p;esented the merits of 
this policy in its true light in the following language: 

"There is something attractive in the proposal that  the 1 community should never part  with its title to the land, but 
should lease it only-lease it, doubtless, for long terms, in such 
manner as to give tenants free scope for improvements and no 
inducement to impoverish the soil, and yet to bring back to 
the community in the end the gradually increasing increment 
of economic rent. If a country had started from the outset 
on this plan, and if its government were rigidly honest, high- 
ly intelligent, and excellently administered, this mode of 
managing its patrimony would be preferable to private owner- 
ship. But no country has started on this plan; or if it has 

1 done so (the historians are uncertain as  to the extent to which 
I the Germanic races began with a system of true corrimunal 

ownership), long centuries of private ownership have follow- 
ed. The spur of ownership was historically indispensable for 
the advance of the agricultural arts. It is conceivable that  

i where a civilized community, equipped with the accumuIated 
experience of centures, takes possession of new land-as in 

) the United States, Canada, Australia-it might retain in pub- 

( lic ownership the fee of the land, parting only with long 
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nP7imiples of  Ecouoncice (1911), Volume 2. Chapter 42. page 74. 

, leaseholds. But it is precisely the fee which the pioneer gen- 
eration covets. The thought of the conservation of the inter- 

, ests of coming generations rarely presents itself to them ; or, 
if it does, they think of their own direct descendants only, not 
of the indiscriminate mass of the later population. Hence all 
communities, whether they have moved slowly through a long 
historical development or have begun a t  once on the plane 
of advanced civilization, have rested their industrial organi- 
zation on private ownership of land. Land, then has been 
bought and sold for centuries en the supposition that the prop- 
erty rights which have existed from time immemorial will be 
maintained indefinitely into the future. To destroy all t h e ~ e  

'acquired rights is .not indeed unthinkable; but it would in- 
volve a reconstruction of the whole framework of society. It 
presents the problem of socialism, not that of the approprii- 
tion of the unearned increment."' 

It is also unthinkable that  a land policy built on a univer- 
sa l  system of land tenantry with a national government aa 
landlord, would solve the social and economic problems of ru- 
ra l  welfare. There is no reason to believe, and certainly no 1 

evidence to support, a theory tha t  tenancy under the admin- ~ 
istration of government officials would be more desirable than 
that  under private ownership. It is possible that  the prob- 
lems would be more difficult, and the evils that the system 

'developed would more than offset the advantages. Tenancy 
would doubtless find a place in the utilization of land under a 

.system of public ownership. It would be natural to expect 
nations, states, and cities to seek to gain an income from pub- 
licly owned lands. Any other policy would make tenants a 
favored class. Therefore, the theory of land nationalization 
does not offer much promise of solving the problem of land 
tenancy. 

1 



CHAPTER XXVI. 

TAXATION OF LAND VALUES AS A MEANS 
OF PROMOTING FARM OWERNSHIP. 

The essential aim of the various forms of taxation that have 
been devised is to supply revenue to support the projects of gov- 
ernment. The use of a policy of taxation as a means of social re- 
form may be said to be a secondary object, and of very recent or- 
igin. Systems of public revenue are constantly undergoing rapid 
modification. The sources of taxes today are quite different from 
those of a generation or two ago. Policies of taxation are deter- 
mined, in a large measure, by the nature and extent of govern- 
mental obligations and by the ideals of justice that social con- 
ditions reveal. Economic and social conditions are constantly 
enteracting upon each other to produce changes in the social 
order. The theories of taxation, as well as the forms of taxa- 
tion, undergo changes as the result of the enteraction of these 
influences. The final result has been that taxation has taken 
on, in some of its forms, a double function- source of 
revenue and a means of accomplishing some sl f 0rm.l 

This double object of taxation has sometimes been regard- 
ed as a conflict in principle. Some have held that social reform 
should be accomplished by other means than taxation. It is 
urged that to attempt the dual purpose will either result in a 
violation of the principle of equitable distribution of taxation 
and secure reform a t  the expense of a special group, or fail to ac- 
complish the reform intended through inadequate .means. That 
this alleged conflict does not actually exist in theory, has been 
pointed out by Professor Seligman in the following language: 

11t is foreign to the topic under consideration to enter into a discussion of the general theov 
of taxation. A thorough discussion of the subject of taxation may be found In such VOI- 
umes as Seligman's Essays in Taxation revised edition (1915) ; H e n r y  C. . A d m a ,  The 

. .Science of Finance ( 1899) ; C. F. ~a&able'tj Pzcblic Finance (1903) ; and slmilar works. 
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"We say alleged conflict, because in reality there is, from a 
deeper point of view, no such conflict a t  all. It is sometimes 1 

asserted that the fiscal object of taxation is simply to secure 1 
1 revenue, while the social object is to effect some desirable change 

in social relations. This antithesis rests upon a failure to ob- 1 

serve that  finance, like economics, is a social science, and that 1 
even from the narrow political point of view of the relation be- 
tween the government and the citizen, the government cannot 
derive any revenue-that is, cannot take any part of the social 
income---without inevitably affecting social relations. The fact 

3 government has in mind solely the fiscal aim of secur- 
mue does not alter the social consequences of the partic- 

blar I-evenue system. In modem times social conditions are in- 
fluenced to a large extent by changes in wealth. Every tax 
necessarily affects the wealth of individuals, andrif we could in 
all cases trace the final consequences of even a "purely fiscal" 
tax, all kinds of unforseen results, social as well as fiscal, or pkr- 
haps better, social because fiscal, would disclose themsel~es."~ 

Pra Seligman is doubtless right in his assertion that 
every t: 11lowed to its ultimate consequences, would show 
that i t  has produced social consequences. But this is a different 
matter from the taxation method that is provided for the specific 
purpose of producing social reform. The aim of this discussion is 
to consider the methods of taxation that have been seriously pro- 
posed for the specific object of improving the social situation. An 
attempt will be made to appraise the efficacy of such methods 
to  accon ?is object. 

Thc two methods of taxing land values-the s 
tax and ~llt: g<aduated land tax-that have had social re 
for their object. It may me said that the single tax as 2 

cated by Henry George had for its primary object the cc 
cation of rent and ultimately the establishment of a polic, ,, 

ingle 
P - ---a 

lEssays in Taxation, revised edition, Chapter 9. page 316. 
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d naturalization. But the Georgian School of Economics has 
; been unmindful that if this object could not be accomplished, 
least through the application of this taxing policy, land re- 
'm might be effected. The specific object of the graduated land 
: has.been the discouragement of large land holdings and abso- 
e landlordism. 

I The_ Taxation of Land Values. 

I The distinction between a tax on land value and a single 
I tax is clearly brought out in the following quotation from Yetta 
I Scheftel: 

"In distigushing between the tax on land value and the 
Single Tax, we are comparing a tax reform with a social philos- 
ophy. The Single Taxers are not interested in the tax as an 
adequate source of local revenue under existing conditions ; they 

1 would employ the tax as the weapon with which to clear the 
way to their Utopia, the essence of which is an ideal society 

( based on an equality of opportunity. The important, ultimate 
object of the Single Taxers of the Georgian type is the nation- 
alieation of the land; the method by which they propose to at- 
tain this object is through a one hundred per cent. tax on the 1 value of land. In addition, these theorists claim that, with the 

( enormous income from the public domain in the hands of society, 
; the imposition of other taxes will be superfluous. In short, the 
1 one hundred per cent. tax on land value, and the abolition of all 

other taxes, that is, the institution of the Single Tax, is merely 
the machinery necessary in the realization of their Utopian so- 
ciety."l 

While this author is correct as to the object of the single 
I tax, i t  must not be inferred that a single tax is not one of the 

applications of the taxing principle to land values. Carver 
I 

j says: "One of the most persistent misinterpretations of the 

I - 
lChapter 1 ,  page 16. "The Taxation of L a d  Valu~s." 
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single tax is that of assuming that it means a tax to be raised 
on real estate rather than on land'values. Land values is de- 
fined as the value of the land itself irrespective of all improve 
ments, such as ditching, draining, fencing, the planting of trees, 
and the erection of buildings. In short, everything done on the 
land itself to improve the value of an estate is classed as an im- 
provement and, under the single tax, would be exempt from tax- 

. ation. This leaves nothing except the location value and the 
fertility value to be taxed."' 

Henry George's interest in the single tax originated in his 
observation of unearned increment in vacant city property and 
the unwise policy of administration of our public lands. The 
concentration of land ownership in the liands of comparatively 
few holders attracted his attention. Land speculation in the 
early days of statehood in California made a deep impression 
upon the mind of Henry George. The charge was made by him 
in 1873 that the large land owners of California were "dogs in the 
manger who will not use the land themselves or let anybody else 
use it."2 

Land Monopoly in the United States. 

The extent to which land in the United States is mc,-,,, 
lized can be illustrated by a few figures. The Original Public 
Domain consisted of 1,835,017,692 acres of land exclusive of 
Alaska. Out of this vast total 741,702,365 acres have already 
been "appropriated" and 132,441,774 acres "reserved." In 1899, 
591,343,953 acres were supposed to be "vacant." These figures 
are without obvious significance until we go a little further in 
the analysis. 

The Northern Pacific Railroad has grasped 57,920,000 
of land on its lines and an additional acreage of 42,500,000 
branch roads-a total of 102,000,000 acres. 

According to a bulletin of the, Department of Commerce and 
Labor, Bureau of Corporations, on the Lumber Indutsry, Part 
I on Standing Timber, and published January 20,1913, i t  is shown 

lSee Principles of Political Economy (1919). Chapter 48, page 563. 
2See Sun Francisco Post, April 7, 1873. 
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that today, out of 17,000,000 acres of land granted nearly 50 
years ago to several then distinct corporations, as  much as 
13,888,000 (or about 80 per cent.) is still retained in a single 
ownership. This same Government report on standing timber is 
authority for the statement that sixteen men hold 47,800 acres, 
and that three railroads hold enough to  give every adult male 
15 acres in the nine states where their lands are located. In 
the upper peninsuIa of Michigan 45 per cent. of the land is held 
by thirty-two persons. One-third of the entire state of Florida 
is held by fifty-two timber lords. In the southwestern part of 
the state of Washington, 40 per cent. of the timber land is own- 
ed byetwo holders. In the western part of Oregon, five individ- 
uals own 36 per cent. of the timber lands. In northwestern Cali- 
fornia six individuals own 70 per cent. of these lands. 

One-twentieth of the entire land area of the United States 
is owned by 1,694 proprietors of timber lands, that  is, they own 
105,600,000 acres. Sixteen individuals of the 1,694 own 47,800,- 
000 acres. A few instances of individual landholding will also 
illustrate land monopoIization in this country. In the south- 
western part of the state of Washington., two persons own 40 
per cent. of the timber lands. A landholding syndicate in Texas 
owns lands valued a t  $3,000,000. The Taft Ranch in this state 
includes 80,000 acres valued a t  $2,000,000. James W. Wads- 
worth, known as "the baron of Geneseo County," owns 29 miles 

I from Rochester to Genesco, in New York State. A .British land 

1 company owns 300,000 acres in Kansas. Lady Gordon and asso- 
I ciates own 2,000,000 acres in Mississippi.' 

I Farm Land Monopoly. 

I The actual prc )f farm ownership as related to land 
I 

monopoly is best shown from the following statistical data com- 
I piled from the 1910 census : 

"In 1910, there were in this country 878,798,325 aLLCD ~n 
farm lands, divided as follows : 

lSee Single Tas Year Book, by Miller (1917) pa- 
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In farms under 20 acres, 8,793,820 acres, 1 per cent. 
In farms of 20 to 49 acres, 45,378,499 acres, 5 per cent. 
In farms of 50 to 99 acres, 103,120,868 acres, 11.7 per cent. 
In farms of 100 to 174 acres, 205,480,585 acres, 23.4 per 

cent. 
In farms of 175 to 499 acres, 265,289,069 acres 30.2 per 

cent. 
. In farms of 500 to 999 acres, 83,653,487 acres, 9.5 per cent. 

In farms of 1000 acres or over, 167,082,047 acres, 19.0 per 
cent. 

Henry George realized from his knowledge of this general 
situation that the rapid growth of farm tenantry was inevitable 
in this country. In the Chapter on the American Farmer in his 
book on Social Problems (1898) he says : 

"Further than this, all the tendencies of the time are to 
the extinction of the typical American farmer-the man who 
cultivates his own acres with his own hands. This movement 
has only recently begun, but i t  is going on, and must go on, un- 
der present conditions, with increasing rapidity."l 

He closes this discussion with the following statement: 
"The fact is, that the typical American farmer, the culti- 

vator of a small farm of which he is the owner, is the product 
of conditions under which labor is dear and land is cheap. As 
these conditions change, labor becoming cheap and land becom- 
ing dear, he must pass away as he has passed away in England. 

"It has already become impossible in our older States for a 
man starting with nothing to become by his labor the owner of 
a farm. As the public domain disappears this will become im- 
possible all over the United States. And as in the accidents and 
mutations of life the srnal.1 owners are shaken from their hold- 
ings, or find i t  impossible to compete with the grand culture of 
capitalistic farming, they will not be able to recover, and must 
swell the mass of tenants and laborers. Thus the concentration 
of landownership is proceeding, and must proceed, if private 
property in land be continued. So far  from i t  being to the in- 
terest of the working farmer to defend private property in land, 
its continued recognition means that his chidren, if not himself, 

 chapter-20, page 221. 
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shall lose all rights whatever in their native soil; shall sink from 
the condition of freemen to that  of serfs." 

1 The single tax was Henry George's proposed solution to  this 
situation. He was probably not unmindful of the difficulty-that 
would confront him in convincing the small landowners that  his 

I single tax idea was advantageous to them. One passage de- 
serves quoting as an illustration of his argument to the rural 
landowner : 

"It is clear that the change in taxation which I propose as 
the means whereby equal rights to the soil may be asserted and 
maintained, would be to the advantage of farmers who are work- 
ing land belonging to others, of those whose farms are virtually 
owned by mortgagees, and of those who are seeking farms. And 
not only do the farmers whose opposition is relied upon-those 
who own their own farms-form, as I shall hereafter show, but 
a decreasing minority of the agricultural vote, and a small and 
even more rapidly decreasing minority of the aggregate vote; 

\ but the change would be so manifestly to the advantage of the 
smalled farmers who constitute the great body, that when they 
come to understand i t  they will favor instead of opposing it. 
The farmer who cultivates his own small farm with his own 
hands is a landowner, i t  is true, but he is in greater degree a 
laborer, and in his ownership of stock, improvements, tools, etc., 
a capitalist. It is from his labor, aided by this capital, rather 
than from any advantage represented by the value of his land, 
that he derives his living. His main interest is that  of a pro- 
'ducer, not that of a landow~er."~ 

+ The Single Tax and Faru V W ~ ~ C I B I L ~ ~  ~n the 
United States. 

SO far as ru~i t l  land economy is concerned in the United 
IStates, there has been little opportunity to test out the value of 
the single tax principles as a means of social reform. The single 

principle has made some headway in some of the cities in 
country, but little progress has been made in applying it  in 

U& Problems, Chapter 20, page 220. 
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rural sections. An effort has been made to write the single tax 
principle or a modification of i t  into the constitution of the 
States of Deleware, Colorado, Oregon, California, and Missouri, 
but in every case these proposals have been defeated by the peo- I 

The next approach to  the application of the single 4 
1 n- I 
I 

ciple to farm lands is in the irrigated districts of Califs,,,,,. In 1 

March, 1909, the California legislature passed a law which re- 1 
quired new irrigation districts to pay for the installation and ~ 
maintenace of their irrigation systems by. means of a levy upon 
the land alone. The landowners of the five already existing dis- 
tricts could vote to adopt the same system. This plan has been 
introduced into six irrigation districts. The exemption of im- 
provements only applies to financing of the irrigation systems. 
While this is a modified application of the single tax principle, 
the experiment does not offer opportunity to estimate i 
as a social reform. 

It may be said, therefore,. that as fa r  as  this country is con- 
cerned, the single tax principle has not been applied in such a way 
as  to  measure its value as a means of social reform in our land 
tenure situation. The claims of the advocates of the system that 
i t  woulcl relieve the farming population of the burden of taxes 
now weighing upon them, has been denied by high authorities. 
Professor Seligman presents an array of figures taken from typ- 
ical and widely separated sections to disapprove this claim.2 

In so fa r  as  the United States is concerned, therefore, it may 
be concluded that  there are no data to  support the theory that the 
single tax would contribute to the solution of our farm ownership 
problem, or as  a fiscal policy that i t  would result in relieving the 
burden of taxes of farm owners. 

S e e  ~ 2 h u r  Nicholas Young's Singb Taz Movement in the United States, Chapters 8, 9, 
and 10, (1916). 

S e e  Opus cztus, Chapter 3, page 86 to 89 
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i Taxation of Land Values 

Taxation of Land Values in Australasia. 

Australasia has experienced very much the same situation 
with reference to the monopolization of land and land specula- 
tion that have been described with reference to the United 
States. The difference has been that Australasia has adopted 
a more vigorous policy with reference to land reform than we 
have in this country. The explanation is to be found in the fact 
that Australasia has been relatively free from war and has no 
old institutions that have required the sanction of long 
accepted tradition. The system of taxes as applied to  the value of 
the unimproved land, is only one of the numerous experiments 
that has been adopted. 

( The tax reforms in Australia and New Zealand were the re- 
: sult of the policy of land settlement and colonization. The all- 
( important problem of every new country is that  of attracting new 
' 

settlers. Rarely is a sound land policy considered during the 
stages of early development. Land hunger is the impelling force 

; that draws men from the comforts of a civilized life to a new con- 
tinent of unknown hardships and privations. The inducement 
offered by the government naturally take the form of land 
grants. This policy offers unusual opportunity for wholesale 
alienation and concentration of lands in the hands of compara- 
tively few settlers. 

This exactly describes what happened in Australasia.' The 
extent of the wholesale alienation and concentration of land may 
be illustrated by figures presented in an address before the con- 
vention of the Australian Workers' Union in 1915 : Ninety-five 

I persons were in possession of 8,418,308 acres; 361 of 10,408,407 
acres; 689 of 9,514,769 acres; 1567 of 10,754,656 acres. The 

(' holdings of these 2,712 persons comprised 39,096,140 acres.2 

I The official yearbook shows that in 1909, the acreage of oc- 
cupied land in New Zealand was over 38 millions, while in Aus- 
tralia approximately 930 million acres were held by individuals 
and land companies. "It is noteworthy," says Yetta Scheftel, 
- 
lSee Epp's Land Systems of Australasia, (1F94). 
tSee The Australian Worker for  March 4, 1015. 
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"however, that of this vast territory under private tenure or 
26.5 million acres, less than three per cent., were under culti~ 
tion. Of the two commonwealths New Zealand shows the den- 

\ 
ser settlement, for about forty per cent. of its occupied land was 
under cultivation as compared with one per cent. in Australia."' 

It may be seen from these figures that Australasia has a 
problem of land utilization not unlike that of the United States. 
The fact that that country appreciated this problem, is supported , 
by the legislation that has been passed in the several states as a 
means of improving the situation. Both the Federal govern- 
ments and State governments frankly went about the task of 
instituting a program that would result in the -redistribution 
of the land and that would prevent land monopolization. 4 

The taxation of large estates as  a means of accomplishing 
this end was resorted to. This legislation began as early as 

1~ 

1877. The first law was enacted in Victoria. I t  provided a tax 
on rural lands over 640 acres and valued in excess of $2,500. In 
1890, South Australia went further and introduced the prin- 
ciple of the graduated land tax. However, the rate of taxation " 
was so slight that no appreciable reduction in the size of the es- r 
tates was effected. 

In New Zealand a more vigorous policy was adopted. In 
1891, a graduated tax was imposed in addition to  the ordinary ' 

land tax. The rate was fixed a t  one penny in the pound of 
land valuation. The additional graduated tax began a t  an eighth I 
of a penny and rose to a maximum of a penny and six-eighths. 
To make the tax more effective as a means of land reform and 
to  prevent any reduction in revenue which might result from 
the complete exemption of all improvements, in 1893 the rate of 
progression was still further increased. The rate was made t o  
vary from one-eighth of a penny to two pence in the pound 
valuation, which resulted in the larger estates paying a total 

1Th.e Taxation of Land Values. Chapter 2, page 23. 
There is also presented on page 22 of th-s very excellent book, a table prepared from 

official statistics of the six States of Australia and New Zealand howing the distri- 
bution of acreage, area alienated or in process of alienation, area leased, area in cul- 
tivation, and population per square mile. 
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1 land tax of three pence in the pound. In 1901, a law was passed 
providing for a tax of one penny in the pound on all land. Im- 
provements up to $3,000 were exempt. On land valued a t  35,000, 

i an additional tax on the graduated value was assessed, exclusive 

i 
of improvements. This rate was increased in fourteen classes 
until it reached one and three-fourths pence in the pound when 
the land was worth 210 thousand pounds. In 1903 the rate of 

1 tax was further increased until the maximum rate on the largest 
f estates was three pence in the p0und.l 
t 
,i It is seen that we have here the application of both the 

i single tax and the graduated land tax principles. What has 
been the effect of this legislation on land utilization and home 
ownership? Profesor Seligman in answering this question, says : 

"This graduated land tax, however, proved ineffective from 

i 
both the fiscal and social point of view. This yield had increased 
only from 271,000 in 1893 to $9,000 in 1902, notwithstanding a 
considerable rise in the value of land. The effect of the law in 
cutting up large estates was correspondingly slight; i t  was, in- 
deed, almost imperceptible. 

"It was consequently decided to increase the scale of grad- 
uation; and in 1903 an additional tax over and above the ordinary 
penny rate was imposed on unimproved land, the rate being 
graduated from one-sixteenth of a penny on land values of from 
$5.000 to $7,000 and reaching 3d. (one and one-fourth per cent.) 

1d values of 2210,000, with fifty per cent. additional for ad- 
es. This change, together with an improvement in the 
inery of assortment increased the yield in the next three 

(up to 1906) about thirty per cent. 
'But while the fiscal results were gratifying, the govern- 
was not satisfied with the effect of the law in breaking up 
estates. The statistics show that while there had been, 
1906, a diminution in the estates of over fifty thousand 

, and a somewhat smaller decrease in the number of es- 
between twenty and fifty thousand acres, there had been 
tlly no falling off in estates between ten and twenty 
and acres and an actual increase in those between five and 
lousand acres. 
- 
itus, Chapter 16. pages 462 to 466; also Chapter 17. pages 516 to 522. 
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"On the other hand, the increase in the number of the very 
small plots was largely due to laws independent of the tax 
system, especially the scheme inaugurated in 1892, whereby the 
government purchased large estates in order to lease them in 
small sections to intending farmers, as well as the plan by vir- 
tue of which a group of settlers might form a land settlement 
association, purchase an estate by means of debentures issued 
through a public trustee under the guaranty of the government 
and then subdivide i t  into plots of not more than 500 acres."l 

Scheftel in commenting on the purposes of the progressive 
land taxes of Australasia in breaking up large estates says: 

"After more than two decades since the introduction of the 
tax on unimproved value, Australasia is still the country of large 
land holdings. In only a few states has a .  reduction in the size 
or number of large holdings occurred. To illustrate: In New 
Zealand the average area held by owners of 10,000 acres and u p  
wards in 1889 was 30,009 acres; in 1892 the average had been 
reduced to 29,942! in 1902 to 28,312; in 1906 to 23,061 acres; 
and in 1910 to 20,523 acres. The number of holdings of 10,000 
acres and above has likewise considerably decreased, as ap- 
pears from the subjoined data : 

Number of Freeholders i n  Nezo Zealand Owning 10,000 Acres 
or Upwards, 1883-1910. 

"The effect of the amended Acts of 1903 and 1907 is ap- 
parent. The reduction since 1906 shows the process of disinten- 
gration. In Victoria similarly the number of such holdings 
has fallen from 195, in 1900, to 175, in 1910, and to 151 in 1913, 
In New South Wales, on the other hand, there was a slight in- 
crease in the number of estates covering 10,000 or more acres, 
from 703 to 706 in a decade. The same has occurred in Western 
Australia, the large holdings having increased from 74 to 110. 

lopus eitus, pages 517 to 518. 
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In addition, when it  is considered that the legislation in the 
interest of closer settlement has been unremittent, and that  the 
governments have exercised their power to repurchase land, and 
thus to aid in the work of disintegration, the effect attributable 
to the land tax could have been but in~ignificant."~ 

Many of the Australasia officials freely admit that  the 
graduated land tax has not measured up to expectations in the 
way of breaking up large estates. It has had a deterrent effect 
on speculation in land. Fictitious values of land have declined 
under the influence of this taxing policy. I t  appears that  in 
almost every case upon the introduction of the tax, the tendency 
has been for land to fall in value. But there has been a gradual 
recovery in prices with the ordinary development in the country 
and growth of the population. While land speculation in the 
commonwealth of Australia has not been eliminated, the tax 
burden placed on those who refuse to utilize their land in the 
hope of appropriating the increments, has caused some to sell. 

It is significant, however, that  the graduated land tax prin- 
ciple has been extended to most of the states of Australia. Even 
more significant, perhaps, was the adoption of a Federal tax on 
land values by the commonwealth of Australia in 1910 on prac- 
tically the same plan as  that of the New Zealand land tax. sys- 
tem. The rate of the Federal tax varies from one penny to six 
pence in the pound in the case of residents, and in the case of 
absentee landowners the rate has increased to seven pence in the 
pound." 

In the states of South Australia and New South Wales, the 
progressive principle has not developed as in the other states. 
But in 1910, the land value tax system was extended in Tas- 
mania and the rate was increased in Victoria. 

There is reason to believe, therefore, that  the principle of 
the progressive land tax is well established in Australia and 
New Zealand and that social results will be appreciably felt in 
the future, especially with reference to large estates. 

It is still a question, however, if i t  is possible to make the . 

I 

1Tazation of Land Values, Chapter 3,  pages 96 and 97. 
S e e  Official Year Book of Australia, 1900 to 1910, No. 4. page  841. 
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progressive land tax effective as a means of promoting land 
utilization without going to the extreme of producing confis- 
cation of private property in land. The bare outline that has 
been given of the application of this principle in Australasia, in- 
dicates that the progressive rate must be relatively high. I t  is 
difficult to determine exactly what rate will result in confisca- 
tion. This difficulty was appreciated in the formulation of the 
New Zealand law. In order to preclude all possibility of con- 
fiscation, an ingenious clause was incorporated in the law of that 
commonwealth. I t  provides that if a tax payer thinks that his 
land is assessed a t  too high a value, he can demand that the 
government purchase the land a t  the valuation placed upon it. 
The landowner has the alternative to.pay the tax a t  the official 
valuation or to sell the land a t  that valuation. The government 
in turn may purchase the land a t  the assessed valuation plus ten 
per cent. additional, should the owner refuse to agree to the 
official valuation. There are very few cases on record where 
landowners have made use of their rights under this section of 
the New Zealand law; however, the Cheviot estate illustrates the 
application of this section of the statute. This estate consists 
of over 84,000 acres, which was appraised in 1892 by the owners 
a t  $260,220. The government assessors appraised the estate a t  
3304,826. On application from the owner, the government re- 
fused to reduce the assessment, and the government was called 
upon to purchase the estate. In 1893, the estate was taken over 
by the government authorities and cut up into small plots and 
disposed of to  actual sett1ers.l 

Conclusion. 

The foregoing discussion affords sufficient illustration of the 
actual operation of those forms of the taxation of land values that 
have for their object the discouragement of large estates and land 
speculation. Law makers should have considerable for the ex- 
periments that have been in process in Australia, and to 
which reference has been made, before resorting to these forms of 
taxation as a means of social reform in this country. An at- 

lSee Financial statement in Committee of Supplies by the Colonial Treasurer, 1893, page 
19. 
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tempt has been made to show the similarity between the land 
problems of this country and Australasia with a view to bring- 
ing out the possibilities of land taxation to accomplish the result 
of this legislation in those commonwealths. But land tax legis- 
lation in Australasia, up to the present time, has not been suf- 
ficiently successful in the accomplishment of social and economic 
reform as to justify the adoption of this legislation, in many of 

'orms, in this country. 
At the present .time it  appears that home ownership can 
)re rapidly promoted and an increase in the utilization of 
.eloped lands secured by other means that are  more easily 
!d and less likely to produce harmful results in unexpected 

ways. 



CHAPTER XXVII. 

RURAL CREDIT AS AN AID TO THE 
TENANT FARMER. 

The most hopeful aspect of the farm tenantry situation 
today grows out of the progress that has been made in rural 
credit legislation. It has been surprising that the United 
States has been the last enlightened government of the world 
to  extend the benefits of rural credit to  its farm population. 
The National Government has not been slow in extending aid to 
corporations in t h e  form of donations of vast areas of the public 
domain as  an inducement to build railroads. I t  has subsidized 
shipping lines to carry our mail. It has come to the rescue of 
the banks by guaranteeing their contracts as a means 
of assisting them to realize on their paper. We have sent 
consular agents to the remote corners of the world to report on 
market conditions and commodity needs for the benefit of our 
commercial interests. But not until July 17, 1916, did our 
national government take definite steps to aid our farmers to 
procure money a t  reasonable rates on long terms with which 
to purchase farm homes. 

It should be stated, however, that previously to the last 
quarter of the nineteenth century, the farmers of this country 
had not needed the aid of the government to finance their farm 

, enterprises. There was so much undeveloped land that  could 
be purchased' a t  comparatively low prices tha t  the ambitious 
farmer could easily find means of financing himself. Farm- 
ing was conducted on an extensive scale, and the cost 'of imple- 
ments and equipment required in this type of farming was 
relatively small. Soil depletion had not become a problem, 
and the expense for fertilizer had not entered into the cost of 
production. 

But with the rapid settlement of the West and the great 
extension of agricultural pursuits and corresponding increase 
in production, land speculation rapidly developed. The in- 
creasing prices of land made it  necessary for farmers to re- 
sort to borrowing. The uncertainty of farm loan risks caus- 

352 
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ed Eastern and European capitalists to charge high rates of 
interest. The credit resources of the South and West were 
too limited to be of much aid to the farmers. 

In the early years of the decade beginning in 1890, over- 
production of grain caused a fall in prices and a resultant fall 
in land values. For the first time, the farmers began to feel 
the burden resulting from the great mortgage indebtedness. 
Many of them could not meet the interest payments on their 
loans and foreclosures became quite common. In 1890, the 

' total mortgage indebtedness of farms operated by the owners 
was estimated a t  $1,085,995,960.l Since that time, a combi- 
nation of economic influences has caused farmers to  feel an  
increasing need for a better system of financing the farm en- 
terprise. 

This resulted in the sending of an American commission 
to Europe to study the rural credit systems\ in operation in 
those countries. The report submitted to  congress2 and the 
general discussion that i t  evoked led to the adoption of rural 
credit legislation in several states and finally helped to secure , the passage of the farm loan act  of 1916. 

Credit unions in Massachusetts3 were authorized by a law 
approved May 20, 1915. The North Carolina credit union law 

i was the first experiment in short-time rural credit in the South. 
, This law is very liberal in its provisions, and farmers in North 
i Carolina have made considerable progress in the establishing of 

credit unions. The credit unions in this state first granted 1 their loans, in the main, to assist members to make cooperative 
cash wholesale purchases of fertilizers. It has more recently 
extended its operations so as to include the purchase of farm sup- 
plies and the financing of the cooperative purchases made by 
rural credit associations. William R. Camp, in com- 
menting on the operation of the North Carolina Act, says: 
"The policy of North Carolina has been t o  show farmers the 

: high cost of supply-store credit and tha t  borrowing is not a 
' 

misfortune when the rate of interest is low enough and the in- 

ISee .Jesse E. Pope's F a r m  Indebtedness i n  t h e  U n i t e d  States,  Vol. 28 of the Quarterly 
Journal of Economics for August 1914. 

?See House Document No. 1435. 62nd. Congress, 3rd. Session. 
$See Ch. 628, General Acts of 1015 Commonwealth of Massachusetts. 
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vestment is for improved equipment or tha t  of adequate sup- 
plies which give a higher rate of return than that  on the bor- 
rowed capital."l 

The Texas legislature passed in 1917, a rural credit act sim- 1 
ilar to that of North Carolina. This act authorizes incorporation I 

by those engaged in agricultural pursuits of farmers' cooper- 
ative societies and defines the character of the business in which 
they can engage. The corporations chartered under this statute 
are required to be purely local in their character, and they must 
confine their activities, business operations, and membership to ' 
the  community in which they are located. A number of coop- 
erative societies have been formed under the provisions of the 
act for marketing vegetables, fruits, and other farm products. 
The act has contributed substantially to the prosperity of the 
farmers who have availed themselves of its benefits. i 

The purposes of credit unions and cooperative societies are 
to  extend their benefits to farmers in financing their farm opera- 
tions and the marketing of their products. They have also 
helped the farmers to negotiate on a more equitable basis for 
financing their farm operations,. It is certain that this type of I 

legislation will become increasingly popular as its benefits be- 1 
come better 'understood and appreciated. 

Long-Term Rural Credits. 

We need to keep in mind that  there are three objects of I 
rural credits. (1) To aid the farmer who has an equity in  
the land he cultivates to take up short-term farm mortgages 
and to  substitute long-term mortgages on the basis of small 
annual payments; (2) to aid tenant farmers to acquire a farm 
home directly through the aid of long-term credit; (3) and to 
aid both tenant farmers and farm owners to supply working 
capital with which to operate their farms efficiently. 

lSee A Southern ~ x p e r i m ' e n t  in. Rural CredSt in The Survey,  Vol. 43, No. 11, for Jan- 
uary 10, 1920. This article goes into sDme detail to show the actual organization of 
the largest credit union in North Carolina operatin3 under this Act. 
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I The Oklahoma Rural Credit Act. 

I land, 
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An act to encourage and promote home ownership was first 
passed in Oklahoma in 1915. This law made it  possible for the 
State to loan its funds to farmers a t  five per cent., and $35,800, 

has thus been distributed. In the spring of 1919, a new 
~ t e  was passed with the same object in view. It created a 
lving fund that the state may loan to the full value of the 
, The previous law restricted the loan to fifty per cent. of 
value. The loans are to be a t  five per cent., amortized, the 
or paying four per cent. semi-annually or eight per cent. 
rear, thus paying off the debt in twenty years. 
This law also provides for loaning on a second mortgage. 
act is expected to allow many tenant farmers to become 

li t r l r l  owners, and the interest taken in i t  is revealed by the fact 
that eight thousand applications were filed between the passage 
of the law in March, and the date that it took effect on July 1, 
1919. 

The administration of the Home Ownership law is under 
the general, supervision and direction of the Commissioners of 
the School Land Office, who are authorized to prescribe rules and 
regulations for the loaning of the funds "with the end in view to 
enable farm tenantq to secure homes." The Commissioners of 
the School Land Office are assisted by Local Boards for each 
county, consisting of three members who are appointed by the 
governor. The members of these County Boards serve without 
pay. Their duties are to receive applications for loans, attest to 
the moral character, integrity, industry, and ability of the a p  
plicants, and to make recommendations to the Commissioners of 
of the School Land Office. 

Missouri Land Bank Act. 
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The Missouri Land Bank Act "to secure a system to mobil- 
~d legalize farm credits, securing to the agricultural classes 
y on long term credit a t  low rates of interest so as to amor- 
he debt by small periodical payments," was also passed in 
This act is somewhat similar to the original act that was 

d in Oklahoma in the same year. The Missouri Land Bank 
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Act has not been as popular as the act in Oklahoma, due to one 
or two rather serious defects in the statute itself, and to the 
further fact that Oklahoma has offered a more inviting field for 
legislation of this kind. 

The Federal Farm Loan Act. 

The most comprehensive law that has been passed in the 
interest of farm enterprise is the Farm Loan Act. The report of 
the Sub-committee of Congress on Land Mortgage Loans clearly 
set forth the essential object of this act in the following lan- 
guage : 

"The rapid increase of tenant farmers and the 
tendency to abandon agriculture and seek the larger 

' centers of population has become a national menace 
in this country as  well as  in Europe. It increases 
the cost of living and causes a one-sided develop- 
ment. Most civilized nations are already offering 
direct aid and other inducements to  persuade the 
people back to the land. We believe tha t  the Uni- 
ted States can well afford the moderate encourage- 
ment provided in this bill."' 

The Measure of Results. 

Has the rural credit legislation produced the expf 
results in promoting home-ownership? This question ca 
be answered categorically. The Federal Farm Loan system I 

rather slow progress in the beginning. It required tin 
determine the districts and organize the land banks. 
uncertainty of the meaning of some of the provisions oJ 
law made it  necessary to make haste slowly. It also reql 
a campaign of publicity as a means of explaining the sy, 
to  those for whose benefit the act was p a ~ s e d . ~  The 
charter was not granted until March 1,  1917. The 
charter to a farm loan association was not granted until M 
27, 1917. Progress since tha t  time has been more rapid. 

~ V o l .  53, No. 9. p. 495 o f  Congressional Record, Sixty-fourth Congress, 1st. sessio 
January 4 ,  1916. 

2See Geo. E .  Putnam's article on The Federal Farm Loan Sgstem in The Am 
Economic Review, Vol .  9, No. 1 ,  for March 1919. 
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November 30, 1919, there were in operation in the United 
States 3,890 farm loan associations. The total mortgage loans 
made by the Federal Land Bank through these associations to 
106,929 farmer borrowers amounted to  $282,007,781. Dur- 
ing the month of November 1919, 8,215 applications were re- 

ed asking for $20,324,460. Of this number, 6,410 loans 
bunting to $20,763,905 were approved. This indicates tha t  
system is gaining momentum as  its operation is becoming 
,er understood. 

A study of the annual reports of the Federal Farm Loan 
rd, shows that the greatest demand for farm loans comes 
n the West and South, where the interest rates are high and 
*e is a rapid development of new farming sections. 
During the early operation of the system, little attention 
paid to the financial needs of tenant farmers. The num- 
of tenant farmers receiving financial benefit under the 

em was comparatively small during the first year of the 
ration of the system. This, perhaps, is what one would 
set. This financial plan appealed first to the partial owner 
1 was carrying the burden of a heavy mortgage ob- 
tion. But gradually, through special effort on the par t  
he officers of the farm loan banks, the benefits a re  being 
?nded to the tenant farmer. 

The methods and results of one Federal Land Bank will 
)ably illustrate what can be done to aid farm tenants. Judge 
1. Lindsey, treasurer of the Federal Land Bank of Houston, 
as, in a letter to the author, says : 

"When, about the first of August, 1918, I asked 
our three hundred secretary-treasurers of local na- 
tional farm loan associations to join me in a special 
drive to get fifteen hundred tenants to make use of 
the Federal Land Bank loans in the ,purchase of 
homes by Christmas, we ascertained by a careful 
estimate, that  10 per cent. of those to whom we 
were making loans were tenants. Since the drive 
began, 18 per cent. of the loans made are to  tenants. 
At the close of business, December 31, we had made 
loans amounting t o  $33,647,906 to 11,940 borrow- 
ers. I estimate that  between 1200 and 1500 of these 
borrowers were landless men who made use of the 
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Federal Land Bank in the acquisition of homes and 
that  the loans made to these aggregate $4,000,000." 

I 

In the report of the resu1t.s of the drive to convert ten- 
ants to home owners for the month of October, the Federal 
Land Bank of Houston in a public communication says : 

"Of the 997 applications for loans during Oc- 
tober, 1919, 182, or practically 16 per cent., were 
those of landless persons who sought loans for the 
purpose of purchasing homes. The oldest applicant 
was 73 years of age, the youngest 19, the average 
age of all, 37 1-2. 

"East Texas, where lands are  cheapest, rur- 
nished the I?i~;:hcst per cent. (about three-fourths 
of the total). The black land belt, where lands 
are  higest in value, furnished the smallest per cent. 
While in South Texas and West Texas the per cent. 1 

was better than in the black land belt, though not 
so good as  that  of East Texas." 

The report on the distribution of applications of tenant 
farmers in the counties of Texas shows tha t  there were 163 1 
applications from 60 counties. The largest number was 13 1 
from Freestone county, 9 from Nacogdoches, and 7 each from 
Kaufman, Limestone, Rusk, and Smith-all counties with large 
tenant population. 

While i t  is too early to appraise the value of the farm 
loan system as  a permanent agency in promoting home own- 1 
ership, there is reason to believe from the information avail- I able that  under wise administration i t  will be possible for the 
Farm Loan Banks to materially assist in the worthy enterprise 
of promoting home ownership. 

Short-Term Rural Credit. 

But i t  has become more and more apparent that the Fed- , 
era1 Farm Loan Act does not completely solve the rural credii 
problem. Reference was made in a preceding chapter to the 
disadvantages to the farm tenant of securing his credit from 
his local merchant or banker. It was clearly indicated that 
prevailing rates of interest were so high that i t  was diffi- 
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cult for the tenant farmer to get investment capital. 
Every farm enterprise requires capital. Most tenant farmers, 
and not a few farms operated by owners, are  under-capital- 
ized. Some system needs to  be devised to  supply this capital 
in adequate amounts on a basis of sound business policy. 

How much capital does a tenant farmer need to farm effi- 
ciently? All agree tha t  he needs a t  least two good horses or 
mules. In addition, he must have harness, a wagon, plows, 
and other tools. He should have also a t  least two cows, and a few 
hogs and chickens. An initial capital of about $1000 is neces- 
sary to start a tenant farmer. He must have for working 
capital to purchase feed for his stock, seed for planting, 2nd sup- 
plies for his family while the crop is being produced. 
From time to time, he must add to his equipment and 
to his live stock. When his working capital has  reached & 

valuation of from $3,000 to $5,000, he may reasonably look to  
the purchase of a farm home on the basis of a small annual 
payment on the obligation. 

A Tenant's Basis s f  Credit. 

Now, let us see what help, in the way of credit, 
an agricultural laborer needs and deserves just as he begins as  
a farm tenant. Let us asume that he is a strong, vigor- 
ous, industrious, and thrifty young man, and that he has a rcp- 
utation among the members of the community as  possessing 
those qualities, and that  he is saving from $100 to $300 a year. 
At the end of three years, he will have a team and a small 
amount of farm machinery and equipment. He may have 
saved $200 or $300. He now wishes to buy a second horse 
or mule and some additional farm equipment. Ordinarily, if 
he buys a horse or mule and gives a chattel mortgage on it, he 
is expected to pay off the mortgage in less than one year's 
time, although this animal, on the average, will be of practical 
use as an agency of production for eight or ten years, and 
would, on the average, be adequate security for a larger por- 
tion of this time. A $200 a,nimal bought to be paid for in one 
year or less, will make it  necessary that the whole purchase price 
be paid for from one crop. It the animal could be bought and paid 
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for in six or eight annual installments on the basis of a reasonable 
rate of interest, i t  would be very simple to finance the opera- 
ation. The same is true of farm equipment. Most of the 
machinery used in farm operations is good for several 
years if reasonable care and protection is given to it. But un- 
der the present plan of financing the farmer, he is expected :\I 

pay for  all of i t  within a period not to exceed one year. 111 

other words, all the  live stock and farm equipment that the 
farmer buys on short terms under our present financial systeni 
requires that the obligation incurred shall be fully paid off 
within the short period of one year, while the live stock and 
equipment will be yielding returns in the way of marketable farm 
produce over several years. 

It has been repeatedly pointed out that deposit banking does 
not meet the productive requirements of agriculture. By the 
nature of this system, short term credit is essential. However, 
the processes of the farm are slow. Farm machinery it a liabil- 
ity for some years. A silo does not pay for itself or return a 
profit on the cost of construction for several years. Fertilizer 
does not bring full compensation until two or three years after it 
is applied. But no account of these facts is taken into consider- 
ation in our present credit policies. 

The result of this system is, that the farm tenant is com- 
pelled either to operate on inadequate capital or to strain his 
credit by buying more live stock and equipment than he can 
reasonably be expected to  pay for in the short time that  he is 
given to meet his obligations. T h e r e  is need f o r  devising a 
s y s t e m  o f  credit ,  there f  ore, t h a t  will  extend f a r m  credit opera- 
t ions  over  a period o f  years w h i c h  i s  t o  be determined o n  the 
basis o f  t h e  durat ion o f  t h e  eflective use  o f  t h e  equipment on 
w h i c h  t h e  credit  i s  based. We have here, then, a fundamental 
consideration which goes to  the  very essence of the problem 
of farm tenantry, and which has in it all the potentialities thn+ 
may ultimately contribute to the solution of the problem. 

It is easy to  see that  this is a different problem from i 
vestment credit, which is being taken care of through the Feder 
Land Bank. It is also easy to see that this problem cannot 
solved through the ordinary banking and credit channels. V 
have here a situation that calls for neither long-term nor shol 

-- 
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2rm credit, but a system of what might be termed m i d d l e - t e r q  
intermediate credit. 

There is need of devising an agency for meeting this sit- 
;ion. In our study of European models, we have failed to 

3alize that middle-term credit is as  well developed in con- 
nental Europe as  long-term credit. When we organized our 
ederal Land Bank, we took the European model and worked 
over to suit American conditions. We did not broaden our 

rstem to the extent of meeting the initial stages of capital re- 
uirements. There is need for  state assistance to  help the 
!nant farmer over the promotion stage of his farm operation. 

State Farm Credit Banks. 

and 
- 

This will require, perhaps, the establishment of a new 
up of banking institutions fostered by the several states 
I organized on a basis of cooperation with the Federal Land 

anks and our present national and state banking system. Such 
system will require the local cooperation of groups of ten- 
it farmers as a means of strengthening the credit resources. 

111 other countries, these organizations have been called "peo- 
ple's banks." In the United States, unfortunately, they have 
been called "credit unions". But by whatever names they 
go, they have the possibilities of solving the problem of per- 
sonal credits by creating new sources of loans to the' deserv- 
ing farmer. The legislation in the several states to which reference 
has been made, is a substantial start  in the right direction, 

, but it does not go f a r  enough to solve the problem. A bank 
organized and capitalized to handle such loans with paper 
extending over a short term of years rather than a 
few months, and based upon the average length of life 
of the property securing the loans, would be a safe 
basis for credit, and there is no doubt that bonds issued against 
such loans by an  institution large enough in its plan of oper- 
ation to limit hazards, could be marketed. The possibilities 
of these banks are almost unlimited in scope. In  addition to 
-3kingloans to aid farm operations, their local branches 

uld own live stock to  be loaned or sold to  actual farmers. 
These banks could be given authority by legislation to ac- 
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cept second mortgage notes. The officers of these state banking 
issociations would have an opportunity to work in close coopera- 
tion with the Federal Land Bank authorities. The appraised i 

valuation of the government appraiser could be accept- ' 
ed, and the title that had been examined by attorneys of the 
Land Bank which holds the first lien under a deed of trust, 1 
could be relied upon in making these loans. There is no doubt tkn+ 
with this cooperation, the second morgtage notes incurred wol 
be an entirely sound financial risk. The terms of the loans of t 
Federal Land Bank are so easy to meet that the maker of thi 
notes would be able to pay the second mortgage notes as t h  
mature, for the first lien note, which is held by the Federal La 
Bank, is endorsed by the National Farm Loan Association, whic 
if the borrower sl~ould fail to meet his obligations, will promptly 
see to i t  that he disposes of his farm to some farmer who will 
'assume and meet the obligations. 

The writer finds from correspondence with hundreds o 
farm tenants that  "getting a start" is a serious problem. Fi 
nancial methods tha t  have been in operation have preventel; 
the tenant from getting through the promotion stage on I ' 
way to farm-ownership. The Federal Farm Loan Act, su 
plemented by some agency of the state government with 2 
thority to make short-term rural credits as  a means of p r o v ; ~  
ir,g initial capital to the farm tenant, would go far towar, 
solving the financial problems and overcoming the financia 
difficulties of the tenant farmer. Legislation will be require, 
to accomplish this result. With the progress that has a1 
ready been made in rural credit legislation in the severa 
states, i t  ought to be easy to secure supplemental legislatio. 
that  will accomplish this object. The establishment of rura 
credit banks, possessing these characteristics, should be earn 
estly urged in every state where farm tenantry becomes a prob 
lem. 

- - -  
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CHAPTER XXVIII. 

LAND SETTLEMENT POLICIES AND 
FARM TENANTRY. 

Organized effort to promote farm ownership iH not of re- 
I cent origin. But the different policies that have been adopted 

1 have not been equally successful in solving the problem for the 
landless man. One of the oldest, as well as one of the most ef- 
fective policies has been land settlement by private or public 

1 colonization. 
1 Land settlement by organized groups is known as land col- 
I onization. The term "land colonization" has been rather loose- 

! ly used in the literature of land economics. The term, for ex- 
ample, has been applied to land settlement by individuals who set- 
tled on land in a new region even when they have acquired 
homesteads individually. "Colonization," for purposes of this 
discussion is used to describe the land policy adopted for the 
settlement of new or only partially utilized land by groups or- 
ganized under some definite leadership. Colonization has taken 
two forms: (1) The one that is most familiar is known as "pri- 
vate colonization," which applies to those land settlement pol- 
icies where the enterprise is promoted by private owners of the 
land for personal profit. (2) "Public colonization" is the term 
used to describe the plan of land settlement where the land is 
publicly owned and the settlement is promoted by specific author- 
ity of law for the public good. 

Private Colonization. 

Private colonization schemes of land settlement have be- 
come a part of the land policy of most modern nations. The num- 
ber of these has increased rapidly in this country in recent 
years. Cooperative effort has become essential to uccessfu.l 
business enterprise in modern economic life. We have long rec- 

( ognized this in manufacturing and commerce. The increzsing 

I value of land, and the cost of preparing new land for cultivation, 
have made individual enterprise ineffective. It has become nec- 
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essary, therefore, to organize compznies and secure adequate 
' capital in the interest of private colonization of land. 

Private companies have not always had clearly in ~r,ir,cl a11 
of the factors that enter into the successful land enterprise of 
this kind. The best statement of the purposes of private col- 
onization is that  of Professor Richard T. Ely. "Private colon- 
ization," says he, "if successful, must accomplish three purposes : 
first, i t  must afford a reasonable profit to those who sell the lznA 
and undertake to finance the colonization scheme; second, i t  ml 
give the settler and his family an opportunity to work on t 
land, to gain a livilhood while working, to make a farm a 
acquire complete ownership of i t  in A reasonable time; and in t 
third place, each colony must advance the interests of soeie 
We have then, two private interests, that  of the seller and that 
the buyer of land, to be brought into harmony with the public 
interest ."I 

Private land colonization schemes have offered many pos- 
sibilities and temptations to dishonest dealings and quest 
able practices. "The ordinary settler," says Profesor Ely, 
not a man of great capital; he is honest, generally industri 
willing to work hard and long to have a farm of his own, 
frequently with the thought of handing i t  down to his chils 
as a main motive; but he is not gifted in the selectibn of I 
or of capital-equipment, e.g., cattle, seed, and tools. Especi 
is he apt n ~ t  to stand high in managerial capacity. If he we 
superior man in his economic gifts and economic training, 
would not be a settler in a new country."* The settler's 
pacity often makes him an easy victim of land sharks, who en- 
gage in exploiting men who are unfamiliar with soil types, farm 
conditions, and capital requirements to  operate successfully a 
farm in a new region. But i t  is possible to find many examples 
of successful private colonization of land. Some of these have 
contributed largely to the settlement of undeveloped regions 
and established home ownership on the basis of conditions that 
insured prosperity to those who entered into contracts for farm- 
steads. 
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lSee "Private Colonization of Land" in American Economic Review of September 1918, 
and re-printed as Bulletin No. 1 by the American Association for Agricultural Leg- 
islation, page 2. 

zlbid,  page 5. 
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It is aside from the purpose of this discussion to enter into 
descriptions of the many types of private colonization of land. 
T+ ~vill probably be sufficient to give one illustration of a type of 

1 settlement of recent origin that gives promise of reason- 
i 

! success. 
. 

Wisconsin Plan of Land Colonization. 
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A plan that has been worked out by one of the land econo- 
ts in the State of Wisconsin, has been advertised extensively 
:onnection with recent discussions of land settlement for 
iers. This plan assumes that existing land development com- 
ies and other owners and agencies will voluntarily ,submit t o  
era1 or state regulations; that they will be able and eager t o  
ride credit for deserving settlers; that  they will be glad 
nselves to organize supervising agencies to  assist these set- 
I, and that they will work out a clear system that  will meet 
needs of the situation. The plan contemplates a Federal or 
e supervisory commission that will promote and foster this 
ntary movement through the cooperation between the own- 
of large holdings of land and colonization organizations cre- 
for land settlement purposes. 
This plan, according to its advocates, will not involve any 
!r public expenditure except that of administration. It is 

based upon the belief that owners and prospective cultivators of 
land quickly enough get together, provided a basis of mutual con- 
fidence is established. It is expected that the Federal or state 
commission will be the agency for bringing together large land 
owners and the men seeking a farm home on a-basis of mutual 
interest and agreement. 

Under this plan, the Federal or state commission will have 
authority to require large land holders to register and tcr supply 
necessary information concerning their holdings. Uniform re- 
quirements will be imposed upon settlers as a means of protect- 
ing the equities of the land corporations or other land agencies 
from whom the land has been purchased. From the first, under 
this scheme, the settlers would be mutually aided and advised in 
the clearing of land and in the best method of its utilization. 
The land-holding company would provide its own experts, or, 
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under some arrangement with the proposed advisory commission, 
would have the services of state and county agents and agricul- 
tural college experts. The public supervision of this commission 
would inspire the confidence, not only of the would-be settlers, but 
also of the financial institutions whose function it  would be, under 
this scheme, to capitalize the companies and individual settler as 
we1l.l 

It is clearly the object of this plan to avoid the necessity 
of the state's assuming financial obligation as a direct aid to those 
who would acquire a farm home. In other words, i t  is an attempt 
to avoid the most obvious defects of the old type of land coloni- 
zation, and a t  the same time to relieve the state of any financial 
obligations in connection with land settlement. It is doubtful, 
however, if i t  would be possible to frame a law that would 
give the Federal or state commission sufficient authority 
to deal with the private and selfish interests of the land-holders 
who would seek to profit by such an enterprise. There is also the 
danger, under this plan, of lending the aid of the state to pri- 
vate colonization schemes that might result in victimizing the 
purchaser. Nevertheless, this plan suggests the possibility of 
legislation that would give closer supervision to all forms of pri- 
vate commercial agencies that have for their object the buying 
and selling of land. 

Public Colonization Policies. 

The settlement of the public lands in the United States has 
had a definite object, and our public land policy has been rather 
simple. The government has had for its purpose the multipli- 
cation of farm homes. Without regard to private gain, the land 
has been surveyed and donated to settlers on very reasonable 
conditions. The land settlement act of 1862 made 160 acres the 
land unit. To safeguard economic sufficiency, the law was made 
elastic enough to allow the ownership of multiples of this 
unit, where soil fertility and other conditions made this desir- 
able. This land policy was reasonably effective for a time in in- 

1For a brief explanation of this plan see Wisconsin Plan for Land Settlement in The 
Survey. Vol. 42,  No. 11 for Jan. 14, 1919. A more detailed description of this plan 
is found in the article referred to by Professor Ely. 
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creasing home ownership. The failure of our public land policy 
to accomplish fully the ultimate purpose of maintaining a proper 
ratio between ownership and tenancy, has been described in a 
previous connection. 

State Aid Policies of Land Settlement. 

The most radical and direct method of aiding the landless t o  
acquire farm homes is that of land colonization by direct aid of 
the state on the basis of business practices usually adopted by 
private land colonization schemes, but on more liberal terms and 
wit'n more definite benefits to the settler. This is not altogether 
a new device. Since the beginning of the century, Great Britain, 
Denmark, Norway, Sweden, Germany, Austria, Italy, Australia, 
and New Zealand, Brazil, Venezuela, and Uruguay, have adopted 
land settlement policies which have involved a t  least some of 
the aspects of direct state aid to the settler. 

Essential Features of These Policies. 

In almost all of these countries, the laws have incorporated 
certain general and essential features. These include small 
initial payments, organized construction for farm improvements, 
-including the improvements of highways, long-time payments 
for land and improvements, and provision for practical advice and 
expert supervision in conducting the farm enterprise. These 
features have become recognized universally as being essential 
to any plan of land colonization. 

State Aided Land Settlements in Foreign Countries. 

One naturally thinks of Ireland first in connection with land 
legislation. The struggle of the Irish peasant to secure the 
"Three F's"-fair rent, fixity of tenure, and free sale is fa- 
miliar to all students of land economics. The conflict between 
alien landlords and the tenant class, and the divergent interests 
that these classes represented, made state action necessary as  a 
means of securing real improvement in the rural situation of 
that country. 
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The Deasy Act of 1860 was the first attempt by legislation , 
to give the tenant the full advantages of free contract. But this I 

act proved to be illusory. A real start  in corrective effort was \ 
made by the Land Act of 1870. This act attempted to prevent 
the arbitrary eviction of the tenant by the landlord. But this 

Gladstone of the necessity for further legislation. "It is essen- 
tial," declared the report of this League, "to recognize the state of 

I act did not go fa r  enough. The Land League of Ireland convinced , 

things existing in Ireland and to acknowledge the co-ownership of 
the tenant with the landlord in a more complete manner than 
would the law of 1870." As a result of this report, the Act of 1881 
was passed, which has been called "The Magna Charta of the Irish I 

Peasant." This act secured for the tenant complete security as 
long as he lived up to the conditions of his contract and secured 
for the tenant a regular land charge. But the law did not pro- 
vide a means for determining a just principle on which the land 
charge could be based. There were other defects of the law that 
experience revealed. 

It was clearly evident that a more comprehensive and rad- 
ical form of legislation was demanded to meet the Irish land sit- 
uation. As early as  1869, an arrangement was made by which the 
state was to advance three-fourths of the purchase money to  . tenants on the Church estates. Over 6000 peasant proprietor- 
ships resulted from this arrangement. The land act of 1870 con- 
tained a provision providing for land purchase as did the act of 
1881, but none of these acts accomplished the results expected. 
Even when the tenant was provided with all but one-fourth 
of the purchase price, the capital outlay was more than the ten- 
ant could provide. The complicated methods of land transfer in 
Ireland also involved heavy expense which the tenant could not 
meet. I t  is clearly evident that a system of land registration was 
needed as  well as a method of state fina-ncial aid. The total.num- 
ber of proprietors created by these early experiments was only 
7,665. I t  is clearly evident that a more liberal measure of land I 

reform was necessary if the tenant was to receive very material 
assistance. 

The Ashbourne Act of 1885 was the product of early ex- 
perience in land reform legislation. A committee of the House 
of Lords had worked out a compromise program in 1882, that 
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provided for the loan of the entire purchase money to the ten- 
ant who desired to purchase a farm home. While there was a 
serious objection to this radical policy, the increasing sentiment 
for land nationalization resulted in the passage of the act. The 
Ashbourne Act provided a large fund from which loans were to 
be made, and placed the administration of the fund in the hands 
of a land commission. The yearly annuity paid by the pur- 
chaser for this loan was fixed a t  four per cent. Three per cent. 
of this was to be allocated to interest charges and the remainder 
was to be set aside as a sinking fund to pay off the principal. 
This plan secured complete ownership for the purchaser after 
payments of their annuity for forty-nine years. This act proved 
immediately successf u1.l 

A more comprehensive measure even than this was passed 
in 1891. This act provided for the issue of land stock to  be paid 
over to the landlords, which relieved the state somewhat of the 
financial burden. Subsequent acts have extended the principle 
nf state aid until now it  has become an established land policy in 

Nine million acres of land have been purchased by the 
British gevernment, subdivided into small farms and sold to 
tenants since 1903.2 "The actual result of the land purchase act 
in Ireland has been to create a country of peasant proprietors. 
By March 31, 1915, nearly 300,000 holdings had pased into the 
hands of their occupiers. . . . . . At the same time, an ad- 
ditional 100,000 holding of over three millions acres were in 
process of negotiation. Together these comprised more than 
three-fourths of the soil of the ~oun t ry . "~  

Previously to the outbreak of the great war the government of 
heat Britain had agreed to extend the Irish land settlement 

See Lionel Smith-Gordon and Lawrence C. Staples Rural Reconstruction in Ireland, Ch. 
3 p. 40. 

s;; Report of the Commision of land colonization and rural credits in the State of 
California (1916). p. 69. 

Smith-Gordon and Staples, Ibid, Ch. 2, p. 44. 
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policy to Scotland. Already much has been done in 
England to provide farms for tenants under the Small Hold- 

l 

ings Act of 1908. 

Denmark, as early as 1899, began by subdividing large es- 
tates and selling them to the Danish people as a means of pre- 
venting immigration that threatened the prosperity of the na- 
tion. Reports indicate that  this plan has proved very satisfac- 
tory. Germany also had in successful operation as early as 
1909 an effective system of state aid to tenant farmers. Thc 
land reforms of Australia have exerted a greater influepee in 
this country than those of Europe. The conditions in New Zea- 
land and Australia with reference to the problems of land uti" 
zation have been very similar to those in this country. As 
means of bringing about a more rapid development of unc 
cupied land, New Zealand adopted a system of issuing bonc 
selling these bonds in England and lending the money to farme 
for the purpose of buying land and making necessary improv 
ments on it. In the eight-year period from 1906-1914, the go 
ernment loaned $72,762,800.' The loans were made a t  four a1 
one-half per cent. and they run for periods varying from twen 
to thirty-six years. It is possible for the land purchaser to borrc 
as much as sixty per cent. of the value of the property on the 
basis of a first mortgage security. 

A similar land policy was inaugurated in the Australian 
states and has been in successful operation for a number of 
years. Between 1901-1904 the six Australian states purchased 
and subdivided 3,056,957 acres, for which $55,243,125 was paid, 
or about $18.00 per acre. In the five-year period from 1909- 
1904, these six states loaned to farmers $68,029,500 with which 
to make improvements and buy implements. This has been ac- 
complished without; increasing the burdens of taxation, as the 
interest paid by the farmer was greater than the interest paid by 
the state, and the farmers have succeeded in meeting payments of 
both principal and interest; which has resulted in profit to the 
State. 

lSee Report of the Commssion on Land Colonization and Rural Credits in California, p. 73. 
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The California Land Settlement Act. 

The success of state aided land settlement acts in the states 
of Australia and New Zealand, resulted in the passage in 1907 of 
a similar act in California. The first section of the act sets 
forth the justification for such a policy in the following words: 
"The legislature believes that land settlement is a problem of 
great importance to the welfare of all the people of the S.t;ate of 
California, and for that reason, through this particular act, en- 
deavors to improve the general economic and social conditions of 
agricultural settlers within the state, and of the people of the 
state in general." 

The Ad~lainistration of the Act. 

The administration of this act is placed in the hands of the 
State Land Settlement Board consisting of five members. Pro- 
fessor Elwood Mead has been the chairman of the board since 
the passage of the act. Much of the success that  has resulted 
from this legislation has been due to the intelligent administra- 
tion that has been given to the various provisions of the act by 
Prnfessor Mead and his associates. 

To finance the land setlement scheme an initial appropria- 
I of $250,000 was made and the Board, acting under authority 
aw, purchased 16,480 acres of land in Butte County. All 

~t 1000 acres of this is alluvial river bottom land and very 
!rtile. 

The first allotment to settlers was made in May 1918, fol- 
wed by a second in December. The first allotment included 
520 acres, which was divided into 53 farms, 44 of which were 
 ken. The average cash capital of these settlers was $3,000; 
leir average assets, including farm implements, live stock, 
3usehold furnishings, and other necessary equipment, amount- 
1 to about $7,000. 

At the same time 21 farm laborers' allotments were made 
of two acres each, the limit of area to this class of settlers. The 
average capital of these laborers was about $1,200. 

The Land Settlement Act specifically provided that purchase 
of land may be made by a single settler up to $15,000 in max- 
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imum value. The settler is required to pay only five per cent. of 
the purchase price of his land in cash; the balance, which is due 
to run in amortized payments for a term not exceeding forty 
years a t  five per cent. interest. In the agreement that the settler 
is required to sign, he obligates himself to cultivate the land in a 
manner approved by the State Land Settlement Board; to keep 
all buildings, fences, and other permanent improvements in good 
order and repair. His failure to live up to his obligation results 
in the forfeiture of all rights granted in the contract of purchase. 
The farm laborers are permitted to purchase their allotments on 
similar terms and conditions. 

The success of the enterprise thus fa r  may be traceable to 
certain general policies that the State Land Settlement Board 
has adopted with reference to the methods of conducting these 
farm enterprises. The Board has encouraged the use of pure 
bred live stock, and, as far  as possible, of a single breed in the in- 
terest of the uniformity in the process of production. For ex- 
ample, Holstein cattle and Duroc-Jersey hogs have been very 
generally selected for all farms. To insure superior types, pur- 
chase has been made through the Board. 

The Board has also advised the adoption of a system of 
genera1 rather than specialized farming with a view to encourag- 
ing the production of elemental food stuffs, with special 
regard to feed for necessary live stock. 

Through the aid of a regularly employed engineer, roads 
have been built, drainage ditches have been dug, and standard 
fencing has been adopted. Free assistance has also been ren- 
dered the settlers'in the way of well designed buildings. 

That the settler may have some way of measuring the suc- 
cess of the farm enterprise, the State Land Settlement Board has 
planned that each farm shall produce a t  least $3,000 worth of 
products each year. 

In a recent report, the following statement was made with 
reference to the transformation that is taking place in the sec- 
tion occupied by one of these colonies: 

"When this property was purchased, no land- 
owner had lived on it  for twenty years. I t  was farmed 
by tenants and hired labor. Today 120 families live 
in their own homes and till their own fields, and in 
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these homes there are over 200 children. The selling 
price of land has been increased, not only within the 
boundaries of the settlement, but around it. It has 
increased the revenue from taxes, increased the busi- 
ness of the surrounding towns, added to the political 
and social strength of the state, has added to the aspi- 
rations, the comfort and happiness of every family. 
This has been done without any cost to the taxpayers 
of the state. I t  encourages those who believe in an en- 
larged use of the state as an instrument of direct ser- 
vice in those things that affect the general welfare."l 

Conclusion. 

A land settlement policy based upon direct state aid seems 
certain to gain popularity and to be widely adopted in many of 
our states, especially in the South and West. This plan offers 
the quickest and most satisfactory means of increasing farm 
ownership and decreasing farm tenantry. The California plan 
has not been in operation sufficiently long to justify fully all 
the claims that have been made for i t  by its most ardent advo- 
cates, but i t  is reasonably certain that with minor amendments 
that may become necessary as a result of experience, the Act 
urill become sufficiently elastic to meet the requirements of the 
situation. The State of Texas has already made an attempt to  
secure constitutional authority for a similar act, but due to po- 

, litical conditions that were in no way related to the intrinsic ' merits of the proposition, the constitutional amendment was de- 
1 feated by the people. It is certain, however, that  this question 

will again be resubmitted, in the form of a constitutional amend- 
ment to the people for consideration, and it  is very likely that the 
amendment will be adopted. Political leaders in other states have 
manifested an interest in the California plan, and it  is be- 
lieved that within the next four or five years legislation will 
be enacted that will extend the principle of state aid 
to landless men for the purchase of homes. 

It should be observed that supplementary legislation will 

1 also be necessary to make this policy, when adopted, more ef- 
ctive. In the following chapter, attention will be called to 
her defects in our land policies that should also receive atten- 
In as a means of making this type of legislation more effective. 

lProgress under the Land Settlement Act of the State of California published by the 
State Land Settlement on the authority of the Board, May 30, 1919, page 22. 



CHAPTER XXIX. 

OTHER LAND REFORMS RELATING TO 
FARM TENANTRY. 

This discussion would be incomplete without a brief refer- 
ence to  three other factors that enter into the solution of the 
farm tenantry problem. Incidental reference has been made to  
them in other connections, but their importance requires a more 
direct comment. The three factors are: (1) Specula- 
tion in land values; (2) our obsolete and complicated 
land transfer system; and (3) property rights of the tenant 
farmer in connection with his farni lease. The influence of these 
factors upon farm ownership is well known to every student of 
land economic problems. 

Speculation in Land Values. 

Every one is familiar with the present evils of unregulated 
land sales. In the preceding chapter, reference was made to land 
speculation on the part of private colonization companies. I t  is 
a matter of common knowledge that land companies and indi- 
vidual real estate agents in almost every community prey upon 
the credulity of the landless man and capitalize his sentimental 
attachments for his own home by stimulating land values to the 
point of absurd inflation. 

It would be unfair, of course, not to recognize that there are 
colonization companies and other real estate agencies that have, 
by honest dealings and community pride, contributed to the pub- 
lic welfare. Every one familiar with land settlement in unde- 
veloped areas of our country knows of real estate agents who 
have brought to  the attention of the general public a knowledge 
of the possibilities of the section in which they are interested, 
and not only have they rendered aid to landless men in other sec- 
tions, but they have been responsible for many improvements 
that have made every new country prosperous. But our un- 
developed land resources in the past have offered unusual temp- 
tations to a class of land sharks. It has been easy in many cases 
for dishonest men to exploit sections of the country that offered 
unusual possibilities and large returns for individual effort. In 

374 
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many cases, the actual settler, seeing the opportunity of exploita- 
tion, has himself become a land speculator. Me no sooner acquires 
ownership than he begins to think of selling his farm a t  a large 
profit. It is not unusual to see capital diverted from the normal 
processes of the industrial and commercial channels to  land 
speculation. When land is changing hands repeatedly, the cap- 
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italist can readily see that greater profit will accrue from his 
investments in land than is ordinarily derived from returns on 
capital invested in commercial or industrial enterprise. As a re- 
sult of this process, we find the professional land agent trans- 
mitting the spirit of speculation to the capitalist and even to the 
man who normally should settle down to home ownership. 

What is the result of this situation? In the first place, i t  
-- -'-es impossible any pride whatever in home ownership. To 

man who purchases a farm home under the stimulus and 
ptation of large profits and repeated sales, there is no senti- 
tal attachment possible for the farm home. In the second 
e, a relatively small amount of our agricultural land that  
lges hands is due to the desire of the purchaser to utilize i t  
productive purposes. The selling price of agricultural lands 
trely determined by its possibilities for productive returns. 
he third place, the result is that a farm tenant who seeks 
purchase of the land for a farm home, finds that the prevail- 

ing prices are so high as to require a capital investment beyond 
his ability to finance. And the possibilities of productive returns 
on his labor are relatively so small as to make it hopeless for him 

cpect to pay the land obligations off in any reasonable time. 
"Lenders of money on farm lands," says Herbert Quick, 
Te long since learned that i t  is not safe to  lend on some of our 

rrns even half their market price. They recognize the fact 
a t  on these high-priced lands such a loan, while not large 
ough to be unsafe in case of foreclosure, is so large that  the 

,,yrnent of the interest is so heavy a load on the farmer that  it 
tends to make foreclosures an unpleasant probability. Not one 
farmer in a hundred can buy these lands and pay for them out of 
their produce; and many of the sales are made to buyers who 
feel that while farming them under such a heavy overhead may 
be a losing business, the holding of them for the increase in 
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value will in all probability enable the buyer to recoup his losses 
out of some later-coming victim."l 

Something should be done to adjust land values to prorluctive 
rates per unit area. The creation by law of a State Land Com- 
mission in the several commonwealths of the United States to  
deal with this situation seems an esential step in the accom- 
plishment of this purpose. The laws creating this commission 
should require all land-selling agencies to register and report on 1 
the sales of all real estate transactions. This commission should 
have jurisdiction over all disputes relating to misrepresentations 
in the sale of land and i t  should have power to adjudicate these 
matters. This commission should be charged with the duty of 
encouraging soil surveys, and land values should be based upon 
actual data relating to soil types and remunerative returns re- 
sulting from reasonable cultivation. 

It should be made the duty of the State Land Commission 
also to act as a farm tenant's court for the purpose of adjusting 
rental charges on some equitable basis of production. Specula- 
tion in land values has seriously influenced the amount of rent 
that  tenants have been required to pay. The land owner bases 
rent charges on speculative land value rather than productive 
value. This is obviously unsound in principle and unfair to the 
tenant. This situation explains the tenant farmer's inability 
in many cases to acquire an argicultural income in excess of his 
labor income. It would be a far-reaching reform if a system of 
this kind could be worked out so that the tenant would be re- 
quired to pay on what he is able to produce on a basis of reason- 
able productive effort, rather than on what he can be made to pay. 

No argument is being made here, even by implication, for 
eliminating private land agencies from our economic system. 
Some have advocated the taking over entirely the di- 
rection of land settlement and providing state agencies for 
land transfer. But this does not seem likely or desirable. "The 
methods of dealers," says Herbert Quick," in farm lands, may, . 
as a rule, be bad, but for all that  they will under any conceivable 
circumstances, settle ten families on the land where the govern- 

- 

ments, state and national, will settle one. They have the land; 

1"From War to Peace" (1919) Ch. 8, p 69. 
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and they possess the organizations, the system, and the skill 
requisite to make their operations successful in colonization, and 
in these sporadic sales which cannot properly be called by a name 

i which connotes larger and more systematic dealings. The p ~ i -  
vate companies will continue to do business; the only manner in 

' which their doings can be affected is by inducing or compelling 
.anges in their methods."l The problem, therefore, seems to 
I one of regulation rather than elimination. TO those who 
~ject to a State Land Commission for the regulation of 
!~cl sales, on the grounds that i t  interferes with the freedurn of 
ntract, are reminded of the fact that laws have been 
,ssed to protect the public against "wildcat" ba~lr ing ; ''blue 
y" laws have been passed to protect the innocent purchasers 
om stock in "wildcat" companies and to restrict the organi- 
tion of fake companies of all kinds. It seems equally justifi- 

. aule to pass laws regulating the more insidious and harmful 
acvities of dishonest real estate agents who are continually sell- 

/ ing spurious farms to innocent purchasers. 

I Land Transfer Reform. 

I Farm ownership has no doubt been somewhat retarded by 
. our antequated and complicated system of land transfer. Great 
I expense is often involved in the transfer of land under our sys- 

tem. Proving title to land often involves litigation. It is fre- 
, quently difficult to secure a clear title to land. If a particular ' tract of land has been transferred many times, especially if a 
,! number of years intervene between the several transfers, no one 

can be sure of his title. Court records are full of illustrations 
showing that innocent persons have lost land that was bought 

" in good faith, through defective titles under our present system. 
That this system has proved a discouragement to many ten- 

) ants who otherwise might have purchased farm homes is well 
known to everyone familiar with the situation. 

The Torrens system of land transfer has been proposed as a 
remedy for this situation. This system provides that any land 
owner may take his evidence of title to the land record office and 

- 
. Cit. ,  Ch. 12, p. 96. 
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upon proving his title to the satisfaction of the record clerk, who 
represents the state, may have his land registered in his name as 
owner, and may be issued a certificate to that effect. This cer- 
tificate gives him an indefeasible title, and if he wishes to sell, 
it is not necessary for him to trace his title beyond the one reg- 
istration in the record office. This one feature alone is a great 
improvement over our abstract system where a comfilete chain 
of titles is required. The government guarantees the title. In 
case of a sale, a memorandum of transfer is made, and this, with 
the certificate, is taken to the record office. The transfer is then 
entered upon the records and upon the certificates, and the trans- 
fer is complete. It is the registration that transfers the title- 
not the filing of the memorandum of transfer or the securing 
of the ~ertificate.~ 

The Torrens system originated in Australia and has since 
been adopted in Manitoba, British Columbia, Ontraio, and a few 
of our American  state^.^ The system was adopted in North 
Carolina in 1913. In general, the law provides that any person 
in peaceable possession of land may commence suit in the county 
in which the land lies to have the title to the land registered. The 
cost of registering title varies considerably. The fixed charges 
are one-tenth of one per cent. of the assesssed valuation of the 
land for taxes, which is to be paid into the State Assurance Fund. 
Other fixed charges are allowed for the registration of titles ; 
the issuing of certificates. 

and 

There is urgent need of simplifying our land transfer sys- 
tem. It may not be practicable to adopt the Torrens system in 
the United States without modification. But a system of land 

. registration that will reduce the cost and simplify the prozess 
of transfer, while a t  the same time giving security to the pur- 
chaser, is necessary if home ownership is to be made easier for 
the tenant. It is reasonably certain that our cumbersome system 
will give way before many years to some method of land trans- 
fer that will accomplish this object. 

LSee the "Encyclopedia o f  Social Reform" under topic of "Land Transfer." Also see the 
"Torrens System." 

2See Bomberger's "The  Torrens Sys tem o f  Land Title Registration," a brief history of the 
Torrens System and the results obtained by the system in countries where i t  has been 
adopted. 
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ecegnitions of the Property Rights of the Tenant Farmer. 

Another matter that has deserved earlier recognition is 
; of the property rights of the tenant farmer. At common 
a tenant had no right to compensation for any permanent im- 
~ernents that he made upon the land durilig his tenancy. An- 
!r common law rule provides that whatever is fixed to the soil 
; with the soil. Under this rule, agricultural fixtures pro- 
id by a tenant become the absolute property of the landlord, 
the tenant could not remove them either during his tenancy 
t the time of its termination. This common law principle has 

,,,,1 responsible for many evils connected with our farm tenantry 
situation. It is not surprising that little improvement and re- 
pairs have been made by tenants upon the land that  they cul- 
tivate. 

The Agricultural holdings Acts of 1883, 1900, and 1906, the 
Tenant's Compensation Act of 1890, and the Market Gardener's 
Compensation Act of 1895, and the consolidation also of these 
acts into the Agricultural Holdings Act of 1908, are designed, 
primarily, to reform the common law doctrine by securing to the 
tenant farmers their property rights in connection with the land 
that they cultivate. 

The Agricultural Holdings Act of 1908, provides that  a t  the 
termination of a tenancy, the tenant may obtain "from the land- 
lord as compensation under this act for the improvement, such 
sum as fairly represents the value of the improvement to  an in- 
coming tenant." The act arranges these unexhausted improve- 
ments under three classifications or schedules. Under the first 
classification are grouped buildings and other permanent im- 
provements. Number two relates to drainage, and number 
three includes such items as soil improvement and other less 
tangible improvements. The law provides proper safeguards for 
the land owner by requirnig the tenant to secure the written 

;ent of the landlord before improvements are made. How- 
*, this is not required in all cases? 

con: 
, eve1 

While this comprehensive legislation in England has proved 

son's: Agriczcltural Holdings and Tenant Right Valuation,  Part I ,  ps. 6-17. 
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very satisfactory and helpful, i t  has exerted very little influel 
on our American farm tenantry situation. Our common I 
states have persisted in following the earlier English doctr 
that totally ignores the property rights of the farm tenant. 'I 
results of this unwise policy can be seen on practically evl 
tenant farm in this country. The tenant has declined to expt 
his funds or his efforts in providing permanent improvements 2 

in building up the soil when the length of his tenure is uncert 
and when there is no possibility of securing any compensation 
the improvements that he makes. If farm tenantry is to be 

' cepted as the prevailing method of land cultivation, i t  behoo 
the farm owner, as a means of protection, to encourage 1 
islation that will safeguard the property rights of the ten,,,, 
farmer. In no other way can rural betterment be accomplished 
while tenant farming is the prevailing type. 1 

ain 
for , 
ac- -. - 

ves ' 
eg- 
ont  

Land speculation, our obsolete system of land transfer, and 
our indifference to the property rights of tenant farmers have 
each played its part  in creating the problems of farm ten- 
antry. Collectively, these three handicaps to farm ownership 
have been sufficient to go fa r  toward accounting for the rapid I 
increase in tenantry in many sections of our country. The rec- I 

ognition of these influences should be our justification for re- 
form in these particulars. Legal remedies are a t  hand to pre- I 
vent land speculation, to simplify our complicated land trans- - 
fer system, and to safeguard the property rights of the tenant 
farmers. It is only necessary for us to apply them to the actual 
situation. It is inconceivable that our state commonwealths will 
long delay the passage of remedial measures for the accom- I 

plishment of these important ends. 
I 



CHAPTER XXX. 

SUMMARY AND CONCLUSION. 

A11 the great civilizations of the past have been based upon 
rivate property in land. But this system has, in most cases, 
2sulted in private monopoly, which goes far  in explaining the in- 
lualities in wealth, which have also characterized the civiliza- 
ons of the past and the present. The land reform movement 
lat had its origin in the last quarter of the eighteenth century, 

grew out of the social and economic consequences of the in- 
r 

palities produced by private monopolization of land. Land re- 
rmers have emphasized this aspect of the problem a t  different 
mes, but, generally speaking, the land reform movement has 
ad one of two objects in view: (I) either to  improve the living 
~nditions, or (2) to secure economic justice for the farm popula- 
on. 

Private monopoly in land and the inequalities that  accom-- 
rny it, largely explain the problem of farm tenantry as i t  ex- ' ts today. At least the immediate causes of farm tenantry have 

been conditioned by the unequal bargaining power between land 
) owners and land cultivators. An attempt has been made in 

Part I1 of this book to trace the evolution of the farm tenantry ' class, and to appraise some of the economic causes that have been 
responsible for it. The social and economic effects of a land ten- 
ure policy based upon farm tenantry, have been analyzed for 
" ~ e  purpose of indicating the influence of farm tenantry upon 

:ricultural production and standards of living in rural com- 

! unities. In the fourth division of this book an effort has been 
ade to outline a program for increasing the opportunities of 
rm ownership and to appraise the relative merits of some of 
e experiments that are already being tried to accomplish this 

. irpose. 
It seems desirable, before concluding this study, to sum- 

marize briefly the anaIyses and conclusions that have been pre- 
sented in the preceding chapters of this volume. 

-1- 

Farm tenantry as i t  exists today is essentially a feudal 
product. The transition from tribal to feudal organiza- 
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tion was accomplished by gradations in property rights , 

based on land and represented by the obligatory rendition of ser- 1 
vices or the payment of rentals in money or in kind. This sys- 
tem marked a great advance over the primitive allodial form 
of property, but i t  placed political power in the' hands of a rela- 
tively sm~,ll  class that has been able largely to secure the pass- 
age of legislation in its own interests and to direct social policies 
in its own behalf. The feudal organization reflected for a long 
time many tribal survivals, but i t  was constantly undergoing 
modifications through the effects of changing social and polit- 
ical influences. The right to alienate land, for example, was ac- 
quired step by step and with great difficulty. The processes of 
alienation were made as difficult as possible a t  first, and, in 
fact, land transfer today reflects some of the early antagonisms 

I 
- to change in ownership. As group interests gave way to individ- 
ual interests, i t  became increasingly easy to incorporate a policy 
t ~ f  alienation into the land system of England. Feudal organiza- 
tion went through a slow process of disintegration, but a t  cer- 
tain periods the process was accelerated by war, disease, and 
famine. 

War and disease are influences that  always produce a labor 
shortage. These conditions have compelled the landlords from 
time to time to make concessions to the farm population or to 
modify their agricultural policies. Such a concession to farm 
labor resulted in the stock-lease system, which marked the tran- 
sition from feudal to modern farm tenantry, and secured grester 
freedom of movement to the farm population. Changes in ag- 
ricultural policies resulted in the system of enclosures, whereby 
large areas were converted into sheep farms in charge of a few 
shepherds. The leasing system marked an important step in the 
improvement of the economic status of the farm population of 
England. The system of enclosures, however, on the whole, 
proved detrimental. The agrarian problems of the eighteenth 

t 

and nineteenth centuries in England were largely the result of 
this policy. I! 

The modern land reform movement had its origin in an ef- " 

fort  to resist the processes of enclosures. Subsequentlj~, an I 
effort was made to formulate a program for improving the living I 

I 
conditions of the farm population. The pioneers in this move- i 

I 
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lent were Thomas Spence (1750-1814), William Ogilvie (1736- 
313, and, to a less extent, Thomas Paine (1737-1809). Spence 
nd Ogilvie were deeply impressed with the  effects of enclosures 

on the farm population, both contending that  the earth and the 
fullness thereof were the original, common property of man- 
kind, and that every child born into this world has an inalienable 

h t  to share equally in this common inheritance. 

sub 
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Spence outlines his doctrine in an address before the New 
ltle Philosophical Society, delivered on November 8, 1775, his 
ject being "The Real Rights of Man." William Ogilvie pre- 
tecl his v i e w  on land reform in his essay on "The Rights of 
 pert?^ in Land" (1781). His critical views are much more 
olarly, and his reform proposals are mucli more constructive 
n those of Spence. Ogiivie's proposal for dealing with the 
m tenantry problem deserves to be quoted as i t  represents 
first contribution to the subject, and indicates the thoughtful 
sideration he had given to this problem: 

"Many schemes of innovation may be thought of, 
which, without amounting to a complete change, or the  
establishment of the best system of property in land, 
might yet recommend themselves to the attention of 
absolute monarchs, as being more suddenly, and there- 
fore more safely, to be carried into execution, than 
any total reforniation can be, and productive of very 

,beneficial effects, though not of the best. 
"Such as 1st. To fix the rent of every farm for- 

ever, and limit the duration of all leases to a single - 
life of the tenant; that  is, to convert leases into bene- 
ficiaries. 

"Zndly. To make the duration of every lease per- 
petual, so long as  the tenant may choose to make an ad- 
dition of one-twelfth, or some other just proportioil 
of the present rent, a t  the end of every thirty years. 

"3rdly. To make the duration of every lease per- 
petual, reserving to the landlord a stated proportion 
of the annual produce, suppose one-fifth, to be paid in 
the staple commodity of the country ; the amount of this 
produce to be ascertained by a jury, once in thirty 
years, if the landlord require it, or in twenty, if the 
tenant chooses. 

"4thly. To convert all farms into freeholds, with a 
reservation of the present rent to the landlord, trans- 
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ferring a t  the same time all land taxes and all public 
burdens whatever, with all their future augmentations 
from the landlord, to the new freeholders, formerly his 
tenants. 

"5thly. To establish a sort of jubilee, with regard 
to property in land, by enacting, that a t  the expiration 
of fifty years after the last purchase of an estate in 
land, every farm shall become freehold in the hands 
of the farmer, with the reservation of the average rent 
of the last seven years to the landlord." 

These proposals, in some of their aspects, appear very 
ancient, in others very modern. The time element seems too 

)ng to us today. They seem to ignore the effects of changing 
~nditions. But we need to recall that charges came more slo~v- 

ly' in the days of Ogilvie. But his proposals for fixing the land- 
rd's rent and safeguarding the tenant's rights are pertinent 
)day. 

Thomas Paine's "Agrarian Justice" reflects the influence 
of the French Revolution. His argument may be partially illus- 
trated by the following quotation: 

"There could be no such thing as land property 
originally. Man did not make th2 earth, anst, thougll he 
had a natural right to occupy it, he had no right to locate 
as  his property in perpetuity any part of i t ;  neither did 
the Creator of the earth open a land-office, from whence 
the first title-deeds should issue. - - - - From whence 
then arose the idea of landed property? I a.rlsT,ver as 
before, that when cultivation began, the idea of land- 
ed property began with i t ;  from the impossibility of 
separating the improvement made by cultivation from 
the earth itself upon which that improvement was made. 
The value of the improvement so fa r  exceeded the value 
of the natural earth, a t  that time, as to  absorb i t ;  till, in 
the end, the common right of all became confounded into 
the cultivated rights of the individual. But they are 
nevertheless distinct species of rights, and will continu3 
to be so as long as  the world endures." 

Most of the early land reformers held Paine's view that 
land was the common property of mankind. But no other writer 
has presented quite so clearly the origin of private property in 
land. 
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The economists of the latter years of the eighteenth and the 
early years of the nineteenth century, were familiar with the 
agrarian prob1em.s of their respective time, and most of them de- 
voted some attention to the social as  well as the economic aspects 
of agriculture. The Physiocratic school of economists in France 
founded its system of economics on agricultural production, and 
several of the members of this school incidentally discussed the 
social aspects of the agricultural situation in France. Adam Smith 
devoted considerable space to the discussion of the economic in- 
fluences of land tenure, and he emphasized more than any other 
economist previous to John Stuart Mill the effects of the land 
tenure policy of England on the social life of the agricultural 
worker. All of the economists of the classical school regard the 
theory of farm rent as an appropriate topic for economic discus- 
sion. Ricardo's most permanent contribution to economic doctrine 
is his theory of rent, and most of the economists of recent times 
have agreed essentially with his views on this subject. 

John Stuart Mill, who wrote about the middle of the nine- 
teenth century, made the largest contribution of any of the econo- 
mists to the social and economic aspects of farm tenantry. Mill's 
views on the nature of property were largely determined by his 
knowledge of the inequalities in the land tenure policy of Eng- 
land. The earlier classical economists were influenced by the 
landlord's view point in their discussions of agricultural produc- 
tion. Mill approached this topic from the view point of the 
tena,ntry class. His analysis of the farm tenantry situation, its 
economic effects, and his constructive proposals were, therefore, 
more in harmony with our modern conceptions of social justice 
than were those of his predecessors. 

I1 
It is rather surprising that in the formulation and develop- 

ment of our land policies in the United States, we profited so lit- 
tle from a knowledge of the effects that the English land tenure 
system had produced. It is even more surprising that we began 
by attempting to transplant the manorial system that had already 
begun to become decadent in England. 

Fortunately, the vast extent of our public domain and 
the differences in physiographical conditions made it  impossible 
to apply the land policy of England to America. Nevertheless, 
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the adoption of the English common law in most of our states had 
an important bearing on our land system. The legal system of 
England a t  the time of our colonial settlement reflected many of 
the policies of the manorial organization. I t  was inevitable that 
the adoption of the English common law as the basis of our legal 
system would produce similar effects to those produced in Eng- 
land. The English common law was formulated in the interest of 
property owners, especially landed proprietors. This system plac- 
ed the landless man a t  a disadvantage. The modification of the 
common law by statute has come very slowly in this country. 
While the effort to transplant the manorial system in this coun- 
try largely failed, except in those sections where the large plan- 
tations were developed, the adoption of the legal system of Eng- 
land has resulted in economic handicaps to the tenant farmer. 

The farm tenant's opportunities for purchasing a farm home 
have been rapidly decreasing as a result of the following condi- 
tions : 

1. Inadequate labor income. The farm tenant's labor in- 
come has generally been inadequate to supply his needs for main- 
taining a normal standard of living and to enable him to save a 
sufficient sum to apply on the purchase of a farm home. The ten- 
ant's labor income varies greatly with the type of crop production, 
acreage under cultivation, and the amount of his capital invest- 
ment. But the data obtained from the numerous surveys that 
have been made of the labor income of farm tenants, all point to 
the fact that the tenant's capital investment is usually too small 
to leave a margin of profits that may be utilized in making a first 
payment of reasonable proportions on the purchase of a farm 
home. 

2.  Speculation in land values. Owing to speculation in land 
values, the tenant farmer depending solely on his labor income 
has found it  impossible to pay for a farm home without jeopar- 
dizing his economic independence. With the increase of land 
monopolization by individuals or corporations who have invested 
surplus earnings from commercial and industrial enterprises, the 
farm tenant has found himself a t  an increasing disadvantage. 
The rapidly increasing prices of farm lands has called for an in- 
creasing capital outlay to finance a farm home. This has made 
it  increasingly difficult for the farm tenant to buy a farm of 
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1 his own with the reasonable expectation of earning a sufficient 
I 

I sum to pay off his obligations as  they become due, and a t  the 
I same time to provide the necessary capital for farm improve- 

ments. 

3. Farm Credits. The tenant's ability to acquire a farm * 

depends not only on the rate of income, but also upon the condi- 
tions under which he secures credit for his farm operations. It 
is entirely possible that a farm tenant's labor income may yield 
a substantial surplus over and above his domestic expenses, and 
still it may be absorbed in excessive rates of interest and credit 
prices. This is exactly what has happened in every section where 1 farm tenantry has become a problem. The farm tenant has usual- 
ly been compelled to pay excessive rates of interest on his invest- 
ed capital and unreasonable credit prices for his house-hold ex- 
penses. This has probably been the most discouraging aspect 
connected with tenant farm operations. All the investigations 
that have been made of this subject, show that no legitimate 
business could succeed and pay the rates of interest that have 
been charged to the tenant farmer. 

The hazards connected with agricultural production, and the 
economic conditions that have been described, have made the 
tenant farmer a poor financial risk. This is the explanation that  
has been offered as to why he has been compelled to pay excessive 
rates of interest a t  the bank or exorbitant prices a t  the credit 

I 
store for the money and supplies with which to conduct the farm 
enterprise while engaged in producing a crop. But whatever be 
the explanation, i t  is not surprising, in view of these conditions, 
that tenancy in the United States has rapidly increased. But 
still, the increase in the percentage of farm tenantry is not the 
most disconcerting aspect of the situation. The social and eco- 
nomic consequences that have resulted from the discourage- 
ments to the farm population present the most serious aspect con- 
nected with this problem. The increasing hopelessness of acquir- 
ing a farm home on the part of the tenant, has resulted in tran- 1 eiency, thriftlessness, and inefficiency. It is these effects that 
are causing deep concern on the part of those who realize that  
the nation's prosperity rest fundamentally upon a sound system 
of rural economy. 
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While the causes of farm tenantry are essentially economic, 
the effects are largely social. Any land policy that tends to de- 
story the economic enterprise of producers, will ultimately impair 
the nation's vitality, decrease the average of intelligence, and pre- 
vent the dissemination of the highest political and social ideals. 
Our land tenure policy bears a vital relationship to the Nation's 
welfare, and i t  is necessary for us to associate it in our thinking 
with our national prosperity. It is well known that 
illness and disease affect the nation's vitality and efficiency. 
In those sections of the country where farm tenantry is most 
extensively practiced, the extent of illness is usually found to be 
abnormal and the energies of the people are relatively low. The 
thriftlessness and inefficiency that we hear so much about in 
connection with farm tenantry are largely to be explained by the 
discouragements that such a system produces. 

The standards of living, the intellectual and religious inter- 
ests that are manifested, and the degree of social consciousness 
that a community reflects are all largely determined by the sys- 
tem of land tenure that prevails. Wherever farm tenantry pre- 
dominates over ownership, the houses occupied are generaIly 
found to be less commodious, constructed of poorer material, more 
inconveniently arranged, equipped with fewer conveniences, and, 
less attractive in appearance than the homes occupied by farm 1 

owners living in the same community. Similar differences exist 
with reference to family budgets. Farm tenantry is definitely 
associated with indifference to church and Sunday School attend- 
ance, recreational advantages, and interest in community welfare. 
There are relatively fewer papers and magazines read by tenant 
farmers as a class than are read by farm owners, and those that 1 
are read by farm tenants are usually inferior in quality to those 
read by farm owners. As a general thing, farm tenants reflect , 
more prejudice in political action than farm owners, and they 
may be said to be more class conscious. There is little or no 
community pride in a community where farm tenantry predomi- 
nates, and it  is almost impossible to promote organization for 
community betterment. 

The standards of community welfare can be measured with 



a fair degree of accuracy by approximating the relative number 
of home 07.vners and farm tenants in a community. This gen- 
eralization approximates the accuracy of a social law when the 
community consists predominantly of share tenants on the farms 
of absentee landlords. 

i IV. 

If this diagnosis of the social consequences of farm tenantry 
is approximately correct it is of fundamental importance 
to formulate a constructive program for the solution of this prob- 
lem, and social agencies need to be devised for making such a pro- 
gram effective. The rent reform movement in other countries, 
to which reference has beeh made, should prove helpful in form- 
ulating a reform policy for this country. In fact, we have al- 
ready profited, to some extent, by the experiences of other coun- 
ties. In the passage of the Farm Loan Act, intelligent use was 
made of rural credit legislation in European countries. The 
state of California in its system of extending state aid for the 
purchase of farm homes, made intelligent use of similar policies 
in Australia and other countries. It is possible to secure many 
other helpful suggestions from foreign sources with reference 
to legislation relating to farm tenantry in this country. 

I The solution of the farm tenantry problem consists in de- 
vising methods for encouraging and assisting farm tenants to  

I purchase farm homes and in securing social justice in negotia- 
tions with landlords. The following may be said to be essential I features in securing this object: 

1. Compensation for Improvements. It is surprising that  
we have been so slow in recognizing the tenant's right in regard 
to improvements made upon the farm that he cultivates. Under 
the common law policy that still prevails in this country, the ten- 
ant has no right to compensation for any unexhausted improve- 
ments that he may make on the land. England modified the com- 
mon law with reference to this matter some time ago. The Agri- , 

1 cultural Holdings Acts (1908-14) embody the important modifica- / tion of the common law doctrine. Under the provisions of these 
acts, compensation for (1) unexhausted improvements, (2) un- 
reasonable disturbance, (3) damage to growing crops, (4) condi- 
tions relating to fixtures and their removal are provided for. 
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One of the chief complaints that the landlord makes against I 
his farm tenants is that no effort is made to improve the prem- 
ises. He forgets that the tenant has had no incentive to make 
improvements on the farm lands he cultivates. I t  is unreason- 
able to expect farm tenants to make permanent improvements 
011 the farmstead or to do very much in improving the soil, ter- 
racing the land, or building fences when he knows that he will get 
no compensation when he leaves the place. I t  seems 
therefore, to be reasonably obvious that it is in the interest boih 
of the tenant and landlord to follow English precedent and modify 

' I t he  common law practice in this country by providing for r~in-  
bursement of tenants by landlords for improvements made upon 
lands they have leased. The interest of the landlord, of cotuse, 
should be protected by a provision in the lease contract that his 
consent in writing should be secured before the improvements are 
made. But the unexhausted value of the improvement that re- 
mains a t  the expiration of the contract should be paid 
for by the owner. It seems that this is the first important step 
to be taken in the adjustment of the rights and duties of farm 
tenants in relation to their landlords. 

2. Taxation of Land Value as  an Encouragement to Home 
Ownership. The taxation of land values has been proposed as one 
of the methods of discouraging large land holdings and increae- 
ing the opportunities of farm tenants to acquire ownership in 
land. This proposal has taken two forms, viz., the single tax and 
the graduated land tax. It is difficult to see that the applica- 
tion of the single tax would have much influence on farm tenant- 
ry. Application of the principle of the graduated land tax offers 
more promise of contributing to the discouragement of large 
land holdings and the breaking up of large estates into small 

1 
individual holdings. However, in Australasia, where the grad- 
uated land tax has been in operation for a number of years, it does 
not appear that i t  has had a decided effect in accom- 
plishing this purpose. It is found that the graduated land 
tax principle is difficult to apply. I t  is hard to determine a rate 1 
of taxation that will discourage the holding of large estates with- 
out resulting in confiscation. However, in those sections of 1 
this country where agricultural lands in large areas are being i 
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withheld from productive use for speculative purposes, the senti- 
ment favorable to the graduated land tax is growing. 

3. Rural credit. The greatest progress in solving the farm 
tenantry problem has been made through legislation relating to  

, rural credit. Many of the states have legalized rural credit unions 
and provided other means for increasing credit facilities through 
rural cooperative agencies. This movement culminated in the 
passage of the Federal Farm Loan Act, which has not only in- 
creased the credit facilities, but by providing for another credit 
agency, it has established credit agencies to  compete for busi- 

I ness on the basis of a new principle of credit. The effects have 
1 already become quite noticeable. But the problem of the credit 

needs of farmers has not been solved. The difference between 
I the credit needs of commercial enterprises and agricultural enter- 

prises has not been sufficiently understood. The farmer needs 
short-term credit, middle-term or intermediate credit, and Zong- 
term credit. Short-term credit is required to provide a working 
capital for a single crop. Middle-term or intermediate credit is 
needed to provide capital for the purchase of the more permanent 
forms of farm machinery and equipment. And long-term cred- 
it is required to  finance the purchase of land. 

The Federal Farm Loan Act has partially solved the finan- 
cial problem connected with the purchase of the farm home. But 
it does not completely solve it. The Federal Farm Loan Act per- 
mits a loan to be made of only fifty per cent. of the appraised val- 
uation of the land and improvements. This is not sufficient aid t o  
enable most tenant farmers to acquire a farm home. Some 
agency needs to be devised similar to the Act of 1919 in Okla- 
homa, for extending credit on second mortgages that will enable 
the tenant farmer to acquire a farm home by making a very 
small payment in cash. The several states that have a great 
opportunity to promote farm ownership by supplementing the  
Farm Loan Act by legislation of this type. 

Little attention has been given to the problem of middle- 
term or intermediate credit. This is a problem for the states t o  
work out through state banking facilities or other credit agencies. 
At the present time most farms are under-capitalized, due to the 
fact that adequate capital cannot be secured on the basis of an- 
nual credit terms. This aspect of farm credit has been given 
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least consideration up to the present time, although it presents 
the most serious aspect of rural credit today. 

4. hand Settlement Policies. The most direct means that 
have been devised to encourage farm ownership grow out of the 
land settlement policies in this country and in foreign countries. 
Land colonization has assumed three forms, as follows: (1) 
Private colonization schemes, (2) semi-private colonization, and 
(3) colonization promoted through state aid. Private coloni- 
zation has long been practiced, and land settlement under this 
policy has usually been purely a business enterprise without re- 
gard to social benefits. The semi-private land colonization, such 
as the Wisconsin plan, is too new to appraise its real merits. It 
appears, however, to have the merit of encouraging private init- 
iative, while a t  the same time protecting the interest of the pur- 
chaser by providing state supervision of the land transaction. 

State aid, as an encouragement to land settlement, has prov- 
ed very successful in many foreign countries and seems to be 
proving satisfactory in California. It represents a radical depar- 
ture in the land policy of this country, but i t  seems justified by the 
conditions, and there is every reason to believe that the California 
plan, with some modifications, will be extended to other states. 

5. State Land Commissions. If tenant farmers are to be 
encouraged to acquire farm homes, other reforms are necessary 
besides those that have been referred to. Legal agencies must 
be established to prevent speculation in land values and to safe- 
guard the interests of the tenant farmer when he purchases a 
farm home. This means that the price of land must bear some 
relationship to  its productive yield per acre, and the details of 
sale must be subject to scrutiny by a competent land commis- 
sion with adequate legal powers to protect the purchaser. 

6. Reform of Land Transfer System. There is an impera- 
tive need for the simplification of our land transfer system. Our 
present system is too complicated and involves too many perils 
to  the innocent purchaser. The Torrens system, or some similar 
system, needs to be devised and put into operation as  a means 
of reducing the expense connected with land transfer and safe- 
guarding the purchaser against the possibilities of litigation. It 
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is certain, that the present obsolete system has had a decided in- 
fluence in discouraging home ownership. 

Rural Attractiveness and Conveniences. But no pro- 
gram of land reform will solve this problem that leaves out of 

, account the attractiveness and the wholesomeness of life in the 
, open country. Good roads, good schools, churches, and recreation- 
' al facilities are essential factors in the encouragement of farm 
/ ownership. Rural free mail delivery and adequate telephone con- 

nections with the trading center must be considered. The ab- 
sence of these conveniences partially explains the drift of the 
population from the open country to the towns and cities. The 
rehabilitation of our rural communities can be secured only 
through the establishment of these agencies that mean so much 

1 to the comfort and satisfaction in the daily lives of most people. 
The encouragement of agriculture is the most important 

problem, perhaps, confronting our country today. The dangers . 
of underproduction threaten us on every hand. The intelligent 

1 citizenship of the nation cannot longer be indifferent to our 
1 agrarian problems. Goldsmith's familiar lines are as  true today 
I as they were when first penned in 1770, and their truth should 

-impress us with their significance: 
"I11 fares the land, to hastening ills a prey, 
Where wealth accumulates, and men decay : 
Princes and lords may flourish, or may fade, 
A breath can make them, as a breath has made; 
But a bold peasantry, their country's pride, 
When once destroy'd, can never be supplied. 
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