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PRAFALTQORY ROoTH,

The subject of thisz thesis was chosen by me at the
Leginring of thir eecseion, bvecause of ite fundomental im-
portenoe in the eccnomic life of & young community. The
work here offers¢ nsz hean subjscted to even greater dif-
ficulties then were at firet anticipated in o field in
wnicen nothing has been saltenpted before to my Imowledge,
aven in the shspe of searching out and recording data.
come of these difficulties are raferred to in the text, and,
although they hove falcified secme of the hopes with which
T began the 2szsay, I veniure tc submit the follewing sections
ag & preliminary study of the cosurse, causss, nand conditions
of lzud valuee througlicut the hintory of {the chiefl sgricule
turel oané pastoral Province in lew Zealsnd,

| E#e reriod dealt with covere the transition of the Fro-
vinece from infency to adolescence, and sbounds in that
neculiar interset whieli pertaine to an evoluticnary economic
etate in which preogress haé been rapid, tdditlonal
interest i6 added vy the fzet thet it wae in Canterbury thet
the system of regulated colonisation, cnesocizted with the
neme of Hdward CGibbon Tmrkefield, wue carried out mors theowp-
ougnly then elsewhers, ‘

The mlleimportmnt position occupied by lend has caused
it %o become closely asceeiated with much of the historicsl,
gocinl, politicel and sconemic Interestn of the Irovince,

Changes in lend values constitute & metter ¢f peremnisl
interest to sll mnd of grezt concern to many, Tnere sriscs
the usual difficulty of diestinguishing superficial changes

from deep-cested movements, cf recent years the rise in
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THE CQURSE OF LAND VALUES 1IN CANTERBURY

FROM THE FORMATION COF THY  FRCVINCE

ILL THE PREZSONT TIME.

PART I, -- INTRODUCTIOCHTH,

1, GHEOCRAPHICAL.

The Canterbury Tand District consists of the old pro-
vineigl district eof Canterbury, and stretches for a distance
of about 20¢ miles slong the middls sast coast of the South
Islend. From the coast the lend runs back with a gradusl
upward slope for an average distance of about 4C miies, to a
high renge of mountizins -~ the Soﬁthern Aips. Tﬁéir énows
feed a series of rapid flewing parellel rivers, whoge courses
are over the-former glecial and delte farn deposits lying to
the east snd Torming the Canterhury‘Plains.

The plainé éortian of Canterbury is semicircular or semi
ovalay in shape, the highe?r land curving round to‘the see el
Timaru in the séuth, end near Weipara in the north, and it is
eminently suitable for all classes of agricultursl, pastoral
and deiry ferming, AS a conseguence, the bulk of the popula-

tion is found sesttled on the nlains,

The quality of the soil ranges from heavy, damp, slluvial,

peaty soll along the sea coast, to & light, shingly formation
in‘mid-Canterbury, and lastly to heavier, damp scil at the
bage of the foot-hills,

The foothills sné lower spurs of the Alps are all suited

Tor pastoral purposes, while many of them, especiglly in the




northern and southern portions of the province, zre used
for crcpping.

The mountain couniry extends throughout the envire
length of the province, with en esverage width of about 45
miles, and includes the higher main rangs of the Island and
its spurs, Its totsl ares is 7,000,00C acres, 5,000,000
of which, comprisiﬁg subalpine vellsye and flats, are used
for pastorsl purposes, The remeinder is barren, bveing eom-
posed of mountain teps, losss, riverbed and forest,

- én the eastern edge of the plains at sbout their middle

part is Banke Peninsuls, & hilly district of some 262,000

ncree, about 40,000 of which sre ploughable slopes and 196,000

acres of hilis are composed of ricih voelcanic soil, suited for

5

pasture and grass geed growing,

The total area of the Canterbury Land District is
9,604,045 acres, and of this there are 2,604,045 acree of
rich} araole land suitable for high-class cultivation, cerseal

growing, pastoral sursuite, and dairy farming.,

Th

L
@

chief town of the province is Christchurch, which
owes its prosperity to ths rich plains surrounding it, It
has grown from & small town, & wmile square, to & busy city of
85,000 inhebitants in the space of 60 years.

There are two mein perts in the province, ILyttelton,
neer Christchurch, and Timeruy one hundred miles Yo the
south, Both ports engage in coasiel and intercoleonial trade,
being provided with good, casily sccessible harbours,

Smaller inliand towns of censiderable size sre found else-
where in (Canterbury; such sre Rengioras, Ashbuvrion, Temuke
and Waimate, Leans Qf communication are well provided for.
A trunk railway runs parallel and close to the sea coast con-
necting the poris and larger towns, From this line run num-

erous vranch linee wesiward into the heart of the province.
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The flat contour of the country, and a readily available
_supply of road metal, ensure a system of excellent roads,

Numerous telegraph lines radiate to all the country districtis,

The climzte of Canterbury may be comparsd with that of
the sszst of #ngland, The prevailing winde come from the
¥.B, and the S.ﬁ., both of which are cool, moist winds,
Situated sbout the 4Cth parallel south (Choh,ILst.43 S.),
Canterbury is within the range of the roaring forties, The
result is that occesicnally for long periods in the year the
N,W., wind blows., Being changsd from a moist to & dry, hot
wind by the intervening Southern Alps, this wind rages with
p&rticu;ar vehemeénce over the Canteibury plains, where it has
a parching, withering influsnce, Ite action in shifiing the
fine surface soil in spring, gnd of suddenly rulning harvest
prospects, has exerted considerable influsence in Canterbury
agriculturs, It iz in part due to the wind and rain deflect-
ing actien of the Southern Alps that Canterbury has a climate
on the whole drier thesn that ¢f any other pari of Wew Zesland,

Christchurch hes an average rainfall of 25% inches
(max,356.3 min,13.56) for a period of 36 years, and an average
temperature of 52.4 deg.F, (max.s8v.51.,6 deg,F., min.av.43.3
deg.F.}.

Taking ¢linats variations in sections, & heavier rainfall
{60 in,) is recerded as the western moﬁntgin district is
approached, owing to the frequeney of ¥.W. showers. In this
district, also, snowstorms occur both in winter'and in summer
and snow is permanent on all gltitudes sbove 6,000 feet.,
Snow is szldom heavy on the plains, In general, the average

rainfall for Canterbury falls ss the cozst is approached,
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Takern =5 a whole, the climate is eminently sultable for
Aagricultural énd pastoral pursuits, In view of the freguency
of the.ﬁ.?.xwind, the rainfall is rather scanty on the lighter
lands, both for paesture and cerceais,

There is sufficient keenness in the slmosphere to give &
bracing, invigorating effect to human energies, nsither the
heat of the cummer nor ithe cold of the winter being such as
to affect these detrimentslly in sny degree. The frosts of
the winter do gocd gervics in pulverising thg»soil,and in
destroying injuricus vermin, thus rendering greal service to
sgriculture, . For are they so Bevere as tq.necessitate the
houeing of stock, The general dryness ensures ithat the soil
will keep in 2 sﬁeet, open condition, and slliows ample time
for cereful cultivation of the soil, znd for the successful
harvesting of the crops. In addition, it provides for ‘
quality either in cereals or in pasture, for in tle absence of
rank growth & firm grain will meiure, ané the smaller propor-

tion of water in the grass makss thes herbage of high nutritive

velue in proportion to its bulk, Hence the splendid fattening

‘properties of the Canterﬁury pastures,

For the seasons 1911 - 13, ¥ew Zealand's averasgs waeal
yield, ths bulk of which is grown in Cantefbury, has been
25, 33, and 27 bushels per acre, The yields of all other
Srops gnown'in the district ies correspondingly good,

The security of farming is zided by the regularity of
the seascns which often can be accurately aunticipated.

Generslly spesking, the seasons ars toc severe for the

plants'of the higher temperate zone te yield well, with the

result that the hardier crops are the rule,




The greater bulk of the Canterbury Plasins wes ready for

the plough of the first settlers, Little expenditure was
necessary for the purpose of clearing land of timber or scrub,
as such were rarely found on the pl&ina..- However, azlong ths
heavieg land of thercaasﬁal strip a large arca woae swsupy and
useless until drained, in mid»Canterhury the lack of weter
supply ond the lisbility to.droughi prevented early settlement
from spreading far from the rivers which, swift and wide,*fonmed:

-

troublous barriers @oAtraxel and transpert,

The native grasses -« the most prominent of which, the
tussock, is o variety of poe -~ provided good fodder for sheep
end cattle, The vegetation of the swamps, cdmposed in ths
main of raupo, tos-toe, phormiﬁm, nigger heads and fern, pro-

vided ppor sustenance availsble cnly for cattle, The almest

H

entire absence of native fauna sliminated a hunting stage from
the evoluticn of the province, and also in part serves e in-
dicate the comparstively poor quality of the notive food plants,
YWherever cultivation hasz been carried out, the nativs
gragsses have disappeared; still,- ever vast ascres of hilly

country the tussock still provfides food for flocks of sheep

and cattle,

I have divided the land of Canterbury intec four sirips:-

{1l) COAST STRIP: First-class land, generally reclaimed swaump,

whose loamy =oil gbeounds in rich peal. ITts width is
from 10 to 15 miles; length sbout 184 miles, znd area 1li

§
million scres,

(2) INLAND STRIP: Lighter land on & grevelly subsoil, stony

in general and formed by river wash; subject to drought.
Length 100 miles, avérage width 11 miles, =snd a total

area of 64¢, 000 acres,




{3) TOOTHILL3: Heavier land, partly reclaimed swaup and

inclined to be sour, extendiﬁg about 6 miles from the
foothills, and fertilised by alluvium from these hills.
Ite altitude would be from YC0 - 100¢G feel above sea

level, and the average rzinfall about 27 in,

(4) HICH PASTORAL COUETRY: This is composad of high mountain-

ous land, with 2 severe climate in wintler, Its vegeQ
tetion is scant snd moderate in guelity. It is about
40 miles wide, and it extends threoughout the length of

the provinece,

ot in the north and in the south of ihe Ffrovinceé there
exiet consideradle areas of low hills, f“downe," which would
nardly fit inte thie c¢laseification by sirips, except in so

far as climate and productivity are concerned.

2, RISTORIGAL.

The Canterbury settlement owes its arigin to & band of
Churen of fngland adherents, Under the guidance of Wakefield
and Godley, they entered into negotiations with the New Zealand
Company for a trsect of land to be used zlmost exclusively for
a semi-religious setilement, under ihe sup@rvision of the
Church of England, This was in 1848, s time at whica re-
medics for sccial distress in Zngland were claiming the thought
of many earnest statemmen. The cutcome was lhe selection of

the Canterbury Plains as the site for the future home of a




vody of éng_ica~ settlers of good standing. ¥

In 1848, lajor Remp, on behalf cof the Hew Zesland Company
hadé bought from the Paori Chiefs assemblad at Akaros all that
piece of land lying between XKaiapoei on the norih and Otagoe
Heads on the south, and bounded by direct lines to the West
Cosgt, for the sum of £2000, to be paid in half-ysarly instal-
ments of £500,

this mcquisition was reserved for, and

subsequently transferred to the Canterbury Association, The
certainty of the title, the absence of natural obstacles, &nﬁ
ef o warliks population, made anterbury thas ground par ex-
cellence for the itrizl of the Yakefiesld Syétem. In no_cther.
colony were so many ¢ssential festures of this system embodied
in the general scheme of its founders, nor fostered so care-
fully =s in Cantsrbury, 4

Although spssmoedic settlement had heen attempled here

and there alcng the cosst of what now is Canterbury, no

1850 of the "First Four Ships® with bands of carefully se-
locted immigrsnts, sll pessessed of capiisl and good cheracter
The Association’s Charier of 1851 set faorth the terms on which
the leand would be dispoeed of, Iznd, it must be remembered,
was the scle support of the finances of ithe settlement, and
upon ites sales depended the success or ctherwise of the
venture, Rursl lende were tc¢ be dispocged of at a minimum
price cf £3 pn acre. The money received from such salss was |
to be distributed as follows:- 1/6th wes to go to the Crown;
2/6ths to ecclesiastical and religious purposes; 2/6ths to
assisted immigretion; and 1/6th to surveys, The guiding

prin

L]

iples of the Weakefield System wse the sale of the publig |

lands atv & uniform price, znd iis conseguent corocllaries.




1851 saw the passing of the New Zebland Company, whose

land purchases were taken oveyr by the Crcwn, while two years
later, in 1803, tas éanterbury Associat%om tronsferred its
lands slso o the Crown.

By the Constiiuvtion Act of 1852, six Provincial Councils
weré eet up in New Zeslend, among other-thinés, te sdminister
the seles of land, each under a Provincial Superintendent.

Over all was & Geueral Assembly of two Houses, sitiing at

Sales of iand were pﬁehed on vigorously, so that by 1862

-such progrese had been mede in setilemsnt that the ambitious
scheme of plercing the Port Eills by = tunnel 1y miles in
length, mroviding scces s from the Plains.to a good pert at
Lyttelton, was commenced, In the sams ysar the electiric
telegraph was, for the first time, installed, The immigra-
tion policy and vigorous sales of lend =t the ¥esufficient®
price zided all public works, In 1863 the Grealt Soubth Road,
the chisf 11nm of communicaition througheout the length of Can-
tervury, was comnleted, anéd & feasible means ¢f approach wes
now possible Tfor settlers in the southern narts of the pro-
vince, Then; too, waé made the first line of railwsy in New

Zealand, from Christchurch to Ferrymead, = distence of about

six miles,

AlL tha land of New Zeslend was vesited in the Crown, and.

2ll purchsses had to be made from the {rown, those purchases

mad

i

legitimately prior to the passing of the Constitution Act

being confirmed,

with the sale of land. The Crown would dispose of all zural
blocks beyend 1000 acres in extent 2t the rate of 1o/~ per
gere, but modificatione were added which brought the price as
low &8 5/- per acre, This reguletion did not prevail over

the ares formerly held by the Canterbury Association, where




2

land was s%ill offered at £3, but, as might be expected, with
very few sales, At this time some very large sstales were
founded Just outside the (anterbury Settlsment beundaries by
Australian pastoralisis, : | 3
In spite of the set-back to revenue in Canterbury caused i 3
by this proclamation, progress weni on counstantly in an unob-
trusive way, A Trunk Bailway was stesdily comnstructed norih
and south. Poads =- naver = ssrious livem in such & level {
province, -with copious supplies ¢f gravel Jjust bslow the sur-
face «= were extendéd and improved,  Bridges were built over

the rapid ard dangercus rivers, whils & series of branch lines |
i

ied the weay into the very heért of the province. Coastal and
internaiionsl trade wes improved. One of the greatsst advances}
oceurred vhen the art of using ths rivers to provide s water :M
supply for the plsinsg was perfescted, This vastly‘increa#ed
the arens of good land svailable,

A mwuch »rogress ss was possible was wsde while the con-

ditions were those of an isoleted country, but there were no

~

striking advances made until the influences of foreign irade

begen to fell, In 18%5 the provinces were abslished, and

during the snsuing seventies and cighitises, a wave of exirems
depression engulfed the whole colony. In this veyy time were |

sown ithe seedg of change. invention was coming to the fore. !

1332 sow the use for the first time of refrigerating machinery

on steamshins, =20 iunvention of vitsl imporiance, At the same

ey 1

period, the reasper and binder in its pexrfectsd siate revolu-
cersal growing, and Zater, in the ninelies, the re-

d
frigerciing nrocess wss further applied to butter with very

A% regards populstion: the discoveries of gold in Ctago |

ne seventies had the effect
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subsgequently increasing it, so that a steady increase was
Since the effects of the gold rushes have passed,
changes in the rate o¢f increase

of peopulstion,

The price movements of the world have been closely paral-

leled in ilew Zeslsnd, Tr. HeIlrseith hes shown in his "Course

that a continucus fall in prices

in Hew Zealand®

CeE
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until 1895,
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sale of landé wes the chief means of reising re-

sz the

venue to provide capital puehed on by

the Crown, which wes the the colony.

Accordingly, this gives to all Crown enact-

mentg, affecting

in 1884 the 7aste Lands scts (1} brought in e system of
dual ceoniroel allewing each province $c dispose of its lend
upen conditions sanctioned by the CGoveranor cof the coleny.

st
This systen gave vested interssis to csch province, which made
for conilicts with the Gensral Assembly until such interests

were desiroyed or gons¢lidated
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In 1858 legislatio

lend wes nmadd, having & duration of about 17 vears. Its

mein scguisition of big blocks by a

Fricrity of applicetion was

favour of suction ssle, while credit purchases

(2) 1858, No.75.
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to the powers grantsd to Provineial Councils. These differ-

.was urgsd, mainly on {these grounds, Thedir abolitiom in 1875-6

i1,

were disallowed, and sn upset minimum price of §/- per scre
wee fixed, Under these reguletions an upssl minimum price of
£2 an scre was fixed for all Cantefbury izngd, irrespective of
qualiyy.

x with zuch 2 system, sunomelies werse bound to appsar, owing
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ences soon befame harassing, and the

nece tated = rrangement, anG & consslidation of the land

s

laws, To show the complex

e
(53
S}

pf thie old syestem, 58 ernaciments
of the provincial govermmsnis nad to be repealsd,

To diswere of the public estats, the colony was divided
intc ten districets, sach supsrvised Ty a T‘ﬁd,Beard cont&ining
noninees of ths Crown and reprsseniatives of the setilers, under

the presidency of = District Commissioner of {rown Iands, Gon-

siderable power wae granted to these Boards, including the right)

to increese the upset price of special lande, as well as o
power eguivalent to that of a Ceurt of Iew in all metters of

adaninistration, This system of control (embedying es it does

Eoth locasl and central control) has given such satisfaction

thet it is still in force.
Under thnis measure, Crown

L
supurban, and rural, The rurel lznds were to be dispoged of

in = nmanner sneci ied for esch lsnd district in a wey which

sssimilated as far =& possivle ths ussgss of the former proe-
vinces, sreas of from Z¢ te 320 acres could be auectioned at

H
(N8
0
O

an upset » of £1 pex ecre; wul where special arsas of poor
agricultural lend existed, it mighi & sold in blocks of from

800 to S00C acres for pastoral purposes at the same price.




Scarcity of capital demsnded =z system of deferred pay-
ments in which land might be obtained in proclaimed areas in
blocks of from 20 Lo 330 =ocres, ic¢ be paid for either:-

(1) At & orice fixed prior to the sale; or

{2) By suction at = price 50 per cent, above
the amocunt bid,

This system wes instituted by the Land Act of 1875,

(2}

Licensés to cccupy rural land for ten years, during which

selectors had to pay &hnually 1/10th of the price arranged,

were also provided for, A progressive system of improvements,

cultivation, snd residence, wag alsc included in thé terme of
the license, bui the frechold might ve acquired within three’
vears, if desired, by payment of the residue of the purchese
money . In the czse of special pestoral lands set apart for
purchase, the license lssted for 15 years, with an snnusl pay-
ment of 1/15th of the purchase money snnually, The sale of
lands upon the deferred payment system was linked up with the
Public Works Depsriment, which wae asuthorised to hand over
1/3rd of the price of such lands disposed of to the local Rosd

Boards, for the purpcse of constructing roeads to such lands,

This important principle was extended farther, at a later date,

to include payments of thirds of renis of =ll lands held from
the Crown in the district to the local Rouad Boards.

In 1872, the Act was amendsd so as to allow settlers to
take up small lots of from 1 = 50 acres in extent, al a mini-

mum price of &1 per acre,

By an Act passed in 188Z, ithe sale of aress of less than

R

well as the Lesse in perpetuity of

2

20 acres waes allowé

y &

rural lends, but not more than one-third of the land open for .
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settlement in sny district in any one ysar was to Ee-leased.

The maximws zrea of = block was incressed to 640 acres, The

leases were to be. for = peried of 3C years, with the right of
renewal; and thearentals on the deferred payment lands might
be capitelised on & B per cenit. basis, Pastoral leaseholds

might be increesed to paesturs up to 20,000 shesp or 4000

cattle,

Trhe land legisletion up to 1885 wes itrifling in comparison

with the sctivity which then set in, The evile of land eg-

gregation were becoming only too spparent, znd strict limita-

by

tiong of sress of

cu ﬂr_t ﬂa‘ﬁ asid to thse guality
i0ldings werd im }ioca, Gﬁi& g .

gindes of qualitly were recognised, over and under 20/« unimprove-

¢d value, The maximum area obisinsble in one block was €40
acres Tirst-class, sné 2006 acres second-clase land, while
emall deposits were to be made on allotment,

Radical political changes in 12880 and 1691 ushered in
land lsws of consummate importancs. In an Act introduced by
Sir John ¥eckenzis in 1892, the principles of the 1885 Act
were extended, Widsr option as to the lesses and ssles were
provided for, while the lease in perpetuity system replaced
the deferred payment, and the posrpstual lease systems. This
ggnd,A¢t aimed at putiing the pecple on the land as distinet
{rom creating an sbsestee landlord system, Hsnce, in every
viece of land legislation are found stringent and exact pro-
visions as to residence, improvements and salesz, while ths
terms of rentsl were made =8 light as wnoseible, so that the
gettler with but littls capital might net in eny way be pre-
Jjudiced, ¥en of small means were given an opportunity to

acquire grazing runs of 5000 scres first-class, and 20, 000
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acres second-class gt = reﬁtal based on 2% per cent, of the
originsl capital value; at the same time essy residence and
inprovement clauses were inserted, Provisions were also madei
for the letting by zuction of larger pastoral runs, ‘
A review of the 1885 - 82 legisletion shows it.to be
liberal in the senss of making for & betier distribution of lﬁ

the land of the province,# . . There wss an attempt to pro-

vide land for all those genuinely in seareh of it for develop-
ment purposes, Current opinion was that progress ley along
the line of development of the reseurces‘of the soil -- even
in spite of the persistent downward trend of prices, The
ber plsced ‘on large estates wés the natura; result of the
aggregation which hed been & persistent feature since the 5
proclamation of Sir George Grey, in 18562, :

Staritling ideas reléting to the alienation and the.accupa{
tion of the public estzte were embodied in these provisions,
The State had entered into & more importaht role ag partd owner,
It alsc assumed B monopely of largé scale landlordism, A
provision barred the continuance of lsrge companies holding
several dispersed estates,

But above all, stends the lease-in-perpetuigy prinbiple,
which, while giving the Govermment wids control,vwas almest s |
attractive as freechold, |

The Act of 1892 authorised -the Crown to repurchase com;
pﬁlsorily land previously alienated to private cwners under
the earlier Yaste lands Acts, The application of this new
principls wes limited to estates of & certain specified kind,

usually lsrge areas sulitable for closer settlement, but the

i)

principle once established was capable of extension,

»

The pericd from 1893 to 1203 is one of intense interest,

because of the purchasing of private estates by the Crown, and

#This legislation, of course, affected the whocle of NW,.Z,
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the placing thereon of numasrous settlers by the ballot
systen,

To ensble the successfullwarking of theilr lands, by
men of small capital, the Government underioock the rele of
State monsylender, ?orrowing in London at easgy rates of
interest, and subsequently lending to setilers on land
security st more favourable terms than could be provided by
private agencies, This meant the establishment of the Ad-
vancesto Settlers Office, an institution which has been
opened in cther colonies under the name of & Land Bank,

The grsat'success of the settlexrs on most of these
early lease-ign-perpetuity settlements, ané_the unabated demand
for still mors selsctiongs, led t¢ the demand thet ths con-
ditions of the leases should be made less kind, By an Act
in 1808, ths lezse-in-perpetuity gave way tc & 68 years!'
lesee, and lster still, to a 33 1/3rd ysars' tenure, which

is the term now in vogue.
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PARY II.- METHODS snd PRELIMINARY BURVEY. .

1, CEZNSRAL SCOBE of the ENQUIRY.

I intend in this thesis to indicate the trend of land
values in ths province of Canterbury since its foundation by
the Conterbury Asscciation in 1850 to the present time; and
to show how this trend iz related to the changes in the
political, economic, and-general social welfere of the pro-
vince,

As to the scope of the term %land,® I propose to deal
with rural land only, that is, land whose mein purpose is to
provide ocpportunity for sgricultural and pastorel pursuits,
¥o congideraticn will be given to lands which form parts of
towns or villsges, or sre regarded as suburban, The "land®
¢f 18BC == all in its netive gtate, ies, of course, & very
differant thing from the land of 1914, enriched by the ap--
plication ¢f "doees? of unexhausted capitel and labour,

The velue of the laznd will be taken as indicated by tge

price accepted st sales, or the renisl paid at lettings,

‘To arrive at values and their charges, I have investigated

the recerds of seles and leases during the period. These
two kinds of records are interconnected, zad the valuesAare
usually expressed at & csrtaim money raie per acre, Both
the extensive and the intensive methods have been followed,
Leaseholds serve the purpose of intemsive search better then

do freeholde, as the leszse of & given parcel of land falls in

regular intervsls, Precholds, cn the other hand, seldom are
eppraised s¢ frequently, and it is very difficult to find a

plece of lsnd which has besn sold snd rascld at freguent

intervals, ¥reehold tenure, thersfore, hardly allows of
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intensive investigation, 8¢ in this case I have sndeavoursd
to arrive aﬁ values by the examination of & large number of
sale records of the given class of land, and to arrive at the
current valus by the process of averages.

Witn the leaselcld records ﬁha chamges in value of the
Ssme land can be obsgrved, and leases falling due at certsin
détes can be averaged for each date,

The methed of index numbers is & convenient mezns of
comparing values at various veriods witk those of a given
“"base® or standard pericd. To enable comparisone o be made,
I nave chosen the décennial nericd 189¢C - $9% as the standard

periocd wherever poessible, This is the base chosen by Dr.

Ecllraith in hie werk on ¥The Course of Prices in Few Zealand",

and has beesn selecited by many others sz a suiitable recent
standard pericd, pontaining a8 it does samples of falling and
rising prices.# ‘

| The first pert of this inquiry will plsinly be historical-
end inductive, requiring as 1t does the accumulation of evid-
ence and statietice, The latter part will provide scope for
deductive ressoning, having refersnce to the results acquired

o

by inducticn, Deductvion is necessitated in reasoning, for

example, from the correlaitions shown to exiet between the dif-

ferent series of figures,

£H ¢

#8ee article on "Courss of Prices" Dby, Hooper in Journal
¢f the Royal 3tatistical %ocietzpéex%/?yﬂ

=




2. ~- CLASSIFICATICK OF LAND AND DESCRIPTICN CF LANDS

“to which the data refer,

Perhaps no single commedity can =fford so many g*adatzons
of quelity as can land, Classification must be accerding to
guelity when the guestion is one of sypliue, " Tthe quality of
lend depends cn & host of considerations, and illustrates the
importance of the idea of continuity in eéonomicsv Dr. Harshall,
lzye down the minimum consideraiion as $.dist§nction between
Yharren® an§~"fer%ile” gr#und. £s = guestion of economics,

only,# the latter kin
)
e

1d need be considsered, and of it there can
be nmade many grades, srrangsd according bto their rsspeciivs
degrees of usefulness, In esiimating the quality of land, we
must tels into consideration such mabtters as the foll owing: -
1, The contents of the soil, and its composition,
phyeicelly and chem*cally

2, The paroqity snd texture of the soil, and its suit-
avility for plemt growth or for cultivation,

5. The contour of the 1and, and its naturs ms to itis
power of ceongerving water supnly,.

4, The rsinfgll,conditions of wind, temperature, amnd
the seasons,

5

B, The accessibvilily of the land,

In genrersl, two wideg divisions have been made in classify-
ing land, viz,:- , '
L., Lend suitesble for grazing only (Psstoral land); and

2., Land suitsble for growing crops of cereals, rocts,
ete,, aznd hence zdmitiing of cultivetion (Agrlcultural

for many shades of differences exist in such a division, There

I

is agricultural lend which &t fimes is used mainly for pestoral

purposes, ag, for exsnple, when bsd seascng or low prices for




sgricultursel products meke such farming unprofitable, Azsain,

pastoral land in the early stages of & couniry bscomes
agriculiurasl lzater on, The need for conserving scil snergy
lzads svary year to & large area of zgricultursl lsnd being

used for grazing, in accordance with certain spproved reta—

tions of crops, Imgprovemente in farming methods, in com-

munications, chmges ia tariffs, tenures, and grsat inventions

all have some infiuence on the use te which land is put.

In the early days of the province, the most brisk settle-

ment went on in the heavy seashore semi-swamp lands, and in

the grazing rune of the foothills, The drier wind-swept mid-

rising were carefully avc1dsa,

ivery vear sess the ¢argin pushed ocut farther, poorer land

taken up and subjected to meme purpose of zreduct tion,

In Canterbury we can secldom point t0 & given farm and
clasgify it =as sither agriculiural or pastoral, Such is tazme

only of the pastoral sstates of the Southern Alps, whare cul-

thirty or fority
beconing more and

s on any one farm

The Plaine have earned a good reputation for wheat grow-

ing, and thies st s time when, under a system of extenasive

e sdvent of wster raccs and the frozen umsat trade chang-




cultivation, wheat was grown year afiter year in succession,

being practically the fazrmer's sole crop. In its virgin
state the lsnd responded fairly well in spite of such im-
poverishing treatment; bput it was fcertunats that other in-
dustriea arose in time 1o prevent its sbsolute exhaustion.
This system of Youe crep farning® was neécessitated largg-:
ly by tne disadvantages under which stock was ksept on the
plainé in Eumﬁer time, owing to the scarcily of water -- g
difficulty not overcome till water-races tapped the supply in
the rivers, Thenceforth agriculture was Jjoined with pastur-
ags more intimately, and the present intelligent generstion
of farmers on the plains combine e¢fop growing end péstoral
pursuils in sccerdance with the best sgricultural thecries,

The system of cropping throughsuit Csnterbury is pursued on &

[¥]

-

definite, scientifically hassd rotation; ths csrsals are
now interchenged with rcoois, legumes, feodder plante -- crops _

4

formerly rersly seen, Thie farmer 1locks 1o his fodder crops
to fatten store sheep, which can‘be readily procured from his
western noighbours, the hill psstoralists, though he himself
also usuaslly keep& a smail flock of ewes for brecding pur-
posss, On fthe hsavier .coast lands deirying is a third fe-
source, catile being vpraeferred to shsep on iths wmore moist
lands, Though dairying, cropping and fattening stock have
always held sway In these districis, dairying has much in-
creasced since the establishment of bulier factories and
creawmeries, under ithe co-operative system, and the fattening
of stock hes eased off.

I have thus written at some lengih to give some ides of
the futility of any rigorcus classification of Canterbury
Plains land into psstorel and agricultural land, for such

would be misleading when zpplied over any considersble period,




uset be considered fubtile when it is remembered that

It

i

we zre desling with an arez which has been brought from its
virgin stats to cne ¢f intensive cultivation during the period
which thip investigation embraces -=- a.periéd of momentous
change in evedy indusiry in the ﬁorld,Aand in none, nerhaps,
more than the agricultural and pastorsl industiries -- irans-
port excepted,

with these reservetions in mind, I »nropcse entering upon

a clzssification of lands into thrse divisicne:-

L]

1, Pastvoral;

3, Heavy sgriculiural and Dairying land,
A5 merits for such a ¢lassification, I claim:e

i Simplicity;

©, Suliebility to the land in guestion;

5
farming pursusc; end

. Eliminstion of difficulties arising from
changss in naturs, of the use to which
land may be put,

hn

g0 Tar as Pastoral lend is ceuncerned, I have éndegvoured
to obvizin date relating %o lands whiceh have always continued

&8 pastoral mreas in the main, dewan bto the present time,

e

Yhe lend is sslected Ifrom all parits of the province, and em-.

braces boilh »nisins and hills. In this connséction, I have

thought it wise not to include thesse large "runs’ in the
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mounteinows part of thé Southern Alps, as they sre hald under
peculisr conditicns, ané are subject to a multitude of un-
toward éharg s and influences, The greatest difficuliy with
these estmteg liesg in the fact that they are amenable to no

form of clsesification, wnich does not assign emch o &

separats clssg, owing te their strenge individual characters,

As regerds Agrieculturzl lend, I have nade & wide selection |
embracing such land in all paris of the province. in so doing
I have included lands of verying nature and simed at & good
representsativs selection of =zgricuvlitural land, Wherever pus-

ble, I have selected disirieis which have sarned s -eﬂutwtion

(5]
e

r
or particulsr branchss of farming, © I consider that there 3

-

are districts in the province sufficiently homegensous in the'
characier of their soiles ifc¢ provide such date, There can be
found on such & large expsnss of flat land &s the Canterbury
2leins,areas whose guality &8 practically consztant, and on
whiech all the farms are engaged in the production of mlmost
identical ¢rops; any differences obgervable, when itoialled,
are so slight as to be'negligible.

Procgaeding on the above priaciples, I have taken the

Irwell - Leesion disirict as = typical whast-growing ares, and
the Lincoln - Teltapu district &8 e typical dairying and
generasl cropping are=s, With both tThese disitricis I heve

c¢lose rperscnal scqusintance,
In clasrifying landes on the Government ILand for Settle-
ment Areas, I have relied »arily upon the clsssification made

- 2

by competent land valuers a2t the dates ¢f purchese, and parily
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own
upon ny/personal knowledge, combined with descriptions

issued by ths New Zezland Depariment of Iands, Infortunate-
iy, these, which are the most relisgble records of salss
available, zo back about 20 years only (to 1894}, I have
been sble %o obtain no sstisfactory records of sales prior
to 1894 from any land agency or Government Depariment, The
only source of early informstion is the columns of- the
Aivyttelion Yimes," g deily paper published in Chrisichurch
since 1851, Descriptions of propsrties to bs suctionsd
usvally appeared in the advertisement columns, and from these
descripiions an avproximete idea of the charactsr of the land
could bs formed, using, of couree, & broad,simple classifica-
tion, Thio fact wmay bhe used zs an sdditional justification
of the msthod of clessification I have pursued,

For rentals,l have investigaied the records, which have
all besn pressrved intact, of the leasing of the endowed

lande of Canterbury College. In dealing with these I was

o

asgisted by the judgaent of ths Cal}ege iand ranger, & men
of long experisnce in, and with an intimalte personal know-
ledge of the lands in guestion, In their case 1 have adopied
a threefold classification, the additional class being com-
posed of heavy agriculiursl and dalrying iard, formerly swamp,
Summarising, the socurcess of datz sre as follow:-
igtsr of the Canterbury College Andowment
18692 - 1914},

2, Vzlustion Qffice Recorée in Valumtion Rolls (1902 -
1813) for special districts,

ef goodwills of lezseehold areas on Crown
tlements (1883 - 1912),
1

(
%
2

O

ot

»

4, "iytielton Times" reporis of lend Sales (1876 - 1896),
The records from (2), (3) and (4) have vean incorporated
to form one convinuous seriee of sales of lend, The records

from (1) form by themselves @ continuous series of lease

transaciions,
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The development of the couniry hes been such as to pre-
vent or discoﬁrage the existence of large lgndlords, who, in
the ordinary course of evenis, would nogsess rent rolls from
which valusble evidences of changes would have Leen obiained,
In this respect,fortunatsly, there is one exception; Canteri
bury University Collega, at its foundatlon, received large end
downent lands, which have ween lsased on tenuress of seven
years, and fourteen years, These records have been my most
valusble source of data, as they have the virtue of con~

-

tinuity, smbrace representative land, well disperssd threugh~'

0

sut the province, and are practically as fres =3 possible
from all disturbing indluences which often cannct be estimateq
The methcd of leasing has always been by public auetion, so
that the figire paid is reprssentative of competition value,

It iz charactsristic of (gnierdury lessehiold property
vhat no cbmpensation is @a”e to the tenant for improvemsnis
n=és, Hznee, the tenant undertakss_no improvements sxceptb
such as wili return their cost, and zomethiag over, before
the expiry of the leass, The burden ¢f the improvsments
then lies cﬁ'the landlord, {n the Canterbury College lands
improvements are not great proportionztely to the valuas of
the land, =0 that in ths leases Llittie will count as interest
on propsriy that is not land,

Psiling to obtain records of zales from land agents or

guctlonesrs, I undertook & search through the files of the

"iyttelton Times," the oldest established journsl in ths pro=-

vince, These revesli sgzles made 28 far back as 1878, but
none appear before thie date, Hven since 1876 the practics

of reporting has net Leen regulariy folliowed, Cften during

a certain year none of ihe occurring land sales were recorded)

The accounts. of the sales were sometimes reported by the

o




egents effecting the males; al cthers by reportsrs who were

in attendance,. Comparicson of auctioneers' returns with
newspaper returns, wherever this has been pessible, absolves
the auctioneers from the charge that thsy nay have Ypadded® -

the return for sdveriisement purposes,

invecstigation eutailed &
good deal of search, asnd ths rejsction of many ianstances of

the dangers of error with which they

were fraught, To arrive &t & classificaiion was the mein
difflculty, This was finslly zsccomplished by a careful . ex-

gmination of

I brought psrsonal knowledge, both by enguiry and ine

spection, to bear upcen many of ithe arsas concerned,

Hven after taking such precuziions as these, I am con-

scious that the probability of crroxr is not trifling, for the

very reason of the complexity of the question. To avoid as

much as peesible the inclusion of improvemenis, sll the in-
stancas of sales have been itaken froxm the iarch, April, M=y,
and June files, This examingtion madse in the pericd just

after hearvest dose away with the rizk of including growing

i

corn in the esls price sg & part of the land velus. The

o

wost thait can be c¢laimed Trom such returns is that the largs
number of instances taken will provide an nverzge which will -
though giving no very accurate

mezsure of zbsolute vglues in any particular year,

For texation purpeses zll ine land of the province is
of abeout four
suchh times the cspital value aznd the value of the

improvements are boih assessed separately, To arrive al an
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zseessment, each valustor is supnlied with the resulis of re-

cent leases, =2nd laznd sales, happening in the locality, and

such recsults zid him very considerably in making & valuation,

Prom the books of such valuasticns, 1 rsceived mach assistance
as regerds sale records. frnege records wers alse chacked

by deducvion of the estimeted valus of improvemsnis, and &
trusr value of the zetuel lend arrived at.

I have had full assurance that the valuations so made
bj Gtate officiale are entirely trustworthy; aud they are
now usually made the basgis of mortgages or any other losne
upon lsnd properiy.

Unfortunately thess recorda do not go back fariher than
1897 in & reelly hslpful ferm; for prior to 1826 the val-
uation was carrisd cut in a very unsatisfectory feshion, The
refrgauisation in 1896 served to make it o regular system,
and since then records have been perily censsrved, The re-

£ the znles sre ohtalned from the Ysnd Transfer ¢ffice
when, after a sale nas been =fTected, the deed of itransfer
iz drawn up and the concsideration money siated therewith,
The smounts of such consideration noney ars duly entered in

"
i

the valuertz bHoak,

.

inother relisble source of data is the records of trens-
ettt

fers and sales of lesses on Government “ettlements, Here &

<
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o

taticn of the valus of the ilmprovements made is gigen,

is alsc stated, Tetter clescificstion was slso possible in

this caze cu account of the fuller descriptions, which sre &

gach leass covenent, and which slso sppear in special

pomphlet form, They zlso peossessed the further virtue of




A defect common to z2ll the sourcss of data availed of

ls their lack of continuity. They were 2ll set down inter-
mittently, and therefors I hsve been unable to obltain re-
cords for some particular yeors, In such cases I have
thought it unwise to internolate data. Intermitiency in the
case of leases is definitely exniainahle, but in the caée of
saleé it way bBe due to various undefinsd causzes,

The smallnsss of the total sres of swamp lends in

¢k

Canterbury has increased the intermittsncy in the daita of

that class of land, while pastorzl lands suffer least of all

from this defect. In recent years a complex systsm of ssll-

"

ing hag been mueh in vogue, and land has been sold on such

terms as weuld meke if slmost imposeible to arrive at thse

Pernaps proportionslly less land is transfierrsd at

auction salss now than st any period, =znd it is hopeless to
endeavour to unravel the initricscies of private bargaining.

Referring back to the newspapers =¢ sources of dats, I

nust point cut that from the informaticn they supply,no

P

estimate of the valus of ithe improvemenis cmn Te readily
srrived at,. Buch is & serious defsct, oz it obscures the
value of the bare land considerably, espsciaily in the case
of small acreage farms, where value of the improvements

L

kears = high ratio to the
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necessitate arming

capital value, or to the sale price of the farm, Even in
the moet detsiled descriptions, the improvements stated are

usually cnly the most tangible, such a:

plantationsg, etec,, while drains, condition of surface soil,
water supply and such like imvortant improvemsnts are seldom

or mever mentlonsd,




typical fermes the ratio value of imp

Teeling that it would be hopeless to =llow for the

- s Yol B 3 -
value of improvements in many caess, I have ANSC et includ

: , 1 e, oréinzry farmed h
¢ only typical ferms, i.e., ordinzry fermeteads whers the

(=8
I

ratio Vailue of lwprovementis ig a feirly constant
Capital value of land

Thue, in including the improvemenis with the

w
(lend plus improvemsnis). Such should give
& general iden of the ccurse of land velues; for in the
ajority of cases, lend is the major portion of the compound,
An objecticn'to such treatment would be thst changes in

the price of land wers mersly indicsticns of the changing

tal placed in the lend, It would be juet ae

&

fote

anounis of cap
correct to ssy thet land that has been irsated to & dressing

t
of menure has the velue {lznd plus manure), as to say that a

building placed on land gives it s value {land plus building);

in the latiter case the values of the land and improvements can

bs differentiated by = valuater in the former they cannot,

-

A eimilar condition zpplies to doses of labour expended in
tilling the land,

It seems, then, thal from the nswspaper date available,
only an apnroximetion of the value of the lend at many dates
is poemsibls. A3 & rule, ths eariier the date, the poorer
the data, and the wmore Aifficult it becomes to assign the
1and te the c¢lass correctly, It is wvery impertsnt to bear
in mind the assumption which one is forcéd t¢ make, that on

o value of
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land has

H

emzingd constant througheut long periods, for in-

1~

rte

H
(3

fiuvences such as ezt rater, changss of tenure, egui-
marginal improvement returns, have been undcubtedly &t work

to mocify this ratio.




4, == AVERAGES A¥D IWDEX NUMBERS,

To simelify and condense the mass of daite gathered, and

of this devics, I have resoried to the umsthod of aversges.
On zecount of its widse cscope and ease of sapplication, the

widely used. It has

(%)
0
0
=
E
o
7
o
#

been used to arrive at the annuval averages of sales and let-
tinge, and the general averages,

The welghted arithmebtic pverage has in no case been used
on account of its doubtful efficacy in such an investigation.
In seatting sside the use of Pweights,® I am Tfollowing the
example of many other investigators, who seem to account

ifficulty invelved in

s ® k-
their discovery and spplication. A large number of instances |
has been sought,rather t correct weights.

in duration, I have worked oul a guinguennisl moving average

in szeweral of ths tables, Thiz has ssrved to even out the
table, though its use is not =0 appareant in this enquiry as

o<
+

in ons whers e greater pericdiciity in movements of price is

In the case of ihs Canterbury Collsge leasehold land,
an arithmstic average of all the averages of the five years
the year
when mest leases were sold -- the "model? ysar -- has been

tabulated, and is shown alorng with the cother guinguennisl

In regard teo =zales of land, ‘I have obtained each year as

large & number of transzactions of & typical nature, and have

then worked out their simple arithmetic aversge, This gives

the average price of land of thait ¢lass for the year, |
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changess than do simple

8¢ I have

thersby facilitated,

poricd of normsl devel

67

been sassertzsd Ly BSausr

&1,

sulte of this invesztigstion in bettse
of Index Humbars, Foughly, this is
any date with the
rtain pericd, chosen

numbers permit of

sYsrages,

adopted 1%, ¢uchn = course will allow

in chsnges of land values, with changes

ie
g &
epment in Canterbury. True, it has

beck thet a nericd of high nrices

upon the geéneral sverage,

visw in the onresent instence,

tisnary cherncter, and with

of o much cleser epnroximation to
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the following tebles was carried
The sverage annusl nrices few

N

ey

[<33

summed, end their simple arithmetlic aversge tak

sverage (%)} wae asquated to 100, and

index numb
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6, -- RENT AND SALE PRICES.

In Canterbury, thé charge made by & landlerd for the
use of z parcel of land, and the improvements therson, is
familierly known ss “rent," This rent is reckoned se an
interest charge eon the czpitel value of the land, and is
thus not ¥true rent",acbcrding to Ricerdo's =analysis,
Plainly, it is a compesite matter ﬁhich, upen anzalysis, mey
be split vp as follows:-

1., Interest on invested caniital;

2, ¥aintenance expenses and insurance charges,;

3, True Rent,

The Capital value of gll lané is sssessed regularly by
a competent officer of the Goverunmsnt Valustion Office, and
the improvemenis value is deducted therefrom to arrive at
the unimproved valus, Thig is an assessment not emsily mede,
for many iaflucnces exert pressure upon values of land, The

uss to which the land m=y be put, the situation of the block,

th

@

selling prices of land in the vicinity, are a few of the

" considerations of importance,

S0 far as the land represente an investment of capitel
on behalf of the landlord, he will expect his "rent" to give
him =2 rsiurn squivalent to prevailing rates of interest om
othsr invemtmsnts, Also, sll "impnrovements mezn capiial in-
vested, and the rent must include interest on this canital
and, in addition, furnish 2 maintensnce and depreciation fund,

Befeore proceeding further, it must be mentioned that it

is the custom in Canterbury for the lendlerd to undertake all

-improvemsants, &0 that there is no arranging of compensation to

outgoing tenants,
Bo far, the "necessary? revurns teo induce the investment
of capital end the maintsnance of the industiry have besn cone-

sidered, There remasins that part of the rent which ranks as
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fgurplus®, in that it . is nsither returns to capital iavested

by lsndlord or tenant, nor a meintenance fund fer land, labour,

or improvemeunts, This is = differential reiturn srising out

H
[/

of epecial natural o

ituaticonal zdvantsgss enjoyed by that

land &8 compored with ¥merginael® land, This is "irue rent®

in the Ricardian seuse, which figures largely in the "unearned

increment? of the s5ingle Taxers,

The distribution of this rsturn varies accerding to the

various intensities of demand end supply existing between

[0

would-te lanGlords end int

of competition,

These considerations em tv point {o

mn
)]

-

nding tenents, and to the keenness

the fact that rents

of Ignd shouvld be clogely relsted to the preveiling rates of

interest on investments, and to a lesser extent upon insursnce

ang depreciation premiums, An additional disturbing sgency

on attempite to capitalise the true value of land from the

rent charges, is found in the fact thut the more extensive

the improvements are, upon & farm, the larger the part of the

rental to be clessed s5 interest upén pure capitel,

The same considerations cron up in the case of land selss,

A sale is usually of a bdlock of land - s typlcel fam with

all its improvements, and the price is guoied at per acre,

but inte the price there entere vayment for

improvemants,

These improvements are often proportionately greater in the

age of small aress than of large, and have & like significance.

in the land prics. ieldom, moreover, iz ithe value of the

improvements definitely set down at sales;

it usually is left_t

to the individuzl assessment of the initending purchasers,

There alweys exists, however @ close
3 1

between sale prices and rentsls; indeed, rentals capitalised

are often cited as sale prices, Contrasis

however, occur when & comparison of ths two

relationship

and similarities,

are made,
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(1) Rents are long period prices, inflexible for &
definite period on sccount of the deed of contract. in
Canterbﬁry, lcases of agricultural snd pastorsl lands are
seldomr lezz than seven years in duration, and often extend
to 14 years and 21 years, The true renial st the signing

of ithe lesse may or may not be the vruec rentzl in the middle

er &t ths end of the pericd, This will depend upon changes X

in the vzlue of land, and in the rate of interest, The rul-
ing prices for farm producte will also have a great influence,.
In o pericd of rising prices, rents will usually be fixed st
rates sbove sale prices, on sccount of the discounting'of Pro- .
bable changes which will bs mede in the competition by both

robably, in times of rising prices,

i

landlords and itenants,

¢

Y

leases will be discouraged on this account, The opposite

effects may be expected in times of falling returns ito the

farming industry,in the shapne of falling nrices for fasm

products,

(2) Let us suppese a person has the option either of
ieasing or of buying & piece of land; he wiil vguslly, if
he sees 2 prospeei of land values rising, pay a highsr price
(provided he csn raise a loen) than the rent capitalised

would give. Hie idea would be to pey intersst on & mertgage

]

rather than rent, because, in the Tormzr cars, he would be

sble to realise to hiz own advantaoge every rise in the value ‘

of land by selling, In the case ¥ leasehold land, the

.lessee!s interest ig often removed by restrictiocon on the right

to sell the geod-will, so that the fenant cannct realise the
value which the land has scguired, ¥ereover, in spite of
increases in land values, this value decresses Tapidly as the

term cf the lease nears expiry ..

i




remre—

In problems of sale and rent, the provision of the
necessary ready cepital to effect vergeins of this kind,is
important. ‘the psyment of a cash deposit upon the deed of
sale bolng signed, which is often published iun the #lerms of
¢ale® igsued, often limiits the number of purchasers, only

those sble to provide this ds

osit being sble Yo make their

g

demand effective.

nouldé large deposiis be the ruls, men of small neans

L))

will be compelled to segk isases, snd thus the rents g{fered
for lessehold lands will incresasse,

. At eales of leases, usually six monthgé(rent is required
in =dvsance upon the signing of the 1eaée‘covenamt, but this
ig smell compared with the deposit required upen acguisition
of the freehold, and that st & time when the buysr is sorely
in need of capital in ezsily availsble form for develeopment
nUrpoces, |

Lastly, the terms of the lezse rmusi be exemined, Eany
lesses contein stipulations restricting the free action of the
tenant, provide for inspection by a hated bailiff, =nd other-

wise cause en irkesomeness whliech cannct fail to be reflected in

the tenant's bid, The very fact that ha reeeives no consbder-

ation for improvements limits, in =il vrobvability, his devel-
epment to the full, of ithe productive powers of the soil, and
so restricts his rent-paying cepacity. fgain, such temporary’

inprovements that ho na
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reguire a very

heavy rate of deprscistion, =nd thelr temporary nsturs cannot

but adé fo their costliness,
Turing the past seven yesrs, a system of deferred pay-
ment has apreared in connsction with saslss of frechild lsnd,

Rasy terms of purchase asrs given so that, at firsi sight, &
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The extsnt to which the lands of Cantsrbury Proviace
czn be taken me typlesl of the land of Hew Yesmland raquiras
noticse, Cantervury is par excellence the gsgriculiural
rrovince of Hew Zesland. The conteur of the province is &

[T it 5 3 - minse v A o oms1 ‘N v 5 R
gufficisnt reamgon why Ithisz should be so0. in ng ot

vince does such & large nroporiisn of level land exist.
L S

s
rTany
by

3,

Seuthland slone of the haz s vonsiderable ares of lat

land, = Canterbury

In Csnterbury, thers also existis a large. azren of

samblance sxisits
vineces, as & past

1y

guality test, h

A 2 -] - -
Canterbvury® mution,

s . R . . r . \
with ofher proviness, than perThaps in any other respect

The area lg less by far, but the guslidly is superier.
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Canterbury dairy ferms class rather as heavy'agricultural
land, than ag pastoial, a8 it is only on the very richest
lands of the province that dairying is carried‘on, on

the dairy lands of Canterbury could be grown the heaviest
crops of cereals in the province; but the surer and safer
kind of farming is preferred, though on mest of these farﬁs
thers are also large erees under ¢rop.

A point that ma& well be claimed on behalf of Canterbury
land ie its versatility. 1 can be turned to almost any.
va:ieiy of farming witﬁout loss, There is little single
product far&ing in Csntsrbury, Though most farmers depend
in mzin upon ons phase of farming, few there sre who depend

entirely upon such, and scme fellow regularly the changes in

‘marginal profits obtmined from different varieties of pur-

suits, In other provinces. this is not =so, gemnsrally spesk-
ing. & slump in pasioral or daiﬁ& producis, and a conse-
guent rise in agriculiural products, would spell ruin to
rany New Zesland farmers, but this‘changa or any similar one,
would be felt leaat in Canterbury.

The heavily timbered charscter of most of the land of
obher provinces required a2 big initial ocutlsy torbring it te
s productive state, This was nov the‘case in the great,
grassy, dry, plains of Canterbury.,  However, yields in those
districis are obtained.anly after lavish application of
artifidial menures, which in Canterbury are applied almost
exclusively to drilled crops only.

Summing up, it seems ithal comparisons kbetwesen Caéterhu:y
lands and lands in other provinces would be difficult, but
that they would be m;st épprspriate in the case of nastoral
lsnds, and bui of little‘use so far as agriculturel areas

are coneerned, It is csrtalin thet the average prices psid

for Canterbury land is above those psid in all other provinces,
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Te == EHMAND AWD SUPPIY AS F4 HS IN LAND VALUES

{i) CONDITICNS OF DEMARD:

Lénd, as one of the primary factors of production, has
throughoui the economic age been the object of keen demand,
That demsnd is one which is iﬁtimately essocieted with the
number of persons demanding it fof the prime necesgsity of all -;
food supply. | The more psople in a country, the larger the ‘
fooa supply required, =nd the greater the demand mads on the
resources of the land suitabls for producing the necessaries
Tor l1ife,

with a growth in population, other things such as capital {
and organisation equel, the demand for each ﬁgit of,suﬁh
lsnd becomes more intense,as ig shown by the efforts msde to .
acquire additional units, The demand is effective only when
those concerned offer something in exchange; of ccurse in cur 1
present rééime thié is generally money or general purchassing
medium, The amount of money offered for the land is the
price, There will be a balancing of the disutilities involved
in the expenditure of the money in price, with the utilities
accruing from the posséssion of land, IT sales arc being
made at higher and higher levels, this points to the fact
that the utility of lend is growing, sssuming, of course,
that other things, s.g., the guantity of money and its
utility in regard to other things than land, has not veried
much,

This demand will arise out of an inc:eése eithsr in pop-
ulgtion,vor in the demends of the existing populeticn, or from .
gxternal demands, fofeign trade being implied,

Let us teke these in corder. The period sinca the est-
ablishment of the province of Canterbury, hes witnessed a re-

markeble growth in population, Though s deeire 1o poecsess
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lend is perhaps not conscicusly felt by more than one-half

cf the people, yet e&ll sre dependent upon the resourcestof
the so0il, and this very dependence intensifies the demands
of the v»rimary proeducers to acguire land. The more intenee
demsnd would be revealed by a higher level of prices,

The growth of pobulation has been brought sbout by,
firstly, the natural increamse; and, secondly, the excess of
immigration over emigration, In both instances there has
been a considerable surplus, and population has shown & steady
grewth,

Therefcre, from the side of numbers slouns, we can asBunmé
e steadily incresszing demand for land, especially_ag'the PLEG-

vince is almost entirely = rural one as to its industries,

Turther, we must consider how effective the immigrants
could make their demend; that is, the means they had at theilr
dispesal to bﬁy land, Unfortunately, only an intelligent
guess éan be meds, If we judge from the experience of the
land gllotment laws, it seems that the majority of the select-
ore we?e not men of capital, There was, indeed, & very
gserious scarvcity of monsy in the eerly days‘of the celony, so

much so that & pressing invitation was given to men of large

.capital to purchases "rune" in order to provide a supply of

ready money.

3

L4
The settlers in the First Four chips (Wakefield's selsc-

19}

tion) had 2ll been in possession of a gtipulated sum of monsy,

During the short pericd thaet immigration was controlled by the

Asscciation, thi=s condition was probably fulfilled. The abund.

ance of land svallsble at the fixed prics of £3 an acre (later
£2), provided the poriion from which new selectors made thsir

choice, %o indiestion of the intensity of demand would be

|
4

i
I
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revealed by higher prices uniil 211 such vacant land was

teken up,. The only evidence of.the intensity of demand
would be given by the numbsr of sales effected. The high
minimum price fixed fer Canterburyvlands hed the effeat of .
deverring meny of small means from purchasihg, especially
as land was available slsewhere at a lower price,

Yhen contrel of the immigration passed from the 4sssocis-
tion, the newcomers formed s heterogsneous cuérent, being
conposed for the most part of yeomen farmeyrs, labourexrs,

and domestic servanis, the grest majoriiy of whom possessed

very littls cash, Put they provided a growing demand, as 'é

they were of @& thrifity nature, and their savings were general- f

ly made with the view to future possession of lend,

There was glso ths flow (o znd from ths adjacent:rgold-

fields of miner-farmers, They possesegsd gome capltal, but
& very small amount on the svyerage; for those who becams

%
suddenly rich sgeldom returned to farming. The influsence of

the gold-fields was exerted in the pericd 1868 - 1880,

We must next consider how soon ﬁhese people of smsll
capital could make their demand felt, The rapidity with
which they could beccme effective demaniars of land would
depend smong other things on the rate of real wages, taking
the family as the unit, on the opportunities for saving in
the shaps of banke, Jjoint stock companies, and simiiar or-
ganisations, and on the terms on which they could assume
ownership, In such & condition of affsirs as prevailsd in
early Centerbury, the leasehold farms would be in grester
demend, &8 they would offer opperitunity te the lessee to be-
come & seni-independent producer as soon af he had asccunulated
a smell supply of capital. Jith such tenure he would noil f
have te pay away all 5is asccumulations to acquire the fes
gimple, lesving nothing to enzble him.to render the famy ]

productive,




winds; on the one hsnd, == the practically cerisin return

th

risky naturs obtainadbls from working a farm under lessehold

b

nerson, would prefer to aveild ithe risks which are & part of

indepdndent and semi»iméa§£édeﬁt ownershio, Fle would, there-

writsers of the sarly daye wes thetl the telescopic faculiy

A

¢ld ¥.Z. in the Jublles Humbers of the ®leekly Press? and

Lom

suld favour the laasehold, Falling prices and adverse

SRrs

g1l

was singulsrly lacing esmong a great number of an oiherwise

“Canterbury Times,¥)

their

peted much of thelr hord earned weelih in nericedicel dehauches
&t the hotels, which in those doys were far more numerpus

than

Zenlend from the early years, from 81l sourcee it sesme to
be evidsnt that monsy wages were nmuch lower the further we

g6 beck, and & system of Firuck® wages wss often followed,

This

at present, and which often were mers drinking shanties.,

Chviously, ithers would be & balancing proceze in men's

wages would be balsnced sgainst the profits of = more
tions, A pericd of good zeesonz and goed prices

would favour the wage sarnor {relaitively; and would

o

b

gme Teymers to become lshourers,

sceapt the certainty of a wage to the risk of lesss-

sr freehold farming. A Taet frenguently emphasiged by

K

The preecarious, Fluciuvadting and sirzrsnucus naturs of

s

eariier life had influsnesd them, so thalt they digzi-

@
m
ffe
3
«
o
o

There is no index of resl wag terbury or Hsw

5

obecures the rats of resl wegee, but 1t wae gquite pos-

that resl wages may have bsen higher et the sariy periocdi
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than st »nresenit, for then necessaries, such as meat, flour,
and dairy produce were chesp. The standard of living in
every way was less expensive to maintain, But it is certain
that fluctustions of wages were meore freguent and mors severse
in suech & resiricied state of indusiry ag then existed, A
large part of the work engaged in by prospective landowners
#a8 roed and bridge work, which was done on the contract
systenm, weather vagarise affected the regulsrity of such
work, and the caprice of governments sdded uncertalinty te ithe
wage rate,

Farm laobourers were'in fairly gsneral demwand from the
infancy of the induetry; but the nature of Tarming was un-
suited to thair constant employment upon ocne farm, The coun-
trect system of deing farm work wes much practised, especislly
when ebundance of work existed, Agsin, the lack of diversity
cf products forced seasbns of stress snd ldleness on the
farmers, s¢ that men were employsed only at intermittently
busy seascns, Go~operaticn was freguenit among neighbouring
farmers, and busy pericds were thus tided over without re-
course to the employment of asdditional labeur. The farm
labourers were never evolved as a distinetl class, but com~
prised moving workers in possession of smaell ersas of land

ingufficient to meintain them,

I have now dealt with the various pnszeg of demand for
land by those classes most closely connected with it, It
should be remarked that, though labour in Canterbury is fair-
ly mobile heiweean town and count:y, there is no appreciable

constant demand from the urban classes,

¢




In Engiend, o demend for land was occasioned when pos-

session of land carried with it political and social privil-
eges, ‘but from the‘political side, ne such demend has sver
arisen in Canterbury, on the social side, the traditions
of the United Kingdom have bsen in pari carried to New Zea-
lznd, and a vagus aspiratiocsn exists among msny Yo possess an
area 2f lend -- in pariticular, a sheep "run' of some con-

siderable size, The rfle of squatter is one which still

strongly appsals {to many, There never has been any tendency

apparent, tg aggregéte iand for the purpoese of cresbing a
numarcus tenancy for one landlord, Thers is no doubt
thet the lérge‘aheen farmer is regarded es one far higher
in the social scalafthan the agriculiurist or the dairy
farmer, & fseling cdue, perhans, to being the descendant of
the poesegsors of éome cagpital, who were eagerly looked for

here in the early days,

I now proceed to desl with demand as affecting the

' varicus grades of farms and farmers, In the sarly days,

the varieties in particulsr demand were ithe pastoral arses
¢f the western hills, and the rich cropping lands on the
comstal strip, The light lands of the mid-plains were
shunned, as alsc were the dear swamp areas, Thie is fully-
in accordsnce with the zule, that in the first stages of col-
cnisztion the richest lands are not neceseérily the first to
we chosen, bul rather those lands that cen satvisfy immediate

wants most chesply and conveniently. The esrliest settle-

Lia |

ments were mzde on the land to the west of Christchurch, and
for a distance of about 3¢ miles north end scuth,

Thne inventicen of the reaper and binder’and the increase

of population: Save impetus to the demand for cropping land,

and in extending the margin made it profitable to take in

A s
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beth swampy and lighter lands, the ldtter in particular,

The refrigerating precess gave thess same classes of land
zdditional valus for fattening purvoses, but added To the
etrenuousness as well as to the profitableness of this class
of farming, To escapg ths zncr esed supervision and lahouy,
many who were in the oosition to do sc, ag the resulli of
euccessful seagong, sought outv rune of larger aress where

the continual sirain would net be so severe, In selling

“their sgricultursel farms, a zroecess of subdivision has gZone

on, the ides being to meet & larger demend of men of moderate
capltel, for whom purchses of the whole zsiate would prave
too heavy s hurden,

-

During the past 18 or 18 y«

ﬂ.u

ars, there hae been a sieady
demand for pastoral land from the side of the rich agricul-
turists, A similar demand is alsc sariesing at the present
time from successful deiry farmers, whose prosperity detes

from the beginning of the century.

ot

In- thie cennection, slsco, there nust be noted the con-

stant endeavour to guit ¢ ndé dairying, twoe branches

=3

2]

Q

"ri
fﬂ

:‘: x‘ g

ot

ef farming where the labour item is 2 large one, and to
adopt sheep Tarming, where the vexaticns srising from the
caprice of the workers is neither sc severs neor so cgonstantly
felt,

¥one the less remarksble, is the increased demand of
recent years for light lande on the mid-plains, and light
lands generally whick high prices of preduce, the advent of
varied farming and other agricultural improvements, heve now
brought within the margin of pyrofiiabls cultivation, There
18 now s ready demand fér this comparatively poor land from
& clase of men with small capitals, and the success with

which they have carried through their venture will attract

imitetors on lande which were formerly pacsed over ss useless,
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43 I do mnot proposz te desl with urban lands, I negiect
the influences any demands for land for bullding purposes
ray have had on land values, Such influences may be said
to be inmetive in the ceaze of the land with which I am desl-
ing,

I hove dezlt with land zs affected by demsnds from dairy

farmers, cereal growsrs, aad pastoralists, but such o rigid

]
o
et
<
o]
3
ot
|52
Yy

geparation of demands is necessal ficial, Among sll
these classes thers is consitani scticn snd resction, There
is a universpl lew which induces the farmers as a body to
aim at obtaining sgulemarginal returns, and for the purpose -of
securing this, thsy will chenge their preferences for various
kindsg of land, It is only =new and striking changes in pre-
ference that arc noticed, while a great siream of consiasnt
and regular demand passss by unremarked, These chenges ore
particulerly facilitated in Canterbury by the versatile nature
of the land, and its ready zdaptebility to verious uses,

w

Before leaving demand, reference must be made to whatl

should be classed as an exiraordinary demand, viz., the demand

S

of the Governmsnt for lands Tor closer setilemsnt. Originally |

21l the lands bslonged to the Crown, and were diswozed of to

purchagsers by sale, Belisving that progress was being re-

tarded by the sggregation of lands in toe few hands, it was

decided %o repurchasze estates for the purpose of clossr esttle-f

ment, This idea materialisgsd after 1893, and hes bsen de-
veloped more extensively in Canterbury than in any other pro-
vince, Up to 1913, ash arsas of 363,607 ecres

purchassd from privete owners by the CGovernment at a ecost of

£2,324, 316, -Bueh purchsses ara conducied by = specially

1
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o

appointed Land Purchase Board, which ewpnloye competent
veluators to make an ascessment., .= To this agppreisement is
added 1¢ psr cent,, and zn extra 24 ser cent,, z¢ & preti&m
affecticonis,

b Zuch an sddition to'theAfcrces of demand, in addition
to & contemporanecus increzse in other similar increasing
forces, has had & grent effect in giving an upwerd trend o
Canterbury land Values. The constant upward trend of the §
cuéve of lsnd values since 18%6 may be said to ke partly due
to the influencd of & new and great demend on behall of the
public estatle, Indeed, cuch were the high prices prevailing,
and the high prices paid by ithe Government, that éyndicates ;
of speculaters often %cquired asiates iﬁ this hore of selling

wction received o

:l}
m

then at & profit to ths Coverument, &

u
check about 1807 - 2, when the State relawed its efforts to

buy land in response to ponulsr clamour, and the results of

guite recent years secem to point o a decrsass in the rate

b, e

¢f mdvance in land vsluss, : g

1
¢ leasehold -- lensg
i

There is an interesting indirect resuli from the action
! of the gitete in ite land noliecy, The Stat
-in-perpetuity system -- was sinest eguivalent to the fres-

héld, bui at ite incepticn was gought afier circumspesctly, and

L with some hesitation, owing to the high rents demanded om mc-
count of the dear rote al which the purchase from the originalﬂ

owner had been msde, Rising vrices made many of the estates |

gold mineg to the tenants, The enriched tenants found no

b

outlet for their surplus profits in theisr own holdings, owing |

#

to the nature of the tenure, and to the higher rates of
interest »prevailing elsewhere, A good deal of this surplus
may safely be zesumed to have besn invesited in other land,

particularly in the acquisition of blocks of freehold lend. i




Again, the lessee's interest

was increcsing, and could be

dispossd of, so thait many Crown tenanis hove reslised ilails,

and gought after cther land,

demand, The profits
by tne persistent efforts of

thzir 1ife, who were looking

iife an

(0]
W

veler mode of work,
returne, @& portien for their

stznding.

At the pregent time, wa

the flow of

(‘!
[N

thus

[N

nereagin

@

wmade on the Crown settleéementis were nade

2 body of mer in the prims of
forward %o securing in later
st least aa eguivalent rate of

families, and & higher social

accordingly see & growing

demand for pastoral land coming from the Crown temantis, The

state, by incressing supply on sasy ierms in a periocd of

as thsrefors ullimztely incressed

The inecsption of the Government Lend Policy has done much

to increase the labour difficulty on farms, The
¥

the agriculiurasl

by the cppertunities offered

labour supply were much incounvenienced,

1y be smet dovn the dscressing p

ennually in the province,

The guality of the labour

cressed efficigncy is needed.

mede it repulsive to meny,

the unfortunates

thes ranks of the agricultural workers.

the ¢onditiones on a farm na

lese sction betwesen employser

&néd so i

and tue misfite of othsr pro

flower of

workers! and farmsrs' song were attrzcted

t¢ scguire ferms of their own.

Conseguently, theose phages of farming requiring a large

and to this mey large-

percentage of cereals grown

kss fallen at 2 timse when in-
The charactsr of the work has
¢ften hneppens that only
fessions recruit
The irrsgularity of
it gifficuli to secure friction-

znd semployea, Hence, demand is

in preference dirscted towards lané which reguires ovut little

isbour in itc expleitation.

b
R
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OF SUPPLY:

wnich axhibits

veyoud that of mest come-

modities, tn short, it suffsre from inelusticity, and

nature has made it.

aren, bubl oot guiie 80 true as re-

gards guslity. Ioprovements wmay bLa such ar to include under
the definition lanéd, whst mighi formeriy have been termed

swaimp or desert, In foct, such land has in the main besn
*produced, * Hence, we must regard transport communication, i
drainngs, snd irrigation =z facterz tending te incramse the

supply of lonpd aveilable,

P L . . 3 P
The Canterbury land

2,604,048 ger

o

pwnerchip,

that it could

propristed by ihe Lntwk ury Aseésciatien in 188G, After this |

first pppropriastion, ths question of supply ¥was largely one i

*has sreo camnnot be altered sbsolubtely, bul parts of i

putzide the rsage of

demand, The Charter of tho Centerbury issecistion olaced it

in the pesition of = monopolist us regards the ssle of land;

g¢ iis

h)

ite con- ’

stitution wers chapad to prevent this. The eims with which

cynprises pa area of 4
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aad political snd cocisl gsins, rsbther than finan

ferad by the is

tuniform and swufficlent® price of £3 an ac

reducaed wnen its affairs wers transferrad
ments,

The money rod¢sipte from the sales of

deveted Lo szecuring lhs wel

cducational snd religlous institutions, and

81,

wakefield imbusd its promoters were of an altruistic nanture,

isl, were

sociation at the

re, afterwards

e the locel governe

land gere to be

are of the province, in founding

in promoting

public works asnd immigration, Thus =n air of security per-

gome of the land of the province, vul tals

scere seems falrly dear,

gven now, for

price, together

&

#ith a resiriction 88 to the ares which mighit be %ﬂught DEGe

tz: beundarice of the original gettlement,

ward to ithke mouth of the ashburton, and Ir

ward te the Zoulhern ilmns. futside these

s
£2
Le |
et
=y
o
s
o}
£
(3]
o)
1
:7"7':
2
|
)
i
g
1]
188
[ed

faw | hanrc witﬁin

he area of

sJaipars River south-

om thet line westie

X

poundaries, to the

cstates wers founded,

Bence, until sbout 1878, ithere remained a supply of

waste or upnselecited land, and this centinue

lend of otaer preovinces wasz all purchased,

migration, and the presperily of U
rempined unsbatéd, it was then thaei a

d te =ell ab ths

uniform price of &2 au scre, oo that long afler the avallable

Cazatsrbury still

-

g wasts landg wore adb2orbed, no

ontinucug im-

ne setilers, the demend

gunitraet apoeared

the relativs productivity of +the large monovpolist ereas on

the borders of the provinge, and that of ne

ighbouring small

farus, antagonism nad long existed beitween the large land-
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penere and gll smell intending selactors, & landownsrs!

governzent, anxicus to secure land revenue, and o sntsurnge

the immigration of capitalists, had framed a Land Iaw éx-

tremely favoursble o the aggregation of large estateés, A

first optlon over all nelghbouring lend wasz granted te all
t

. BN
e

aselasclors,

0
)

ve risa to operations texmed “spotting®

and %gridircning,? ivo deviezs barring all chance of entry of
new selectore, and restricted the supply to a very great ex-
bent, & good deal of the Lsmad so affected wazs uned by thess

lapndownere frse of cost, and such illicit nrofits seccrulng to
these mebhods were later spplied to purchasce the enclosed
land, and s¢ form one large consolidmted blockiout of the

whole,

and the smallsr farms of the vicinity induced the ery that
thess estastes should be buret up on behall of the land-hungry

pearing a:

Bir Juliuz Vogel's Yborrowing

snd »ublic workes peoliecy in

had so improved communicalion that many of

o
g
w

e,

o

L 4
&

i1
feid
«
D

i

o
[y
¢

m

these estatss wers no longsr subject teo the discdvantegse of
¥ B

itolation from marksts, Kothing esuld be dene, however,
t

theoss of the

w
(6
&)
Q
H
e}
s
gb

Irn addition, the

NEN=70¢ re°sive

raevolutionise Tarming, =nd to sccentuste the zvils of & bad

digtribution. Little could be done with a2 pariisan party

I
|
J
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in power in Parlisment, aznd indeed the more ssricus need wae

"h

te nilicy to pursue. Tha repurchasse of

ole

in

(&0

that of = def

(i'

lend was & tosk s yet tee cole=zazl for ihe CGovernment to
underiaske, WEile tha assumption of compulsory powers by the
Stele was leodh‘ ot nokenees by meny 28 a too sotialistic
step, cven for the particulsr ohject in view, rsrsaver,
Iand Settilement had
been éery 2oubtful sucessses,

But & new radicsl parity resched office in 1881 under a
naw franchisg and importsnt legisliative changes became the
order of the day. '

In 1B93, the ncouisition of the Cheviot lstete (to the

ny - A e >\ ~ % i cm v (== L 2T =) t
®,8, of Centerburry) by the covernment zs the result of s

1

axstion, wves somathing

getic Yinister of lands,

poartunity to test

some long therished ideas uwpon lond distribuiion,
Thie dazal made aveilsble a large aress of good yestorel

roeded and

snter the bellot wvhoe had satisfied the laand Zeard that they
were in o suitsble peeition to embark upon the vndsrtaking,
"he fenurs given wes known ns the leas se-inepsrpetuity, as it
The success of this venture wos sc parked thel a policy
of repurchecing estates wos modellsd uvpon it, and with slight
medifiestions, ¢till is in foree. In Oantsrbury, on ores of
262,607 scres, commosed of nll varieties of land, dut in
which the agricultural kind vredominmies, hae bheen purchased,
and unon it have been iocated 1677 landholders, by far the

greeter mejority of whom ore merried with families,




inother woy in whiech the Steie aseisted to augnent the
gupply of land in the morkst was Wy fuciliteting the iransfer

of lend by introducing the Torrens &ysten in the Iend Iransfer
& >

et of 1870, Tair Act removed the friction fo tranefers |
2 il
seused by tho expensive conveysnceing hitherte required i
i

£ vperenniszl gquestion of imporiance cencerning the supply

i)

of ian¢ is tazi releting to zagregetion of noldinge. in ,
meny cuses many small Tarmers have consolidated adjncant fartms |

with their own, affording.ss thsy can, to pay very high rates

on .nccount of the special conveniencs of purchnses of neigh-

[ 23
]
-
]
fo
Ly W
a3
=

iglds, ' i

e the othsr hand, there have been frequsnt priw ate

gales of large estates in comparstively pasll subdiviesionms i

for various nrivate roascns. The Slanmari, Longbsach, Laghmor
sueh
3 : oo b1 Yiay & . -3 7 % o - el >
and Springfield hsiates are famillalr :av:l of /sutdivisions,

classified nepording to zres, Theso tebles I subjoln,

s above p,
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The eass with which evesion can be effected by regrading
downwarde, snd by subdivision among membere of fomilies has
had the effect of lsszening the ephere of usefulness of such
legislation,

To thie legislstion mey be a;tributed in part the
temporsry checks noticesble in the advance of land values
between 1900 and 1812, owing to the interﬁittent nlaging of
guch large estatss from the margin upen the market ﬁmnediatexy

after o fresh imposition of ithe tax,

| Supply cannet bs passed cver without reference being
made to speculation as n feorce in bringing supplies of land
into the market., Anyons conversant with New Zealand during
tiie past twenly yeare will ofien have remerked on lhe ghen-
omenal growth of land agencisgs, cspacislly since 1800,

fYheee agencies have,in the main, depended upon commissions
for their profits,

‘Tgrning solely to their influence cn supply, that has
plainly Eeen te increase the fluidity of 1an&, g0 that s
wider rangs af'quality snd & larger ares =re noew availatle
to the selectior, This being ths case, it might be assumed
thet euch & procese effscied & betler sdjustment of personal
quelities to verieties of land. Again, prossure ie brought
te bear upon ownsrs of land io sllow them %o placs their
farme on the market, the agent underisking all the expenses
of msrketing. It can hardly be imagined but that 2il this
sction increases the amounﬁ of land ch the market, and to-day
8 greater proporition of Canterbury land {s on ths market then
gver there has been befors,

The reason for ithis zeiivity in marketing ;and may be

aidributed to meny ceueses, ameng which, the rise in general

|
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prices, sspeecially of fere products, holdes an important

placs,

Furthermore, the roving naturs of the colonial,

his lack of family traditions, his splrit of adventure,

help to make Him & willing victim to ths exdéitemonts of

gpeculative deslings in resl estate,

{44i) EXAHIBATION (F CHRTAIYN SPECIALLY IVPORTANT

CORDITIQUS:

8

Land ranks as one of tiie four great ageale of production,

and ms sach of these orovides a measne of cresting wealth, @0

sach wust have a price when tho supply is not such that any-

ene desiring e guantity of it may ap rigte just what he

wante, without troubls or sscrifice

In & community where all lsnd is of egusl guality, Te-

garded from every point of view, and where poepulation is

goant end aliogsther ocut of proporticon te the yileld of fcod

supply from ihs land, land would be .as the air, & possessor

of utility, but not of wvalus,

The incrsase of populaticn wounld bring pfessure tc bear

on the focd supply, end land, being itec scle source, would

then

actquire s value, or be obisinsble only &t & price, It

is in the relation beiwesn food =zupply and ﬁ“nulation thet

land acguires ites chief sconomice importancs, Cn this as-

sumption, then, and, neglecting improvements in the nroductio

of foodstulfs apsrt from land, ithe growth of populatiocn and
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- the increases in the price of land, should be saxpected to
vary councurrently, and such concurrence would undoubtedly
gxigt in an isclated stata.with no imternational trads,

The introduction of fereign Erade removes the price of
land cut of ths range of mersly locsl influences, znd places
it in s position in which it is determined by a world-wide
movement, thus bringing it into & wore dirsct iine with most
comﬁadities‘ 4 relation springs up, then, vetween all the
lande of ths world ¢oncerned in the fereign trade. 4 study
of English land values gives interesting ?raof of foreign
trade infiuonces,

The valus of lands in United Fingdom

(&3]

between 1864 and 187¢ rose 1& per ceat,

¥

2

" 1870 end 188¢c - ¢ 8 w

(3]

kK 1880 wnd 189C¢ fell 16 "
i 1850 end 1800 “ @ "
The fall in the decsde 1887 « 18802 is ceinclident with
the introductiion of wheat into the ZInglish maerket from the

areas 6en the west of America, which about tnis time were

tepped by railways; 8o that thelir immense returns became avails |

akle fer the Unglish consumer.

I am awmre thal this decade wos one of falling prices,
‘but this of itself peems insuffieient to sccount aeguately
for all of ithe large drop of 16 per cent, -

The introduction of intsrnational trade bringe in
aunother faotor, whose exisience has Degen slmost taciily as-

sumed, it seems that & parallel should exist beltween the

eost of food supplies, and the value of lend, or even gironger,

that the value of land iz & rvesultant of the price of food

producte reised from it, 7t might be sald thet these very

AT SR S
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products ere & part of the land itself, and consegquently thab
8 very ¢lese parallel should sxist between their respective
prices, Tn this matter nglish statistics serve the pure-

poses of illusiration sgain:.

VALUE OF LANDS IH UNITE IsDeEX ROS, OF WHEAT, BARLEY,

- KINGDCK: QATS, BUKF and ¥UTTCH, PORK

and BACOHN:

Botween .
1860 and 187¢ rose 10 p.c.  185¢-9 and 1870-9 rose 10,5 p.c.\;'i
1870 and 183¢ © 8 p,c. 18609 " 18709 " 11,6 " |
1830 ® 189¢ fell 16 p.c. 1870-9 " 1880-9 fell 14.8 "
1890 ® 1900 * @ p,o, 1BBU=§ ¢ 18909 ° 15,6 *

SREES L, ST ST

{HOTE, == This and the earliier table nre from Woroteotive
and Import Iuties," p,103, by ¥Frof., A, . Pigou),

This comperative ifsble shows the c¢lose concurrenes of

values between land and the prosducts of lznd, theugh of

course it deoes not itself explein the association, znd 1%
suggeeis the influence of {orsign land,

It must we noticed that in the case of worldewide land . ; ?
values, direct omd indirect influences must be separated, i i
For insiance, thu fTood praducts nf the Vesi Indiss do not
compete direeitly,to amy exteni,with those of ingland, so

that Snglish imvorts from the Vest Indies show no direct N

+

inter-re¢lation to “nglish land valuss A different maiter !

erisse vegerding importe from Hew Zesland or (
English land vsluesg, And Tew Tealand, Cencda, U.8.4., and |
Austrelia all being compstitors in almost identical products,

thers exisls betlween theém a rivalry which is reflected direct-

st = |

1y in the movemente of their respective land wvelues,

‘uu

i to the date that Canterbury began to be & producer L

for the world's markeis, we ﬁay safely cscume that local
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markets were the guiding influences on the price of the land
pastoral lend may in pert be regarded as osutelde this local
influencse, its chief product .- woel -~ hze always entered

more into feorveign than into local markets,

of gourse, demand ané supply fix the price of land, as
they fix the price of all commodities, and in the cose of land
wvhers supply cennol bs increassd in the ordinery sense, only
s wmore cguiteble distribution can prove = deterrent upon riges
in the waluc of land, That isg,the ownership haz to bhe
gpread cut or diffused, and net concentrated.

It seems @ natural eoursse for land to sooumulate in &
few hands in most countries where legislation takes no heed
of the disiributjioen, In Hew ¥easland, public opinion has had
a decided antipathy te large holdinge, and this has cslled
forth & mass of legislation in opposition to aggreggtisn.
“herever it has accurred, the state has made great efforts to
brask it down,

3

The action of the State in its limitation of areas,

limitation of egtmise, iand repurchase lswe, and taxation, has
been examined in the sections om Demand and 2upply, snd I
ghall only recgll 1t here as one of iths factore having great

influences on the price of land,

The rate of interest on land investments ie another '
factor in the determinstion of land prices, which must be

notad, The easy, elmest permanent rate of 4 per cent, at

which the State fixed rent as a ratio to the original caplital
value, maae settlers on Crown lLeagess disinelined $0 purchase
the frechold of their tenancies when prices snd interest sub-

‘. sequently ruse, They preferred to invest in other directions




most of all in other lasmnda, and in conseguence thasse pro-

fite, by incressing ths demand for land, incresssd its price.
3 &

he raite of interesl on land logns was
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high, 23 the security wae thought to be wesk, end the supply
of capitel was emall in comparison with the amount of develop-
ment to be dona, worasover, cepital from clder couniries had
not then acquired its present dey Tluidity, ilegal restric-

tions mnd local demands slse sdted aguninst ite migration o

Vowadays, owing to the metivity of the State in provid-
ing a national ssourity, and the progress of co=-opsration,

thers is no fear for the sscurity, and a ready supply of

Azain, the natural coursse of evenis in the case of new
pountries tends towsrds g falling interest rate, as capital
Bteadily écaumuiatea and seguriily improves, Espscially well
favoured in this ﬁaﬁ wos Canterbury, for the raie of interest
in the Unilted Zingdom began to fall. al a time when it wze
nost required for development purposes here,

The zreater thé eas2 with which & farmer can finande his
undertaking, and the lower the rate of interest he has to
pay, the higher the price he is Lemptsd %o pay for the land,

Uther things belng equal, & man would nay 200 for a
asction 1if fthe ratsz of intsrzet were & per cent., bul would
enly vay £100 1T the rote were 18 per cent,, supposing the
ennuel return of the land to bs about £LC in value, Fut the
value of the mnnual rebturn would mo$t provably be different
with the differsnt ratez of interest,

Such = change has coms sbeul in Canterbury, The poor

Q

security, the scarclty of cariisl, lzck of co-operation, left

financing in the nende of a few lenders, who, if sub-agents,




hed themselves to pay a heavy rate of interesi fo insure

the immlgration of capital from lngland. In this sgtate of

tnings, intersst rates above 10 per cent, were by no mesans

..

unknown. A8 Tegards the rates of interest in Hew Zealand,
sse tavie L-ege.qs.

particularly high rates were the rule aghout 1880,

dey

5

{o-0paration and stnte intervention gaves o bvetisr e~
curity and enzbhled tha rate {6 e considersbly lowered, while

& declining rats in the s

M
A
[
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money market from 1844 - 1900§%
made inveslors more inc¢lined Lo zeck foreign securities,
Conseguesntly, in gpite of cager demands, the rate steadily
fell to on¢ half of whéﬁ it was, enabling prices for land to
rine, The rete of interest would proevubly nave fallen still

more but for the demand for land increasing.

-
field

e

™

AS for investment, land oeccupies a faveurite
sogition, duch trust mongy is invested in land in prefer-
" ence to stocks and shares, owing to the belief thet "whatever
haprens the land remeins® -- 1t is an indisscluble investiment.
The influsnce of situstion may now be brielly considersd,
The sccessibility of land by road, rail or watsr to resdy
markets improves iis value ing-
(1) Les® cost of transport of preduce;

(2) Capecity to tske inmstent advantage of sudden

7ICE,

P
o
—

.
n
e

in nature of produce, which can be
reiged 8t & profii;

The importence ¢f gitustion, of course, veries sg the
nature of ths product of the land, Zerly nastoralists

ttled in remote hilly districte, beceouse their output of

e
-4

;1!

woel needed but one trensneri procese ennually. The more

#See Journal of the Royal Statistical Society,
March 1912, pp,361 et seq.
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intensive the nature of forming, the greatsr proportionalily

ere the transwort and merketing expenses, and henceg the

S,

higher situational value will be estimsbed.

hig
Another net aliogether unimportant situstionasl effect
arises when a buyer iz induced to offer a price highsgr then
market price for & pieée of lznd in close proximity to his
ownl, His mobtive for such an offer mey arise out of his be-
iief tnat nis éxira outlay will be rocouped in the future
by sconsmics of convenlence oy other sdvanitages, '
in conciupion, thers remsin the psycholegicel and sooial
factors %hi@h tend Yo make & farming community & sisiionary
‘ene, greatly asverse bo changs of hebliatb. In the sarly

- 5

dscades of Canterbury nistory, movemsnt of the selilers seense

i

i

te have been ianfrsguent, Tue ideal of the Asszocislion

settlera sas the foundation of & unew home, and itz sndowment

with apzagintions of & clinging nature, They brought in or
asopessed lator a varisty of personsl property, whien it would

be difficulit to zhift in those days of poor tranaportd. The

later gold-fieide immigrents ¢did not throw cut such deep

vogts, and Tourided homses with bhut 1ittle encumbrances, so thal

they could readily take Yo wandsring again, ¥MoTraegver, Weauns
ef transport were im?reving rapidly, se that the difficultiesg
of shiiting were yearly bsocoming less, and this improvemsnt
has continusd %o the present day.

The parochioliom which seesme %o evoelve in agricultural
communities tende ¢ csuse local markeis end umeven prices.
The farmer comes to look on his land ez & part of himsslf,

znd he dislikes to venturs on to s Iroesh area,

FRETR-o Lo e




dueh coneervation ns a forece had received & severe

JLOW

18 far af the Canterbury settlers were concerned, Vexy

s’
il

iy

gtrong Vvies nod been vroken when they hed smigrated from
Eritein, no that chenge was ne longer a Iormideble task,
Again, ths roving spirit wae gncoursgsd by the forces

of speculdaiicn. Such speculetion is stimuiasted in times

of rieing prices, and when thsre is an abundant money supply
in the country. Thus, lend speculation was rife after
Vogesl's 1870 borrowinge, and it has been increasing roapidly
since the beginning of the 24tk Century. Such land boonms
seem prevalent in times when caplial is rsadily available,
or when prices tend upwnrds |

fhe effscts of speculantior sre very patent to the most

casusl cbserver in Csanterbury, in the respidity with which

farms ﬁre'changing hands, and the growth of the lend sustion f
b
end sgency business, The great extsnt of the use of creditl :

in land {ransactions has mude e given deposit serve a wider
purpese, and in sc doing & sharv check to rizing p ¢s Bas
bean cbviated,

The opinion of Ddr, J. ¥, Zoilraith is that "the dairy-
ing inausiry hos done & vest desl to promote land speculation
sinee its incuguration, bui particularly =ince igga, f

Farmers can securs loans by raferencas to the Stete Loan
Jffice, or, rather, the Advances to Zettlere (ffice, inau-
gurated in 1804, to assist the lLend seitlement bolicy., %hie
provided a Tund of working capital readily available to the
settlgrs, The Government abtéinaé the necessary fundes by [&
ipans in Londen on ﬂew'zealand land security. 4L mazimam

armount of &£1.80C, 000 was to e raized anrually, and was to be |

ot
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.
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he low rate of 4} per cent, A great amount eof

#*courss of Prices in ¥ew Zealand® Ch.XIV. p.99
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the earlier wzdvancos was used by settlers toc pay off former

lemns from private financiers, which had been obisined st
highor ratss of interest, |

Up %o 1915. 3,600 grentz had hsenAmaae in the Canterbury
province, invelving o total sum ongl.SEE,GGG. This large
suz in itsell muet have had a vary considersble force in up-
1ifting the price of land, in addition to the influence that
s knowlsdgs that such easy anq‘ready asgiztance was aveile.

rbleg would sxert upon tne forces of demand,

The fanterdu

¥y

v, Azsociation, By its sllocatlon of funds

for

i |

ublic works, gave much land g valus which would others

wise have besn passed over, Hoande were rasidly constructed

]

in @ odistrict eminentig s*itéd for their sasy con%tructicn,
snd the river barriers wero stendily bridged, For nearly 20
vears imperiect seccessibility to the ehisl port wse a ssrious
drawbsck, but an ambitious undertsking was completed in 1867
by the zFrovincial (overnment, when the iyttelton Tunnsl
pisrced the Fort Hille,

Beilway construction wae slso pushed on, Such worke

o

deponded for itheir existence on the sgle of “"waste® or un-
zllotted lands, and it ies a very heslthy =sign of the demend
for land thet such sn ambiticﬁﬂ volicy of preogress could be
conibinued, But the scanty nopulation and the surplus lands
prevented any appreéiable risg in landé values from apyéaring,
and the public werks policy tendegd to diminish the differen-
tisl sdventsges due ic gituation,

1t is generally in thé egrly stages of the development

¢f 3 country that the public works policy of the Slate stands

out in beld relief. ¥or thig rzgeon, reference must be made

ol

Al
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to Bir Juliue Vogsl's ambitlous borrowing policy of 1870,
187¢ woes the bottom of o trough of depression wnich held
swoy in the sixties, The couantry was languishing for want.
of capiitnl te develop it. Yogel, in 1890, carried z pro-
doeal to borrow £5,000,000 in London, to b3 used in an im-
migration snd public works polisy.

Thie canmes into opsration abeuﬁ 1872, =nd immediately a

s

"hoom® set in, Buoyangy iy trade wss ithe grder of ths day; &

&

monay was plentiful snd prices zoared upwayrds, bearing with

them 1nnd itgell, in particular, Tarn produ ﬂta rose merked-
iy in =mrice, This in spite of the fact ¢ t waste lands
®

wore otill obininable in Centorbury a2t 2 ax acre in almost
unlimited guantity, The zotivity in selecting that went on

in these lends is eshown by refersuce to Teable H. uring this
inflaticn period, however, ruvstantisl benefils were secured |

%, Tha construction of means of

£ lﬁvtimg force, and so land

rvalues were maintained st @ high level, even when the ensuing -

The lznd en ithe Centerbury nlain” beé slwsys sufferad
from $carcity of water, and in sunmer droughts were frequently-¢
zevers ¢n thase light textured isnds, snd often entsiled a 2
largse loss of stock, Fepecinlly severe were these droughts
en those farmers situsted on the lighter lands, which wers

ible to use for sheep farming only., The CoNsequence
was that ferms on the pilaing vem -i“Pu large in area end lew
in zereage value, A marked change hat come about since i%
has bsen reslised that the waters of the greet rivers cma be |
divertad, anc sent in water racez acroes these plains, A
drought is now scarceiy feared at all, and loes of stock
through scayeity of water never occurs, The wster races
were constructed esrly in ths eightlier, ond so benefited

the value of land that some of the high prices which ruled

in the mid eightise may be in part set dewn to this great wor




67.

I bave now made refersnce fo the infiluences of the mein
sarly subllc works, bubt s Jallcy of auva c¢ bhas besn cone
tinued sinee, and it io perfecily cerisin hss dong much to
yrometa an ingrease in the values of land -- ¢ create for
the lsudownar o aertéin smount of "unearned increment.¥

]
The natureg of ithe proviace is one, however, where extensive

. and their general in-

p,

public woprke have not been ragu

fluence has beon sbsorbed in that of zeneral progress,

I now proposs to exemine the epoch-making changes which

inventions have brought absut, and to give some indication

¢f their effzcis, am shown by changss in Cantsrbury land

CEGpping-inACanterhurg wing carried cul in the {ims-
honoured oxtensive wey until the mid-sighiies, The great
difficulty arose over the actusl harvesting of the grain,
Fafmers were prevenied from growing mnore vheal simply hacause

the labour of narvesting wss so costly, and z¢complished so

Litvle, ~ “hils & much lorgsr arcs could ke cultivated and

aown, if nscessayy, the crop could not be szaved with ceritainty.

The destructive nore-vest winde, which sprang up suddenly in
harvest time, playsd great havec unless harvesiing could pro-
csed with greant rapidity. fn this mecount, tne valus of

agricultural land was restricied. The perfestion of the

sida dalivery mower (Samuelson! and later, in the mid-eightles,

b

of the reaper and binder (Yoods & Uamclormick) largely over-
cama thie difficully, and brought meny lands within the

margin of profitable cultivation, Lzpscially lighter lands

profite bocause of the sase with wialcn laryge areas could
ve derlt with, If sny farmm nmachine nas caussd a radical
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change in faruing, it iz the romper and binder, However, &

go that mew a very high class of implements is in generzl use,
the invenitions being such ug to have eaused & gredusl, rather
then s rsdical cheuge.

Ine sweeezsful founding of the meat-freszing industry
intrsduced a diversity into t@e nagture of agriculiure tﬁat
was hitherto wantiag, revious te 1B8H, lsngd was oroppsd

down in vesture or folliowsd.
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I wany cases, yoear eftsr y . bthe same land was cropped

i

witheut any slbempt to restors lis neiural originel fertility.
The esbeence of & large demand for meat rondered shaep
poor iavestmenis on apy bul very large esitstes, and, in ¢on-

~

sgouence of the low volus of the carssse, rsps or turaipg were

net grown for faitening purposaes, Fellowing and restlng were

westeful anc restirictive of rises in wvslue,
The position began ite change to & noticesble degrea
after 1885, zné now o carcful rotation system ie successfully

of crops iz grown, sné stock

o

is mainteined, while ths lsnd iz also kept in good heart with
a miniéum of artificisl menure, Tndesd, mEnRres arg menu-
factured from the bywprsducta of the sheep at the freeging
works, and can be applisd to the soil undsr conditions ine
velving s minimum co%t and waste, and in sccordence with the

Le

o

8% principles of sgriculiursl sgience.
Improvementis affecting csresl growing heve been hampered
by the supsrior advantages of foreign vivals, who were in~

¥

poesession of hazndiwzs troctie of ridh corn-produeing 1and
ané cliose bo the great Zuropsan mhéat naxkets, and to the
mecninery manuiacturing cenitras.

Though ;;c 3t profite were made from cropping, the in-

Tluence of diminishing returns in ths then unsclentific state

e




of farming, acited =s a steadying influence, Canterbury,

wheat growl

Flour mille, establizheld early in the days of the proe
vince, have shown littie sdvance with yoars, though the

stone zoll

roller, and the small townshin mills asve disapoecared, the

induatry bveing
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ar procsess hes been supersedsd by the machine

to the frozen mutton iandusiry ithat Canterbury

wefore 1852, the absence of & foreolign market, which was |

of transzport, made the faiiening of gheep an’

¢f the Christichurech Heat Company in the emrly

Ayl =
TdaA

¢ the
war 8

ng, and more to shesp ferming,

now almest whelly lecslised in the cities,

g1y limited to the satisfaction of lsocal demands.|

ing worth little as shown by tha wnrices then

a sucessaful eantranca ts the Lendon merkets

2248, and drznch works were opened at Timarw and

Ge.

nroducing aras of Hew fealond, has in recsent

]
=

& of her productive energy to

an e¢xplanation of the greater part of her

5 X = |
¢ valuss, :

of the product, and

shaen were kepl almaest solsely for thsair wool,

the refrigerntor procems led te the

way {0 advance.

conn Tollawed by =an é«,:r&tian in the maethods
the lighter lznds of the Trovince were brought

nent uvee for the purpese of supplying “Prime

zheep to the freesing works. The freszing

a negw c,Jpﬁﬂv commenced onersitionsg at Ielfzet
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with ethsr brangh factorics, Thug, &« blg demand for fat
sheep sprang un, and conpsgusntly all land euitable for grow-

ing crogs of fturni demanc for

reflsobed upoen

L 56
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ein's formers

znd fabtten sheep,

areas to fattena,
Ccn:eggshtl"; tue posteralisls in the hill couniry wsre ase
sured of o demand for thelr store sicck, =nd found that breeds
ing wae Vecsming profitabls and yaeldzng profits on a paz with
a;ne from their Tormer sols product, wosl.

this demend for the nsw joint product mads, in turn,
thsir lends stiil more veluable, and mere farmers desired to
cbtaln this nerticulsr gualkity of land; for this psrticular
branch of sheep-forming not only brouzht better returns, bub

necesgitated o laess strenucus existsncs, and steod high in

eocial sstesm, The demend £1ill continues, and the agricul-

is contipualily invading the purely rastoral, which

ig yearly rapldly diminizhing. ¢ keen iz the demznd fox

,‘

that sales of

or two
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garlier day ured solely o

value wnic gnhanced By

along the coest were, in the

graging purposes, and had &

tne proximity of the higher plains

ec lievle to sufier from drought.  The ksep-

pones of bubtter snd cheese making was

upply a narrow lecml marikel, thsre

1o export trade beyond australia, The weginning of

ale industry

stive Dairy Compa

I"ﬂ
¢t

undzritcok to buy butter fe

the Brocass

time deprived nim of some independence in mak-

ing bargains

sn in tne foundation of ithe Sefton

in thne mid-sighties, Tais Company

& great deal of laboriocus work,

-

veptures wore shurted at Tel Tapn and

Addington, out it is

goncerus

s vrocaricus existence, due in part to

ﬁ

the lack
Athe ferping communi
acccunt of their compgtition
industry, encé from the fact

i¢c farmers who supplied

and in part ito the hostility of
locked upon them with disfavour on

with the ¢ld sstsblished damestic'b
tnet it was generally the least

-

the factorice with their milk.

wes regarded e something of a disgrace far

1 oonseguence,

zblished dairy

farmer to send his milk to a factory,

where it would be contamina
scrunulous nsighdour.
long time cenlt with kno

disfavour upon the

3

&6 tnrough mixture with that of his
Agein, local consumers nad for &

gairy famuers, and locked with equal

made articls,
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depression continued until the frozsn meal industiry
necéssitated the gquipment of vessels with cooling machinery,
whan it becmme possibls for iew Zealand bubier %o appesr in
British markebs, This geve great impstus to the co-opera-
tive businesses, s¢ that with mdditional careful yreparation,
they praciically captufsd the leocal market, teok in the sup-
plies of {hose who were before Ilndependent, and did away with
domestic butter-msking. This complete conguecst was .accomplieh
gd by 1696, Thenceforward, sxpansion wes steady, new cream-
sries and factories were bullt, sdditionel areas of land were
dgveoted te kesping cowe, drainsge of swamp lands wae prosscuted
while to mll dairying land much value was added on agcount of}
the sure returne to be obiained from tha indusiry, The
foreign and lognl wnmarkets were steadily expanding, butter

was an ariicle that would net psrmit of long storage: its
suppiy could scarealy be incrsased appreciably by a very
favourabls season; its procduction was little aliered by
weather vagariss; and the companies poid the suppliers month-
ly.. 411 these conditiocns made ii & favoured industry.

But the labour difficulty was from the Tiret an obstacle
to dairy farmers, and.their main compleini referved to the
lack sf‘compeient milkers, The result often was & limita-
tion of herds to unduly small dimensiéns, and this scted as
8 cﬁeck on the rise in velue of deiry lsnde, & check whesa
weight was diminished by the rapid riese in the price of butter,
From 1945 onﬁardé milking machines were inestalled on many farm%
and thie permitted an increase in herds, fhe demand sov far
haé 5&% been satisfied, and has resulicd in high prices for
deiry céttla;iso thet the sxpense of selting uwp &« dairy herd
has incressed, Thin hans deterred many of zaall cspital from
enteringAthis industry, =snd the natural result of such a
restbiction of demand has exertsd a réstraining influence upon

increaces in land prices in rsceni years.,
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It is the goensral belief at preasent that the dairying
industyry will expand greatly in the Future. As, however,
all the land which is at present considsred suitable for
dairying ls occupied, sither land at present reckoned ae
waste, oFf land deveted to some other purposes, will havgto
be encroached upon, to permit this increese,

The increased uses of the substitule margarine in the
world's markets ls a matier worthy of conmideretion at this

time,

In the sixtiee; rich gold fields were discoversed inm the
adjacent provinces of TFestland and {tsgo, and the "rushes’
te these fields consi&erably depopulated Canterdury, ftrenu-
ous effcriz were mads te leocmbts & gold Tield within the pro-
yince, but in vain., Tﬁ the farmer, however, the great ine-
flux of populstion into the colony s & zhiole proved better
than & gold mins, for & market was found for all such of his
comuodities thet would permit of trensportation to the gold-
fieldsn. ‘heat, butter, flour, pork, ocats, chaff, fat ceitle
and sheep wers sent thither in lsrge guanitities, znd secured
the advantages éf the high prices ruling there, Ths faect
that Canterbury wse the nearest scurcs of feod supply tothe .
gold-Tieldr acted as & powerful force to steady the decline
in the valus ¢of the semi<pbandoned land of the province.

The graduasl working out ¢f the allu§ial éurface gold
left many ersiwhile minere without mn occupaticn; and, as a
great number of them had veen Tarmsrs prior to their digging
days, ithey were drzwn back te the land, The uwnatiractive

nature of the lznd In the geld-fields provinces diverted many

s




to {anterbury, and the ultimaie effect of the discoveries was

the addition of a.hard&, sturdy, stamp of men to the popula-
.

tion of Canterbury.,  Indesd, few of the older farumers of to-
da&Iars withou! some connection with the gold discuoveries,

Taken ws & wahole, ithe gold discoveries can have sdvergely
affeoted tne value of Canterbury lands but little, and records
of any such offects are not apparent in the sdles of the period,
Tho ensuing rise in all nrices, and the succeading influx of
population, 4&id much towards giving land velues an upward
trend, The dieceve:y gf peyeble gold in Caunlterbury has re-
mained an unrsalised drsam in o prevince whose onrly mineral

wealth consists of a small supply of coel of very indifferent

guality, found in the foot-kills of the western district,.

The conditicns of,%he early days were those of a self-
supporting cemmunity, énd,in con56qﬁence,_local warkets were
amall, There wesre few who were not directly connected with
farming; for towns did not guickly spring into existence.

The following shows the percentsges of the papﬁlation
living in boroughs and in countles at the census periods.
Eérlier information would probably show & wider divergence,

and & grestsr proportion in the couniry districts,

JEaR. - CUUNTIES, BCORCUGHS .
1881 59 p.c. 40 p.c,
1881 56 a3
1906 : &1 48

1911 40 50

g, 2. 5tatistics,
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these figures do not adequately reveal the ‘extent to

which urbanisation is progressing in New Zealand; for, during

the period, the definition of “borough® has changed, excluding

towns of less than 1600 ;nhabitants. Also, there are large
populations living in suburban areas,which recently have vreall,
become urban areas, and these are still oounted as part of the
county population, In Canterbury, particularly, ie this
merked in the growing population just outside the boundaries
of Christchurch and several other towns, |

The poor nature of the coastal shipping was a bar to the
tranaportlof many products to the other Provinces of New Zea-
land, ¥rom the first, however, there was a steady growth of
towns as population flocked in, In consequence, the markets
stendlly improved, though perishable goods were ever in poor
demand, and ovey sbundant in aupply. About the time ofthe
gold discoveries, agents from the gold fieldé improved markets
by their competition for food supplies for export. With the
steady increase in population, and improvements in transport,
the local markets were on the mend, though two commodities,
mubtton and butter, were in continual glut until cool storage
opened an easy way to oversea markets,

AL the presgent time, the continuous growth of population,
particularly urban population, has more than ever increased
the dimensions of the locel markets, and the incresse in actua
size has bean acoompaﬁied by increase in the variety of
srticles offered for sale, Thus, many minor products now
find a ssle, wnd these products are eminently suited for pro-
duction on small ferms c¢lose to the towns, where intensive
forming is the rule. Hence, a reason for the repid subdiviei
of estates in the vicinity of towns, which is a marked feature

of recent tendenciles in Canterbury, The growth of local
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markets has given rise to the industries of pouliry raising,
fruit farming, =nd market gardening. This nas done much to
raise ths vé;us of land in the vicinity of towns, vwhere sit-
uvational advamtagas sre of parsmount importance.

The high standard of conﬁﬁmption of the town populations,
which has coﬁé as the re@ult of the prosperity of ths farmers
since the middie nineties, provides a ready demand for gquasie-
luxurics, and the efTect of thig demand is te stimulate the

-

demsnd for neighvouring land tc provide these ariticles off
small industry, and every fresh demand con land to provide

2 new product tends to render that land more veluable,

Terhaps no other country in the world is so disadvantage-
cusly placed with veference to the world's ﬁarkets as iﬁ Hew
Zeeland, Distent some 12,000 milss from ngland and Turope,
the chief couniries which reguire her producte, and surrounded
by countries which ere compatitors with her rather than pur-

chasere from ner, she huu carried on her foreign trade under &

sevaere handican, In the early dmys, ne perishable goods could i

reach Wnglaend, and, in consegusnce, we find thé sxports of
Canterbury 1iwnited to such non-perishables sc wool, grain and
tallow- - == wool, indesd, o & greater extent than all others,

and hkappliy it was very remunerative to growere, Zeyond this

product Canterbury had 1ittls stake, o= an exporter, in foreign|

markets, ‘ 1

True, shipments of chaff, ocats snd potztoes wsre sent teo
Australia; bul generslly the lew Zesalend former lesrnt t2 lcok
to Australie only in her times of misfortune; her periovédie
spells of drought were as winéfallv to him in previding &

bBetter znd wider markst, and in removing & weighly competitor

from the world's merket.
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Ferhaps nothing did sc mueh to increase Canterburyts
markete sbroad as the advent of ths rapid stezmship, equipped'
with refrigerators, which could nuliify baneful action of the

ropice on perishable

e

orgenisme of decsy and the heat of ihs
goods, such ez meat snd butter in process 2f carriage tothe

central worid markets, t was that Canterbury's foreign

e

Then
trade showed a markesd advance, Wool stlill remmined an ex-
port of {irst-rate importance, but mubtten, wool, lamb, and
butter scguirad & new importance, which was enhansed by their

remarkably favourable reception in the inglish markets,

It is herd to fenlise the vital imporitance of the ree
frigerator %c the welfars of Canterbury, In current discus-

axaeticon, too much emphasis is usually

ct

gilong of land policy snd
laié upon the "community created® incremsat cof value to sgrioul-

turel lande during the past twmenty yesrs, snd too litile on the

influsnce of iavention, and of the pionesrs who in the bad times .

of the eighties and eerly ninstiss, shouldersd chesrfully many
immense risks, under which many faileg, Yzt some of the
ettempte wers sucesssful, and to-day we &rs reaping the sdvant-
cges of projecis and inventions cradled in these years of de-
pression, These advanltagss are rvefleoted wmartly in the trend
¢f lund valuss,

The range of Canterbury'e forsign mevkeie is stesdily

increasing; her productes ere now being esought after by Cancds,

L

L2
i
@
L-!
53
[
ot
b
£
n
o
)
ot
I
m
[»)
th
b 3
3
(¢
b
[ 9
2]
"l'\

z, and by Turopean countries, whils
sven hey competitors are sager to zecure Cnnterbury products,
to improve the gualidly of their own, =0 high s reputation hes
boén eprned by Canterbury weél, mutton, butier andéd cheese,

It is plain that such

m

demand, growing in size and in

diversity, must be reflectefd

£2e

in the price a2t which land sales

-~

are effected in Canterbury, unless there ig a2lweys & 8uper-

.

luity of land.

-y

Zuch deen not exist here; the area is




distinetly limited, and the scarcity bescomss more intsnse

g8 the nerket grows wider, so thal the increases in iand
velues are concurrent with an incrsase in the rangs of

foreign markets,

No gensral land tax was impossd in Hew fealand until
1891, though ae esrly as 1878 a land tax had been passed,
enly to be vepealed almosit immediantely by & new administra-
tion, iand was reached ithrough & general Properiy Tax of
i&. in the £ on all resl a2nd personal property over £6G0Q in
vaius, Thls,prsssing hesvily cn the non-landowhers, was
extrsmely unpopular, while st the same time the large land-
owner with vast unimproved tracts.'escaped comparatively
lightly. Irn 1891, the ¥rropsriy Tex was abolished, sand re-
placed by 2 lLand Tax, and an Income Tax, The Land Tax was

a gensral one of 1d, ian ths on all unimnroved values, At

g}

the sawme time a graduated tax was placed on sil veluss of
£B000 or over, beginning at {4d. in the &£ and rising by ¢d.
until gstates of £210,0Q00 paid 2d4. in the £ of capitalized
values, and osver that rats in the ceee of zbssntee owners,
In 1903 the Craduated Tex wss altsred te press still more
heavily on the very large estatss, The tax wae altered
again in 1912 with eslight msdificatiens, mainly in the di-
roection &% luposing sdditional burdens on large landowners,

ier o 1891, tsxation of properiy was solely for

5!

rovenue purpokes, but in 1831 and 1883 the principle of taxa-

tion zesumed & twofold asspect., - In addition to provision of
revenue, it wes to sct me o coercive forece to sssist in the
subdivision of large ssiatoes. It was fell that the large
landowrners were not carrying their due share of texation,
and in limiting production wers retarding prospsrity. Thé
property tax favoured fto an undue exient the unimproved
estate, and penalised the heavily improved one, Bpiefly,

the peeltoraliatl escaped taxation more than did the agricul-

e 2% st s S Al RPN
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To remady thess avileg, legislators made use of taxstion

in which & graduated ¢lsuse peanlised the large sstates.

The discriminotion between capitzl an nimproved velugs
¥

£y

patl
[

cllowed eslso for pensliszing land held io an unproductive

stote. The graduated tax,addsd to the crdinery lend iax,

’-«l

pressed neevily upon the large land owmers, so thet their

only possible avenuss of cscape from taxntion were by selling
or by subdividing their lands, or by underisking sn extensive
sutlay to bring them into = praductive state, g

The results of this texation hove alrsady been deslt with

It cannot he denied that the value of land must ke sube

ject te the influence of taxation, which must, in general, 1
lowar land voluaes, The methiod of imposition, and the extent I

to which svssion 18 poseibles, zrs sll important, Taxes on

lgnd may cssume the form of Froperty Paxes, Income Taxes,

real faxes, or taxes om Canital. 4dzain, texes may be cone

naected with lznd moneownoly, with the extent to which new ine-

|

provements mey ke introduced, =nd developed; &and the forece

which & socielistic tax nerts must be counted upon,

. 4 i 3
Frior to 1891, under the regime of & landowning govern- !

ment, properity taxes were impossd, The iaxes were imposed

efter s curscry valustion mede by men whe wers lacking in the §

raquieite ebility and ¥nowledge for diszcharging their tasks,(a)

The effecti:

m
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taxes were to encourngse large estates
end discourege improvements, Ceénseguently, lsnd values be-

came subject to the twofold influencss of:-

1., in increase through thse contraction of the food supply-
ing area; and,

4., A Gecraesse through the discouraging effect of taxation
upen the proper ulilisstion of land,

# See above, .o (&) §.2.0.¥.B, Sec.XXI. (1913).
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In this way & restriction of general indusiry would ‘heve
en indirect depressing effect on. land values, -through restric-
tiaon of the stock of othsr things,

The sygtem ¢f tsxation opersiing most generally sincé
1891 is béaed on the selling valiue of the land, From ihe

valuector's estimation of the bona £fide sals price, is deducied

ot

L]

nis value of ell improvements on the land in guestion, that

"
belong to the owner's interest (as distinct from the public
interest). .Tha tax is imposed upon ithis unimproved value,
It ie clsimed that the selling price is a good indication of
the productive power of the‘ land, &ndé thst in this reepect
the principle of taxstion used, vests on & socund basis =-
that of being based on income rather than on capital, though
it is %o be noted that the vaIVFtian are made for s period
¢f years durfing which ths tax payablse remains the same, al-
though income may have chenged, A good dsal of dissatigfac-
ticn is being caussd at the present time through vesluations
being based upeon exchange 'alesﬁ which, being ccnducted on
credit, show inflisted pricss that greatly affect values in the'
district in which they accur,

The graduated tax appe srsvto heve besn & sound stroke of

businese for the Stats, for when the Covernment sntered the

liste of land purchesers,

nd was empowered tc purchase only

g

blocks of considerabls orcs, ownars of such estates nasturally

(¥
]
|l

he

+
-

demanded hilgh prices fo and. Although the State
wns empowerasd to effect compulsory purchsse, it was unwilling
{6 get cumbersoms wmeaechinery in process to do &0, Acceordingly,

the land sgettlement policy was held up by the high prices de-

o
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zultable big estates,

# It hep become & very common practice during the pasid
three or four years, for owners io exchangs parcels
¢f land at very hlgn nominsl prices,
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decads, there has keen a slackening off

o3
%
B
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in the purchmses of large catsles, but there has been instsad
5 steady progression in the rate of the gradunted fax im-

indirecs
posed, the end in view heing, of course,/compulsory subdivi-

¢f eourse, it is the marginal esiatzs that will be ef-
fogted zlways, and the number of thege is slmost certsin te
the triennial valuations mads Any marginel

gntate which {the valuatisn brings ‘within the range of the

?
‘1
g8
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v, will tend o ve thrown on the market,

3 2 -
The connection exisiing betwesn taxetisn and valuwation

ailows the fStats a double maans of stiack upon land, Un-
popuiarity, coming es the regult of & higher tax, is soughi

Lo bes avaidsd by the CGovernment by insiructing the valualorse
to pub sll land valuss on s higher basis, or to assess the
vzlue of improvements lower. The resuli is one and the same

ge Tar zs ths rssults in the Treaszury chow, whils cdium is

There is a proteciivs dubty upoern imports of cereals, live
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wean to discourage im-

nortation of thase goods, Zuch 2 duty hes nainteined in part,

at lesst, the value of whent growing land, for it ig commonly
asserted that the low orice at which Australien farmers could

tispone of their surplus in Hew Zealand markete would effective

ly =2tcn all produstion of wheait im Canterbury. The duty,
therefors, briage lsnd otherwise outcide the wheal-growing

tmargin within the margin, end S0 ipereasses the valueg- -of all
wnegt-producing land.

Tn coneclusion, the igt&l effectis of toxation directily
upon lend valuwsg in Centerbury has been out slight, dut are un

doubtedly of growing importance, Taxetion may in part serve




to explein reoent temporary chs

cowned trend of vselues. That ie,

mainly cue to ths combined cperation of value

aradusnted Leand Yax.

tion
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"PART III

- e ae s oo as

TABLES AND  DIAGRANS.

The following is the gener:zl arrangement of the 2o-
companying Tables and Disgramgies

The main distinct classes eof Tebles zre indicnted
by Romsn letters A.B.C.D., etc, Sesctiona of these
clasges are distinguished by the addition of Arsbie nu-
merals Al, B2, etc.

Bach tezble is illustrated, wherever apprdpriate, by
s Giszgram sinmilsrly nunbered, wherever the data in any
toble exceed what is efpedient to set down in- one dia-
graﬁ,'additicnal diagrams have been added immedizmtely
afﬁer each class.

The remarks coffered are mainly descriptive of the
general features of the Tables and Grsphs, the more de-
tailed discussion znd intepretation teing reserved fof
Part IV,

There are eight main.clssses of tables numbered A
te H, comprl sing lé. isbles in sll, In illustration

of these tsvles fFhere are fourtsen graphs,

b
&
b

oF CONTENTS.

Table A. Canterbury Cdllege Agricul-

82,

Compinep

tursl, .
Leseehold Land Rentals. Dizgram  A.
Table HRl.Csnterbury College, iesvy Dizgram A 1.

A:-ricul tursl,
Lessehold Land Rentsls,




N

83,

TABLR * OF CONTERTS (Contd.)

Table A 2. Centerbury Collsge Pastoral Diagrém A ZJ
Le2z=eehold Leand Hentials,

Quinquennisl average ofthe Diagram A 3.
three classes of 1lgnd
listed in Tables A, Al,
and A 2.

Deviztions frem the general Biagzemr—a—%.
average of the three
clagses of lasnd listed
in Tables A, Al, AZ.

Table B Agrisultursl Lzad Bales, Disgram B. \
“pyttelton Times® v |
snd Vsluaticn Office {
Recods 18761014 {

Pable Bl, Pastoral Land Ssles, "Lyte Diagram B lJ

telton Times," and
Valuation (ffice Re-
cords,lB876-1614.

Daviztions from the gener- Diagram B2,
2l average, snd Simple
guingquennisl Averages
of Smles, listed in
Tables B and Bl.

Table G, Index numbers from various Dizgram C.
regordg combirned-- Am .
Index XNumnber of all
claeses of Langd.

Table D, Comparative Tables of Index Diagram D.
' Numbers of Land Prices !
and Prices of Land Pro-
ducts.

Table %, Index Numbers of Lsrd Values Diagram E.
sompared with Populstion,
Tomigration, Rate of Dige
count, Benkrupicy Rsete.

et

Table ®l. Land Velues compared with the Disgram B 1.
percentzge of Land under
verious crops.

Lend Velues compared with Disgram ® 2.
smount of stock in Can-
terbury.

Tsble F. Sale of Leasses on Crown Lends Disgram ¥,
for Settlement Estates,
1804. 1913,

Teble G, Distribution of Iend in Cane

terbury in Holdings,
1881 - 1011,

Tsble H, #ffec of Vogel's BorroW=-

-

ts
ing Policy on Canter=-
bur
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TABLE A, CAETRRBURY COLLAGE LI'ASEHCLD LAND
’ RENTALS: AGRICULTURAL LAWD.

Tt

Thig Table shows clear evidence of the advance in
the prices peid for land lessem 58 the colony progressed,
The Tirst decsde covered by the investigation shows a
steady inecresze, which was not in any wey disturbed by
great fluctuationsg, The epeculastion introduced inte
iand easles by the Vogel Policy dees not reveal itself
until the eighties, on account of the lag in rentzle
which-occurs because of their ssven years® or fourteen
years! duration. The high reninls psid in the later
eiginties and early nineties show the permenent effects
of the borrowing pbiicy, the pxricd of maximum producti on
=nd export of ceresls,and the existing faith placed in
the future of Centerbury asgriculture, To this sugceeds
a period of five yeara - 1883 - 1868 « when diminishing

feturns, falling priceg, =snd changes in pepulation drive

‘land prices downwsrde. Since 1897, in accordance with

s rise in prices and grest development in mrny phases of

agriculturel life, the ccurse has been an uyward one, cul-

minating in en spex in 191C, after which there is a per-

ceptible fall, 4 noticeeble festure of the teble is the
wide range fluctustions that have ccéurred betweon 1884 =4

1914, = pericd in which chenges of grest importznce in the

politiesl, socisl »nd economic life of zgricultursl, in-

dustrieg have isken plsmce. The comparstive incresses

AYE ==
187Q = 1880 - incresse in price of 150 &
i830 = 1i8%C u " " " 140 ¥

18%0 - 1800 a rise of 80%, followed by 2
snerp decline, znd subge-
guent regovery, the period
closing without sny chenge
in level,




rige of 7%

1800 = 1810
191G - 1314

ingresse i p
2 steady degline

These fluctuntions are besed con ithe moving aversge,
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TABIE A L. CANTZRBURY COLLSCE HZAVY AGRICUL-
— : TURAL LBASEHOLD IAWD RENT:IS.

The low level at which thesze lands were firat'leaseé
was to be expected from the originsl emdition of sugh
arezg, A steady riee in tis sevenﬁies wes succeeded by
& repid rise in the eighti r&9, and this delay in the rises
may be explsined by the nature of the tenure, The later
gighties snd cerly nineties shiow & decline, when other

clasees of 1=nd were preducing higher merginsl returng
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epreSsicnéwas srevalent, The latter
nineties show the spyrosch ef prosperity, the rise in
Zeneral yricss, sné the éé¥eni of the successful exploita-
tien of the British butter market, by a rapid rise in land
values, A decresse cccurred just before 1920, but addition-
al stimulus wes given to productiocn from thie class of land
- by wider markets and inventien after thst date; thence-
Torth thers woe & pefsistent and repid rise, until very
‘recent years, when these iands, in common with other agrice-
ultursl lend, show & depression in vslue.

Cemparative changegi=s

In the period 187¢

- 1880 prlses rcse 280%
1880 - 18%8¢ 807
1880 « 1900 " f S6%
1800 - 1810 " L 607
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TABLE A 2. CANTERBURY COLLRGE LTASTHOLD PASIOR-

AL LAWD,

This Teble exhibits meny festurcs gimilsr to those
of the Tablss for agr aLurrcl iznd, The steady upward
tendency until the eighties cr early ninftieg isg commeon
to 811, as is glso the Tall ending &bcut.lagé - 1887, and
the subseguent considerable rise until after 1810, whe;;
a stecdy fnli is percepnille. Pesetorzl land exhibits

de the sgriculturel veri-

more fluctustions in velue
ties; but thesze fluctustions, though greaier in fregueney,

are less in rsnge. This may indicate the grester stsbil-

oo

ity of this Dranch of feraing in Canterbury.

in 1880 pastorerl lend was 87% higher in price than
it was in 18210

" 1890 pastorsl lend was 964 higher in price then
it wee in 1880
" 160C pasteoral land has returned,after a severe
fall, to the 1800 level.
i 1910 pastoral lsnd was 50% nigher than it was
in 1900 i
a 1910-1613 rising prices following on = check in

181¢-10921,
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DIAGRAK— A4, DEVIATIONS PROV THE GRNSRAL AVERAGE.

The Genersl Aversge reni dzid for heavy and medium
agrieultursl lend for the periced 1869 -1913 was the
seme, visz., 12/10, A genersl purallelism is shown be=-
twaen thiese Lwo classes ihroughout, exaspt in the decade

1891 - 1900, when the inverse variatisn is appsrent. The

upward fluctusticns in ta

land wmre the more violsnt,. The Tluctustions of pastor-

a2l land sbout the genersl average of 6/3 per zore =276
moxe freguent, but nerrower in rasnge.

of the taree claseses of land are:-- {1} £l1 rescied the

Common feoiures
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TARLE B 1.

e haet A

e s

The first twelve yr

IV ANTEREURY

yt elt@d Times?® and V iuntion
Cff ice Re cords.

on this Tsble show the waning

influenges of the inflation, though the later seventies

gnow zigns of

the wnole

yaaxr marks
when there
tion in Cants

5 RpLOW Tiss

111 1900

for eight

gincs then

point is

(%)

gase of pzatorsl 1and

rhury slone

k?ic c egsx¢y rzgir
and & subseguent

ywiarﬁ flucstusting

ceourred on excses of emigration over immigra-

en continucus. A noleworthy

ti1l 1889,

t=nt level.

Frzc:h riecing rapidly.
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BALTEE, DRVIATIONS FROY TR 1
CENER L, AVHRAGE, A8

The gryaph of the deviations shows a srogragaive dowa-
ward trend until 1897, comacencing from a maximum in 1878,
Thence the general sversge ls attained by both elasges of
lond about 1898 « 1899 and progression upwaras hos since
been maintsined, the devintion sbove the avernge being i

1 much grenter then the former devistions bolow it. I
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TABIX D, PRIC™S OF AORICULTURAL AND PASTORAL
———— LAND COMDARMD WITH THR PRIC 8 OF

LAMD PRODUCTSH,

the prices of frrm products &ré'from the YCourge of
Prices in E.Z.". by Ja¥wxcllraith, Litt.D,, the only .
work on thié wubject. A é%%%%%r perallelian is apparent
ihrougnout between the prices of agricultural land and
agricultursl products then Letween postoral land and page
torn; producta, Yeara of aigh proces of products are,
in mﬁny instsneces, followed at sn intervel of one or two
years, by higher prices for lund, e.g., 1878,1882, 1889,
1899 in the case of pastorsl land, »nd 1874, 1878, 1882,
1886, 1889, 1891, 1895, 1902 in the case of agricul tural
iand. The close worrelation of amgricultursl land values
and sgricultural lend producte in the eighties shows the

3
importanee of corn production st this particular period

and subgsequent figures téatify to ite waning relative ine

]

fluenoe,
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TARRE E. IVDEX WU¥BRES OF CATTEREURY LAND

JYALURS COMPARED WITH POPULA-
TIO&, IR IGARATICE, RATT OF
Discount and PANKRUPTCY RATE.

»tion was reflected in

Up ©to 1827 the growth of popul
tie parzilel increaaé of lznd veliuves, he excess of immé
gration cver emipration ghowe much fluctusticn;, noticesble
features are the grea? ezcegz of immigrents in the mid and
Eater seventies which w-%follcwed by the rise in land vale
veg and the excess of emigration in 1888, comtemporansous

low aversge price for lsnd-in that year, 8ince

r tne provigce has grined con-

The rate of interest and the price of land seem to

move in inverse corvelation. T™e courgses of the rate of

interest and of Zand valuss meved inverssly, both in trend

snd in narrow fluctuations down to 1990,

rate of intersst made

after cne or itwo years 'gestatinn pericd! in each csse.

m

(o}
e
o)
L~

Since L1900 tuie inverse corrvalztion sesms to hev
peared almost entirely and & direct movement is very
elightiy perc=ptikle. &

Tns bankrovicy rate fluctusied endimously between

i88% =nd 188b.

ures consegusnt on the gold dipe

coveries had scarcely diseppesared when zn even higher

rrte occurred coniempsraneous with s gresi rive in laznd
values. This mzy indicate the gpeculstive charscter of th

early rise in land vsiues, Thae subgeguenti course of the
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The Table ig sn endesvour 1o Wing the productivity

\

and gorrying copecity of Upnterbury lend inte comparison
yith its value. The inverses movemsnisol ihe percantsge
vnder pagture andt cuvesls shows the adaptability of the

Centerbury land to elther branches of froaaing

on values, Rataer itne incresse

valugs  aoooy

land & depression ensusd gnd tioe number of animals degreased
until the lztier ninetisa, ilne f4ll veing the grectest in
ge vnd gzitle end leasst in tne cose of sheep,
pheep snd eetile baing more concerned iy Usnterbury's eéxport
singuler course of

csalle, gheep, cn-

Lering the export trsde itogether wiilh thelir products, have

¢atile

¢t

numbers, their product only,

L0 mny grest degree bkeing

gzxpezted,. Reef is bun a

atively uaimpertont export.
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tration in the endeasvour to evsde the tax,

Summing up, the amount of gock maintained follows the

trand of land values to a very fair extent,
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TARLE H.

The Weste Lands of the Province being of considerable
erea in the seventies e greszt portion of the eager demend for
land wes satisfied by the sales of tuese lands zt the uniform
stipulsted -price of £2 en acre. This supply, oicoursze, les-

sened the rise in the price of lend offered for sale Py pri-

vale persons snd, conseguently, the prices do not adequate=-

J
+
"

revailed in the

{
[3
4

ly indicate the extent to which speculztion ;

seveantiss, 1I,ihercfore, kave thought it necescary 1o aie

the impetus to szles which wms caused by & vigorous bLorzow-
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0
pon
o
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X

igration policy., The speculstion czused two no-
tavly conspicuous years of repid ssles, viz, 1874 and 1878,

after which uepression set in definitely. , S0 rapid wss the
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splendid sguccese resulted im the beginning of the bselief
that the Crown should retain and even retzin in party its
original estate,a belief gnich materinlised later in the

rineties in the repurchiase lawve.
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PART IV, -- CRITICAL EXAMINATICH OF TABLES ANWD

DIAGRANS AND GENERAL CONCLUSIONS,

THE THREE PUERICDS.

3

The course of land values siuce 1869 geems divisible into
three distinet periocds . {Table

186% - 1878, & period of rising values.

(b}

[}
(43}
~3
m

'
bt

o
©

>
©

period of fluctuations, sbout & generzl level

(c)

with & elight rising tendency.

[]

(5]

[y}

(3]
|

1914, & poeriod of merkecd rise with temporary chiecks of

small consequence .

L]

I now propocse dealing with these periods in more detszil

186¢ - 1878, & period of yising vezlues.

The leter sixties were z poriod of scute depression coming after

the great gold yields hsad begun to decline, Prices fekl at an

appzlling rate, znd especislly the prices of Iform products, which
| &

in 1871 were aboul one hzlf of what they had been in 18686.
Abroed, the Frenco-Cermen war wes raging in 1870, snd s general |4

unessiness preveiie
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considersbly .}
and the demsnd for land was
In the mwidst of =such depression & vigerous plsan was ocub-

lined by Sir Julius Vogel, whereby an asnbitiouz borrowing schene

wes lzunched to bming cspitel to the country. This plen was

executed, and there wus vigorous seliing of crown lands and en- !f

7]
n

{

couragement of immigrsztion. In 1871, prices hed taken the

E
turn upwards, and these upward cherges werec later reflected in l!j

|

tne higher ;rices paid for lang aiter 1874. A slight depres-
sion sbroad cccurred in 1876 - 7, but though reflected in small
srices, it wss but brief, end prices of land

subsequently scered up to the aspex. whidh occurred in 1878 - 8C.

F il
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The boom then burst, and values fell, but they fem&ined et
a higher level showing that there Was some permenent -influence
coming froem the result of Vogel's policy.

This pericd is one when msrkets were extremely locel in
cheracter, and in whiph industry received & high rate of in- -
crezsing returne from tiie introduction of much needed capital
spent in suen 8 way 23 Lo be well distributed. To the policy
of the Stale then musti ve stitributed in the maiun, the rvise in
lend values in the pericd 1869 - 78.

A compasrison between sgricultursl znd pastorsl lénds
during this p=riod shows thst the latter were in favour, though
not io ény a4r esl extent . Hoveover, st this time e great desl
0l land ia its virgin state wea tsken up snd clessed a9 pas-
indeed, the very market sdventlesges whici were then

svailable were such as would put pastersl land into eminent

l

favour . A greatber demena for pastorel products ceme {Ffom the
golafields, walle they lookea to elsewnere for flour ené other
agricultural products. The larger capital requisite for corn
growing waee lacking, end during the ‘rush' periods lszbour wés

sgerce , Finelly, the limitetions oi ths zres which could be

gafely harvested =lpo limited the demand for crop growing-land,

ib) 1878 - 1898, = period of fluctustions sbout & slow upward

trend .

This is & period ¢I irial during which the mezin con-
ditious for the future of the province were laid déwn. After
1873 prices ﬁcre glowly tendiang downwards in all parté of the
commercial world. Froaucte oi the lsnd shared the fall with
tinie rest. ksny had bought landé during tihe boom of the
seventies, =nd were forced to abanden it in the ensuing de-

“pression, The gloom deepened &s the eighties wore on, and
in 1858, the excess of emigration over immigration in Canter

bury wes nearly 2,000 . The (overnment could render no as-
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sistance to ezse the trouble, snd had even Lo pursue a vigor-
ous retre§§ment policy in the €ivil Service. Pessimism was
tine prevzlent feeling. A change of tone became perceptible
about 1891, whea & new party of progress entered office, and
proceeded witih & vigorous policy ofi progress, For seven years
little spparent results were apparent,.for tie steady persis-
tent fs8ll in genersl prices was too great &n obsitsecle to be
rexadily overcome. Koreover, the gold mines 2f the colony were
decreasing their outpul, znd ths depression in prices had

brought & bad crisi

L]

in Austrslis, which wase su ascutely re-

~

flected in Hew Zealznd thet th= Bsnk of Hew Zeaslsnd would have
feiled, but for Government sid at the critviczl moment . The

turn in prices in 1896 was the beginning of & great period of

prozperity, which continueg till the pressnt.

[1H]

The period of the elghtices sppears &s the gloomienmt in the
commercisl end socilel histor, of New Zeal md. Recriminstiors
sgainst Vegel, the suthor of the preceding boom, were riie;

snd his good influences are even now judged unfavoursbly in the
light of whet followed them. Still, thie period of the eighties
saw the laying of the foundaztions of cur present prosperity.
1881 sew the foundution of the New Zesland Farmer's Co-operstive
hssociation, now one of the lavgest joint-stock trsding com-

prnies in the Leominion. In 1882, the {irsi successiul ehip-

ment of New Zeslesnd frozen mutton was 30ld in Xngland, In

1880 - 28, we note the e

-

teblishment of dairy factories and

th
pe

woollen factories, and the introduction of the resper and

binder. Hetning hss been more closely &ssocisted with our
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ity then have these instituticons. Their
succese wes by no means immediate; & long period cf severe
probetion had to be uﬁde:gcne. Indeed, their immediate ef-
fect wae slughntly to increzse the depression, Deteils of

operation had to be perfected Lefore the proper benefits could

be rcaped. Fzilure wzs cometimes bounc 1o be encountered,




end, s is generzslly the case in sucu instsznces end in such

pessimistic times, to be exaggerated. The crest in 1884 seems

sttributsble Lo the buoysni feeling brought sbout b, the suc-
-

cess of tne refrigerator snd the short upward movement of

"y

rices of farm
®

P,‘)
4

oducts in 1882, Lgricultursl land shows the
grezter rise, beéause the fattening of éheep would be carried
on, principally on the rich press fields of the hesvier lands;
thevpotentialities of the lighter laﬁés in growing srtificisal
fettening foods heving not been discovered,

The buoyszncy was scortlived, and & sherp fall occurreqd,
obviously tharough the invention not quite doming up to expec-
tstiong, wmainly of course owing 1o insuificient time for the

new product io overcome 0ld habitls snd Lsstes snd become solid-

(=)

ly estsblisnhed, especielly in foreign markeis.

it is noticesble that the drop was more acute in the case

oy

of psetorsl lands. an explznation is that their potentisl
sources of production werc ss yet unknown,. About 1889 & tem-
porary rise in the prices of farm products essisted a rapid
rise in the price of lznd, but the persistent fell in generel
prices was such es to preventl any decided and permenent Trise 1in
the value of land,

Improvements were sufiicient to mseintsain a-slightly rising
curve agsinet the dispiriting effect of downward prices, but

every
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tor sent prices down. The financisal

crisis of 1863 - 4 put & large ares oi the Iank ol Kew Zea-

lend'e estates on ithe market, while zt tie sane time the

Cheviot estate of 45,000 zcres Wwes ballotted for. Conse-
quently, & depressicn in lsnd velues wes unevoidable, Far-
ticulerly severe was the fall 1in pestorzl lands, for the bulk

‘of the Henk of Hew Zezlznd'w estates comprised this class of

&
land . Their forcesd ssle put an excess ol auch lsnd on tihe

i T

it s

SRR




merket, znd the very cesuse of their ssle gave them & bad re-
putation, Horeover, the pastorsl lsnds had .ot =s yet begun
te  send their products in eny great maount to tne>;reesing
works .

During the wihneole oi this periocd the rate of iaterest had
been varticulearly nigh snd proved & serious check upon rursl

progress., nly low prices could be offered for lend in view

e

he nesvy mortgag: on which, in the grest majority of cases,

L)
et

C
from 7 te § per centum hed to be pzid. Added to this wes the
Property Tex, which checxed.improvemeﬁm bedly required to meet
the new conditicns of industry.

The success of the deairying industry‘was gsuificient to

-rieultursl lznd by 1896, znd it

1898 - 1914, & period o f rapia snd extensive rises in lend

values,
Generzl prices had reszcned tuelr lowest in 1896, and be-

+

gan to rise throughcui the world after Thet date. The rise

is sttributed to many csuses, but perhaps to the increased pro-

duction of gold more tnen to asny other, The rise in New
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more proncunced in farm products than in other
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3¢9 - 19C1, the Scuth sfricsn war was in
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ezrliier sitsges mude considerable demands
on lhew Zealend ferm products, so that cccurring together with
& generzl rise in world prices, it incresced the demsnd for
lahd, gnd hence wigher prices were paid. The ususl &fter—
war déﬂressien WS sn;ztlivec especislly as the Soutn African
£¢ld mines begsn to rapidly increase treir output, and by 1802

& very decided upwsrd trend is noticesble, both in prices of

® - Up till 18LB the Btate was weeskening the intensity ef the

demsnd for lend b, its purchase, snd subsequent leasing of




esteies 8o thut 3light checke in the genersl upward price wove-

ment are apparent.,
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-The supply of
; e higher . A
Office eand privete lenders permitted .. prices to e prid for
land.

The expeort trade in farm preoducts wes repldly on the in-
cresse; markets were growing wilder; Austreliec was suffering
tne throes of az drousht, wnd the Unites States of émerice wes

guickly finding & suificierf outlet for her productis ameng her

own growing uxben populstion. Thne stendard of consumption of

the messes had grown in tne time of low prices, snd the world-
wide dem:znd wee beginning to outstrip the supply. Could it

be coubten thet sucn & rise in prices of farm produce would be
reflected in the prices offered Jor Lond?
A grest msny more trenmsiere ol land were e¢ffecteqa annuslly

then formerly, =nd speculation wes exerting zn sppreciable up-

el

ward force upon prices.
The care with which the eariy steses of the Tzrming in-

dustry had be=n esteblisnec in ine period of severe probation
in the eiaﬁties, hed the beneficisl result of putting the
fafmers into such & wposition that they could take immediste ac
vantage oi tih: change in prices and =zdvence in prosperity whida
came afiter :8%6. In this year the farmes were in &.-very fsvour-
able position to fturn toeir energiés to the vest advantuge in

& new condition of production.

o a4

A wave of finsncisl stringency passed over ihe world in
1567 - 8, end ite effects were felt in New Yeslend, pmriicular-
1y by those whosze products were adependent meianly on foreign
szles. wool wnd mutton ia particular suifered from this
crisie, e=pecizlly as sn excess had been previously exXxported
and helped to cause & glul in the-WO;ld‘s markets .

in 1910 - 1 snother depression of little mengitude oc-

curred &5 _vas haturel after & pericd of boom prices. The
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results o1 itie esllier crisis hed not completely pessed, sad
credit hed received sucii & set-back that lund dezls were {ew

snd made st low prices, Subsequent development of credit

1

meghinery overcase in pact this depre=sicen, cnd since then
prices have rroumed their Stesdy upward trend,

Since 1907, the price of agriculturel lend hes remzined
highier then theat oI pastoral . in many inétances this is due
to the success vi the dsirying imdustiry, gnich in this periocd
hes been particularly marked, Again, sﬁbdivisicn hes gone on

to0 & greaster extent on pastoral lands, s¢ thet the supply of

o

such land nze bheen large.
The etriking feszture of the result of tre investigestion is
100

the repid and continued rise in lznd velues ziuce 1B896.

s grest end repid rige is descrived as community

ot
(s

iten Wi

(2

=}

crestea velue, snd too seldom isc¢credit given to the sacrifices

(made in tue eigihties to build, at grest cost, the foundations

c0f fulure success upon fizm ground,

eriod of upward prices has been ccentemporaneous with

o
()
ol

a Vvigorous policy on benzlf of the Btate in connection with

Again, science hes done muchk t¢ incresgé the productive-
ness of t}é s0il, and to eliwinste wesste, oo thsi the scil has
now & grester potentislity then formerly, Every encoursge-
ment to epplicstion of such sciéntific idess Las been given by

Y

the Agricultural Department, snd by Fermers’' sasscclations,
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2. CHAKGES Ii THE RELATIVE VALUEE CF SEPARAYE CLASSED CF¥ L&aKD.

“ith chenges in the nature of the

se nzve occurred Lo & greal
relative vaiues of
appesr. Haves of

[¢)

cns' drought will

=

o

ew

5}

enspicucus phenomens in the course

ferming industry, such

extent eince 186%, chzn.es in the

different clas=es c¢i land werec certein to

prefcrence 10T lendes of verying gquality are

4

0f demend for land,

bring tine lighter l:znds into dis-

favour; high prices for wool and low prices-ifor corn will {
csuse prelfcrence to be given to pesteral lanc. A multitude

of such causes mey be enun

demsnd are mainly due tc economic ressons

to posse 10 UTCES

ginel utility

erated, but in all ceues chenges 1in

-- viz., the desire

which are yielding a bigi rote of mar-

The more distinct zre ihe various braznches of Farming, the
more pronounced will preference be marked.

N

Consequently, & aystlew of ‘one-product? ferming 1% pest suited
for illustrating such fluctustions. i
1
Trne close, &nd growing interaependence of lhe variocus
closseg of lsad in Centerbury Ras not favoured the occurrence
gf =ucu chiznges. The yvericus classes oF frrming heve drawn
together so closely, end have become so much dependent, rsther

tnan competitive that it

fluctustions-

i= mot easy to distinguish clzse

|
n the early deys, znd up to &t least 1886, the con- :
ditions of ferwming snd of the merrets aveilesble were such @8
to frvour toe fermine ol sheep snd cettle on the mutritive

CxI‘_}"

kept sgolely

could alwasys be obtainmed by

native gress thet s<rew in abundence,

for tneir wool,

e gheep were

for which z sstisfectory sale

y

axporting. The carcsse was

(43

worth but 1ittle or wotiing owing to ihe narrow limits of
tne locel merkeie in which there wes & continuel glut of mutton,

(mutton often ®o0ld

f
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itsell considcerebly lessened the number of sheep which it wes
poesible to keep, znd consequently checked the rise in price
of pestor&i land.

In the firsit period, 186% - 187&, e&nd indeed until 1880,
pastoral land -hows & cenmbinuous superiority over asgricul-
turel land in its price, particulariy between 1373 and 1880,
This mey bebeXplained in part @zt least Lo the nigsn prices rul-
ing for weel d.ring 1BY2 - 6. During ihis time an increase
of 3C per centum in tne exporit of wool shows the activity with
which pastorel fearming was taken up.

After 1880 & fall in wool prices teok plsce, but the pro--

ductions still showed an increase. A fall i: the velue of

33

such lené wus inevitable, especislly when the other circum-

atznces of lie depression pericd are ccneidered,

The heszardous nsture of cropping and the rapld action of

fon
e
=]
pd
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hing returns made sgriculturel ferming in this periocd
an unsatisfsctory occupstion. The larger supplies availsble

ing of corn in Cznterbdbury,

k-

from Austrelies discouraged the gro:

]

used in the zreater part

%

and‘&t et time imported fiour
of Hew csewlend ., Canterbury igs almost the sole wheat pro-
ducing province of lNew Zealand; but it was not until aboutb
1873 thet hew 4Zesland becune self-supporting in whesat. It

wes abeul this time that mewing mschines, delivering the corn:

m

in untied shesves were {irst brought into use, &nd so & larger
srea could be ssiely hiarvesied, Cousequently, & large in-

in the production of wheat &t accempanied by a com-

siderable incresce in the nrice of spricultural land,. The
markets of the octher provinces were being captured by Canter-

pury flour, for since the serliest times smsll township flour-
mills were well dispersed throughout the prevince. It was

in trnis periecd that the Ashburton county snd the ashburton town

begen to maeke repid strides, for there were to be founa large




splendid sgrieultursl land,

Lo 1880, Canterbury

o

2,000, GUG busnels were exporte

popsible by inventions in e

[3cal

grester

wards the end i

rupe snd turnips were not discoversed,
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be ing, ©i course, herveeting difficulties.

wool had ever been the mpin articles of oxp

9 =1

o
25 N ]

‘wnd binder introduced econcmies in norvesii

vance wes the prevalling force in Canieynury.

7,000,000 bushels ol whesl ganuslly, of which

werket s, helped te minimise the drop in velue

lend during the genersl depressicn of the eighties,

the reletive superiority o the price of the
- lend in tine poriod 186U - 18T .
The marye ivergence in prices, ¥alos i

rigultursl land & Ge¢w Velue &¥ & futtener of

o oyield per agre WOE attalns

110,

Whgat end

the Gonbinuel fell in the grice oi sgriculiurel products,

seqguently ihroughout thig neriod, sgriculturel Iana wis in

.

sheep, ior B

5

it most acutely.

¢ TS
3
o
Lt
o

The mowey, reaperl

>, snd mede PO

Tne period 1880 - 1BEU wes tne tlue when sgricultural ad-

from the prov-

reaghed its algh-

. This 1&rge production mece
riculiursl wschinery by the in-

eresse of population, growing Lr&enspor. iaail%ties ond arowing
7 2f agricultural
gnd alsec

s
Len-~

ves to explsin

{ormer cluss of
= pbhservable U6

gevelopment of tue

meat freezing indusiry. Ti.is gave the hesvier and richer ag-

L

&

the potentislities of tlhe lignter lande in growing crops of

The paria@ 1885 - 1830 wes cone ol &oule general depression,

mude, and indeed

of much pustorsl lsnd into
wericultural . ¥ormerly cropping was reyuble only in heevy

zagon

S-
a8
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sible the utilisation of lighter lands,

Such lands

W

lost their yin;azrg capacity repidly, snd of

C')

gourse dimiﬁishing returns on zll lsuds began ¢ exercise con-
siderablé influence towards 180, This, znd the growing meat
freszing industry began to cause in the nineties guite a reverse
action to the change from pastorzl to zgricultursl, which had
been so consplicuous in the eighties.
A change to pastorsl ferming was commencing in particular
aDOﬂg tdase f mers situsted on merginel land with light wheat
rields . This continues &lmost to the present, and is evidenced

versge yield per scre for vwheat which has rizen from 28

[ Rt
e

ot

t.._v

3]

m

oushels for the periocd 18%C -~ 19C0, to 32 bushels for the pericd
i90¢ - 1810, This difference iz not expleined by differences
in westher conditions, or in general farming organizstion.
Further, the gedéral aversge prodgctioh during the nineties fell
to 8¢ millien bushelé, wiille the exwort was iess then one
million bushels.

«;ter the slight impetus to sgricultursl products in 1889

hed given s gixilar in

in

etus to land prices, tne earlier nine-

.oy

ties show a'ee;ies of fluctuations iﬁ prices marking & periocd
of impeortant adjustments:in ferming industfies, but ow 1ﬂg to
unceriaintices of the ultimate results, @nd to financial shocks,
no marked'preferences were revealed,

In 1896, the downwsrd trend of general prices ceased, and

i

zn upwerd moevement commenced. ihe growth of tune dairying
industry, = long period of downward prices for wool, end the

lang settlement policy; ell these had the effect of bringing
sgriculturzal lend into greater favour, znd of unduly depres-
sing peastorzl lsnd. The depression, lhowever, was‘not 80
seriocus =& ip represented by the tebles or by the graph, for
1 have reeson to believe thel the stendard of quality of the
pasteral leud.sold in that year was wduly low.

From 189z - 1905 =z close perallielism is observed, the
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growing diversity of ferming snd the multiplication of other
influences aifecting prices, being such as to bernefii one

i

class of land as much as snother, Moreover, during this

"

taznds oul in bold relief from the

(27]
"

period, no striking factor
general current of advsnce,
In 18G7 there occcurred the American financisl crisis,
wiiich was reflected in a monetary stringency in New Zealand.
At this time agricultursl land sssumed 3 level much in excess
of theat of pestorsl land, becsuse sz feeling of uneszsiness wes
&broed. Farmers hesifated to put &ll their stake in the
section of tine imdustry which could not be so resdily =adepted
to diverse preduction, Alec the larger sress in which pasé
toral land was =sold reguired a2 lerger supply-of.capital at a

time when ihe stringency was prevelent.

Avoul 1806 the dalirying industry gsve signs of grest
future prosperity, for the introduction of milking machines

nic¢ labour difficulty,

(s

seemel@ to provide = way cul of the chr
which beset the industry. koreover, the prices of sgricul-
tural products showed no fall in 1607 - 8, while the prices of
butter were incressing. Pastoral products fell in price about
1907 snd 1909. The fall in 180¢ - 10 wes common to both egric-

ultural and pastorsl prgducts, end this import serves to ex-

(Al

plain the parzllelism appszrent here.

N

Since 191U the upward tendency heas been resumed, but hze

steedied in respect of agricultural land, The futility of en-

s

[
(1]

evouring to meake large profits froem corn growing since the
beginning of the century has been made doubly plzin by the ef-

fects of su=trzlisn compeiiticn. The slready high prices paid

in 1907 - 8, end the subsequent struggle mede to esrn profits

from sucn lsnd has put sgriculitureal lznd in disfavour, fag-
toral lznd ¢n the other hind hee come largely inte fevour on
secount of its relatively lower price per zcre, sllowing of the

acquisition of & g£r ster sres for & similar =mount of totel




W

outlay.
greater
arising

supply,

115,

Loreover, prices of pastorzl producis hzve shown
promise, end in sddition must be reckoned zdventages
cut of freedom from increaslingly intractible lebour
gnd {rom the prevelent desire to iavest in circulating.

of stock, rather then in the Iixed cepitel of sn ag-

ot
&
o
b
[
&b
fte
(o]
fond
[}
L]
oF
3
e
(0]
3
ol
i
ct
<
21
@
(]
0
&=
s}
<
&
ok
o
o
).
‘-l.
3
bl
o
e}
‘-.\.
o
ot
L)
e
o}
'

= motion conbtemporaneous wit 2z descent of the agri-

. Tnst asny wide divergence ig likely to oceur

present improbable, owing to the peculier nsture ef

CUuIrv

0

Canterbury land.
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3. COKPARISONS BEIVEEN CHANCES IN LAND VALUES, AND IN

(&)

GUE COTHER RATES,

FOPULATICON |

wes to be considered, but rather that of the world as a whole

Up till 190G populstion ren almost parallel to land
veliuesn , Indeed the tracing of the population grsph might be
tasken s s smoolhed frequency curve for lmnd values, The
repid incresse in populetion up t1ill 1884 through immigration
is closzely reilected in the incressed prices offered for land,
After 1896, the parsllelism ceasmes with the repid rise in land
velues. Tihiz gives some 1dez when urbanisation beésn to in-
ciease, and wien & grester prrt of the populetion becuame hnot
directly dependent upon itne leaund. At present this tendency

zegmzs to be incressing, in spite of . resat efforts to put pecple

roeg

cn the lsnd,

koregver, before 1896, the compearstive igolstion of Can-
terbury infre?psct to trade cazused the largest demsnds for
faré products t¢ come from local scurces. T?is‘local influence

wened of coursze when foreign trzdd began ito reveel its strength,

Eenceforward, ii wes not the populstion of Centerbury alone that

and tnet populetion mede z comperabtively lsrge demand on the
products which Centerbury land was czpuble of producing.

The nstural incresse of population (éxcess cf births over
deaths (per 10009 for New Zezland as & whcele shnows a sharp

decreace gince 188C. This decrezse hus in some part been

5

bzlanced by imuigretion gains, but still itz influence has
been very considersble.,

The trough of the depression was reuzched in 1898, sabout
18 yeare zfter its tegimning. Consequently, this period scems
to heve been reguired to pass before zn altersticn in the

normel rel:tiocn hitrerto existing would come into full




(b} BANKRUP
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TCY RATE.
emerkable heéight of the bankruptcey rete, immediastely
rize in thie seventies, caused by the berrowing pelicy,
evidence ol the rank speculsztive ferces which this

A4 into action.

~
fry

©w
L]
ot

ing 0f the boom ¢

wnen the

chties greduaslly
which szuccumbed grs

sbout 1898, the ban

dually

gused by the gold discoveries

influx of cepitzl which the

undue sgécﬁlaticn, particulerly
ruled. The psriod of depres-
found out the unsound blposated
yesr by year in decreasing

xruptey rete wis

ubsequent rapid rise in land prices di% not call

ry grezt increese in the baukruptcy rste, whnich

reasing, 1s sltogether cut oi proportion to the

crease that has taxen plsce in land values,
lanstion of the different réSQJtﬂ in 189C¢ and in
simple ., The vises in prices in 1870 were the re-

1; 017 & financiel juggle, =nd were not on a solid

Those of 18%6 onwards wexre Dased

solidliy on

5 which had been severely tested in the proba-

Ticd OF tiae eighiies

were finding
tae

different relat

rate and the price

ces ., It should be

the periods under review no important chaznge in

as would

seriously =

st=tistics.

a2 now productive,

s The land

profitable markets,

ions thet may ex1st between the
of isndg in sppearently similar

noted thet there hes been during

the benkruptey

ffect the comparsbility of the




(c) THE RATE OF IJTEREST.

For ihe period foxr which the rate ol interest returns are

availsble, the r

(0]

lztieon existing between it znd the price of
land seens Lt ¢ be sn inverse cne. During thne eighties and the
early nineties, the rate of ianterest remsined high, reszching,
at its meximum, 1C per centuwn, znd never felling lower then

7 per centum. The maxXimum of 10 per genium gccurred in

1879 - 1880, and thence onwards thnere wves = ;radual downward
tendénecy, met by & gradusl upward tendency ian land prices,

In this pericag, there zre three crésts ef nigh rates of
interests, (1879, 1887, 1893) and esch one slightly precedes

a trough in lend prices, This ie what miéht be expecled to
gecur, for & rize in the rate oi interest upon mortgagesz would
be followed by = decline in the demend for lzzud, znd by the
sale of &ll those farms, which the incrcese would put below
the mergin of profitsable cultivsation. ¥oreover, ag Frofessor

Irving Fisher nss 27xown in the ca=e ¢if the United Sistes of

i
L]
oY

hmerica,ﬁghe rate of intersst is highest just veicre s com-
&
mercial crisis.

The launching of the Goverrment &dvances scheme in 18¢4

n

brougnht azbout the greatest decrezce of ali in interest rates,
wiich in 1896 resched 5 per centum, z&nd later in 1900, 4 per
centum.

This schemne was lauanphed at & particulsrly good time,
for movsy wes obtainsdble in 189¢5 in the london koney kearket
cheaper thzn =t any time in {hat decade.

= x +

The following tuble zhowg the wversge rate of discount

chiarged on 3 nonths bankers' bills during the period 1890 -

0w

1800 # (b)

P
pp. 271 - 3.
FHRH. # (b} See T, T. Willisms in Journzl of Roysl £tatistical
Socliety, mercn 1812, p . 3854 . .
3
2
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The rate in 1695, ©.96,

4
influence i{elt subseguently

117,

4, end consequently the influence of this Jlow raie made its
in a correspeonding low raite in Hew

The rete of discount, though nol the ssme zs ihe

siately fellowing come the rise in the sslie prices of

iland, wiich were enhaneed by the fact thsat the much snd long-

tiom . £ gradual rige in tn

ing.

ceveloymentsl cepital czme ol a

the interest retes 1 have cobiteined parily

fvom the "Course of Frices in liew Zeslend," snd pertly from

the books of an institution which mskes loans specizlly upen

landed propeziy.

At tlie preseni time the

increasen in the rste of interest

sre scting zs & detervent upon demand for lsmnd, snd to some

extent checking its price.

Generally speaking, the

relation between the interest

Centerbury is & goed exanmple of




< 7k

PR e it

2l

3

118,

=}

4, COHFARISUNE OF LaD VALUZS WITH THE PRICEB OF Ti
191

D, CANTERBURY, 1569 -

(b}

Gn & priori considerstions, there should be similarity of
the prices of land snd the prices ol producis
derived from it.

4n exsminstion of the tsble shows that this is true to some
extént. Ths movements cof iLke curves referring to pestoral
lunds end pastoral producis suggest & fairly cloze correlation,
Thie is less true in the case oi sgricultursl land eand agricul -
tural proéuéis, where though the ups and dowas of the two
curves corvespend ¢losely in time, yet thelr intenéities and
rends 2iffer. The genersl upward trend of iznd values is.
iFerG trené im prices of prooucts which,
nowever, sre recently lending slightly Unwerds.

But ceution is necc=zsary in the comparison of these iwo

tables or curves. The neture of Centerbury lznd is such =8
to plac e duirying lend in the egricultural, rether then in the

z88. The index numbers tzken Irom “The Course of

<

fD
c'f'
"'1

£
Poe]

ices in Mew Zealend® for pestoral producis include the prices

pf butter snd cheese -- the importaent products of the deirying

Such vitistes thne couparetive values of the twe tables.
JTS.

iom is noticeable, and

is such ss aimost to indicete that the price of ihie pestoral
products exercised an all-imperteant iniluence in centrolling
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years of high prices for products were followed =t an interval

of from & to 4 years by high prices Ior lsnd, and low prices

+
e

is sBeems Lo have been & genersl

s

were similarly placed,
feature of the trend from 1869 till 1897.

This peculierity suggests a “"gestation period® in lang,

ot
<

Py

i
during which there is & resdjustment of the factors of production|
4“

to the price ol products, end during which certein privileged
fsctors earn quesi rent .# .

After 1897 there is 5 greater degree ¢f convergence ap-
rerent: movement ia prices of products are esrlier reflected
in the prices given for iznd. Lend prices show mére violent

fluctuations then do prices of products, snd even uiter zllow-

cing for the imperiections of t{he tables, these fluctuations

sgem to point to influences ocilher {than the price of products

being in =cticn.

y =
&L

m
(5]

aion which ocecurred in prices of gll commod-

)]

dep
ities in 1871 ~ 2 was the nstural result of the bursting of

o)

the gold-fields boom, which wss rspidly decressing with =

[]
o
=
[

rapid dekline in the gold outputr of CGiaeg 1 wegtland.

¥

o ]

ar reiecrence to New Leslsnd causes, but

[

*

his ig in particu

i

oy

Sauerbeck'é table siows thsat %orld prices were zimultsneously
suffering s check, so thsei the wsning of the gold production
of Utego snd Wesilesnd does not sccount fully for the depres-
sion. All prices were felling &ll the world over after 1873,
but the sdvent of Vogel's loans sent prices up rapidly, and

5 .

tliere soon followed & simi

[

er rise in land values.
The bursting of tiils boom was reflected in the price of
products, wnich had the «ffect of sending dewn somewhat sharply

.atorsl land velueg; but the initizl success of the meat

ke
[43)

|

L
1;
!
Ii

b

i

» F.0., # See Larshell, ‘Principleg of Ieccnomics”, Vol, i
i Book 5, Chap. 5, ené D. k. Robertson, "Gtome huterisl Ior ;
é a  Study of Trzde Fluctuations®, Jeurnzl of the Hoyel Statis- :
% tical Sogiety, Janusry, 1814, p. 159. f
; i
j
E /
- ;
o o - - ;
_al




freezing industry in 1882 - 3, and higher prices brougnt the

price of land up

o

merily again, %

The continued fell in general prices in the eighties was
lergely & fall in ferm products, and ﬂepressicn was most acute
in 1888. £ temporary rise in prices in 1889 brought = very
considerable rise in lend values, &nd indicated the degree of
hopefulness thet animated the f{armers, But the downward
slope ccntinued, znd the trough wﬁs net rescrned until 1896,

The rising prices of the period 1897 - 19C4 are fairly
well depicted im the prices of lznd. This shows thet the
produciive cepacity of lznd wee B8till as slweye the main con-

troller of ite value . From 1¢04 onwsrde, the prices cof pro-

0

ducte ceased 1o rise rapidly, znd =:

b

sumed & sSteadier tendency

&EW & 9J€ries

(o]
[

my o B
1ile Bguoe (i

o
]

great fluctuaticns in the prices

reid for psstorsl land., Very slight depreassions in the

[v/]

prices of products were accompenied by lerge falls in the
prices paid for pestorsl land, hut the genersl trend c¢f these
land prices was still repidly upwards., Ho longer did the
prices ¢i products exert their old influences.

The repid rises took plasce about the time when the finan-
cisl basgis of land ?ransactions was grestly cnanged through
the medium of =z encies wiich enhanced credit. These arrenge-
ments ll mzde for ﬁign prices ¢f land, in ovrder to compensatie
sellers for concessions made in regsrd to lerms of payment.

A more'hcpeful feeling was in the air, encouraging speculative
deslinge in snticipstion of further riges.

The increcsed use of credit in lsznd trensactions, es well

a2 the higher prices, will serve lzrgely to explsin the com-

i

rete ¢i zdvsace gince 18G4 .

]

§)

retively rapic

L3
.

Threughout the wnole periocd, 1869 - 1814, the course of

4

prices of psstoral preducts =zhows = more even movement then

3
=
¢}

does that of psetoral lend values, genersl trend is to a
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greater extent similar between the two sets of prices, butl in

the csse o0f Giie groducts, the range of fluctuetions is nerrower,

‘‘‘‘‘ < -

]  AGRICULTURAL L&D &AWL AGRICULTUERAL PROLUCTS,

From 1869 till 1882 the prices of sgricultursl preducts

0]

fell in & sevies of remarksbles fluctuaticns; during the czme
time the vslue of sgricultural lsnd rose rapidly withi but
little depariure from uniformity . The twoe huge waves of high
prices for products werse raflected in higher prices paid for
land even when their buoyancy nhzd géne, end the ensuing de-
pressiong h:d set in,

his wes 2 period showing signs of great sgrictitural
aotivity. Inventions were Tevolutionising hervesting, @nd so
& great demend for good sgricultursl land wes widespread.

Again the msrkets of the seventies were local cnes 10 8

aresl extenit, &nd foreign competition was acute. The very
limitstion of ihwe rengs of the market msde fluctustions prob-

able in the price of corn. The downwerd tendency ef course

£

wes but = part of the genersl felling level of prices.

T

From 1881 - 18%¢ land prices znd the prices of egricul-
tursl produce show s perallel course, fluctustions in the for-

mer being suboequent to ihose in the latisr by a pericd of

sbout one year . 4 pericd of “sestation® governed by the

<

product; the itime reguired

reelisstion of

for sowing wmmd reaping & crop, chenging mev ods of farming,
etc ., Dbeing sbeout 12 months in length, Wew merkels were now
able . 4 settler trsde had sprung up, snd locsl markets

ened influence en the prices of

wgriculiural advence, aided by increasing re-

products. The &

did much tc maintazin s fixed level

2L o
b=l

i

RS St
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of land values. In no perioc was crepping more in vogue, and
so the land was Worked 8 yet with 1little thought to renew its

ing elementis. This led to the closge correlation be- .

m
T

- ade & M
fertild

{

tween the itwo prices, for with falling grices in generzl, much f

:
o
o

movemenl &7 nenge was discoursged.
ifter 1899, the rate ol jncresse in values of agricultural

roduce did notl keep pace with that of land. wrue, fluctua- |

il

tions show & tinme reletion, bul by no means & relation in de-

Eree. A comparison of the period, 1888 - 1008, shows tuut
while lend pursued & rising course during the whole time, and

showed an increase of nearly 10¢ per centum in 16¢8 on what it

weas in 1388, tine prices ¢f producis guring the same period were
slmost alweys lower Lhen wnet they were in 15¢8,and by 1908 head

whet they had been ten

reached & point bDuv iittle niger Lash
= o

veprg previously . The ifact thet itne indeX numbers of agricul-

gcte rTeier only to cerezls, wnd that it wes since

&%
=
e
o
P

b
2
e}
£
j=

¥

859 th:t the deirying andustry showed wonderful zdvance, 18

o
(U

sufiicient to sxplein the divergerice oun ihe tsble -- a point

i

in the comstruction of the tables, to which zn sllusion has

peen made eariier. The growing dislike tc cropping is tending
t¢ throw egficu}tural lund to more naatoral uses, Bo that the
prices of ceresls zre in the present century less impertsnt con-
trollers of thn.irend of‘laﬁd-values +nsn they were in the

eignties =nd ezrlier nineties. Fermers &re snowing & greater

AL

rezdiness to zdopt tneir mode of saruing to current prices,

i1lustrating mere closeiy the principle of equimarginal re-

turns, sc ihst cereel growing 1is dwindling in importance .

TS D

P S
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VALUBES ABOUT ThE GEHERA

dgricultursl

lend, 6/3 pe

8 - v
rrein

ntly supericr Lo any other for cere

=t » time when heavy ylelds on
.

returns were

- 1814,

the averzge,

rate, and

for 211 the early

zee was b

ok
-
0
ﬁ

Lgain, suck

for the Centerbury College

prices of all kinds of
but were aprrosching it sl &

het height aboub the latler

Prez
[4/]

e o~ i
4 ﬂ&-m\{_

ies in dsys when droughts
the light lends
.= seem to hive reckoned this sdventage & vVery

iement went oun

e

21 produc

concentreted are€a

of successful crepping.

CVETEEE .

sdvence, while the

~elutive positiouns of heavy
spout 1895, when diminishing

the lighter cropping

sgrigultursl

esrly eighties.

L0}

®

i

below the

preductive
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land valus

sR4d unGsr

& viow,

grass

move more in gocordance

entury,

by

condition

with the percentage of

ntrary te tie percentuge of
o ¥ )
the zenith znd declineg in

Suring this pericd, tne throw-

nicated & fell in its

then in progress,
exuegsive degree,
tiere nes rcﬁulted‘&

ra9s8 and grop-

citnessed & remurkeble rise
tiwt the rize in the price of

incresse in culiivetion in

:, ChEnges every year, &C-

PR N T R 3 5 § m
0 merdsd Iransliiion irom

, @Y vice verse.

centages of lund under green Crops

scecursately tihnen do tiie other

curve is seen in the seven-

H
o

‘y.a
o
$od
(J,
0
ot
j
.‘J
Oh

iz end {ne nineties are
curve. and that of grain
se in Lie percenluge undaer

cuonversions . Cmall profiis end

nad atadt bhie marginsl lands

g0 they were lsid cown in
o
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A 7. - LAYD  VAY THE OF  STOUKH.

‘ The nuabsr of stock on farms in Canterbury is obiainsd
upon the issus of schedules to farmers at intervels, gensrally
of thres ysars, A Thers are thrae excepiions te this rule,

returns wers made
ibit » faiyr degree of ac-
déle sighities, the
repid andg fairly
ontemporanecus with 2 rise in the value
of the land was ine-

l creasing, in s with the incressg in ite stock-

Carryin anacily.
Aétar the middle eighiiss, ths quantiiy of all siock
enowed @ decrsasing itendsncy, end corvesyondsd Yo & hali or .
in land valuesm, The decliine in the number of
criod wae obisined
left for pasture and
’ ¢ carried. on the

) ries in the number of

l in, and nus continued with slight checks until

) £ courze, increass wany sxplanstions,

i L. The ive farming;
2, The gonstant rise in prices, agéecially in the
orices of =mnimal food ,1aaucts;
\
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8, -- TCONOMIC SICHIFICANCE COF THS INVEL OF LAND VALUES

<3
o,

t ixsz—am

rst-rate importance in

h
[N

Thne valus of iand mast be of
o ceuntry where land occcupies the premier position among the
azents of production, With changss in the prices paid for
land, cccur n multitude of other changes ¢f deep imporiance
throughout the whole industrisl fabric,

The greater the proporticn of the national wealth ob-
tained from the soeil, the greater will be the total walus of
the land, snd should there b2 & snarp restriction plscsd uppn
land by its small arsa, this valus will be high for individual
areas alsc, in Canterbury, the proportion of the naticnal
%salth grising from manufectures or from mines is insigﬁificant
sc thet it is to land that the proﬁince owes the major portion
of its wealth, ¥oreover, the arsnl restriction also applies

within Centsrbury's asrrow Bo

g ]
2

ers.

In many couniries, poezsession and aven occupation of land

4 with many advantages other than egonomic, wvut in

is assagiaie

k‘h

Canterbury, any such political and social advantages count
acarcely at all, A high price paid for lsand indicatas thet
guch laand nas & high producing power and vice versa,

It is generally tne case that ﬁigier prices are caused

by the marginal rsturns, actual or auticipated, increasing
above normsl Tt i= certain that the marginal returns to

lend in Csnierbury ave clusely coumparzd with those cutainable
from other sgurcer of investment, snd that the gensral lsvel
of prices peid for preoductive agents is such as to raturn at

least the current rate of interest, Thus, theeconomic law




Lo the purchasze eof other land in antiecipstion of a further

132.

Changes in the valueg of land have exarted some influence
o its distribiution, ¥or exammple, a partiil monopoly'in

Land seuems Lo have srisen whon the districts cutside tne

Aseocistionts purchars were thrown open for selsction at very

low prices, =znd without areal restriciions, #ithin the pur=-
cheged arse, the maintenancs of a fairly high price and of a
maximum ares, prevented ®monopslists® from obtaining a pre~

dominent rnositien, throughsut the grsater part of the province,

Similarly, in more recent times, there is considerable svi-

dence thet the higher priced land has been subjeset to mors

Ak

subdivisien than medium priced larger areas, In periods of

falliag values of land, thers was usually elso serious de-
¢lines in thz value of land productis, Such often.spglt dig~
aster Lo the farmer of slender means, whoe often was forced to
surrendsr iis land to some capitalist in a position to afford
him some reliaf, even though on usuriocus terms, In pericds
of felling lsnd values, aggregetion wasz encourzged by the
agtion of the smeller farmers sseking aid from thne larger,

whose adventages in sscuring lozns and withestanding lean periods

®

was greater, The course ¢of gvenis st such psriods seem to
indicate that the smaller farmsrs are the keenser users of
their capitel, snd thet se all their means are invested in
productive mgents, little is left for a zurplus to be mvaile
able os inzurance in bad times,; consegusntly, they are par-
tieularly hard hit by falling prices.

“hen land values are rising, such opportunities of as-~
gimiliating epmaller estates do not present themselves; bub

there arices instesd & tsncdency to dsvots zll surplus prefit

rise in price, Zuch a tendsncy becomes morc marked when the

rise has been continuocus for some considsrable time,
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Falling values, on the whole, have cxerted considerable
influence in promoting gbreedtlon, and uneven distribution
the land to a degres greater than riging velues have done,
but such othier forces have been in cperaticn tnav it is easy
tc ovaer-astimeve the practicel importance of these particular
{factore,

“hen lsnd is rising in prics, there ars usually large
pumbers of axchanges of land carried gut, in attempts to se-
curs whe advantages of the rises in values,

o
-

o far as 1 be asceriained, a far lerger number of

i
(¢
o

a

enles took place in Canterbury, during periods of rising
prices, than at other periocds, Indead, during the depression

the eighties, some years passed with exceedingly few sales,

Nince the beginning of the century, however, there has been

& vast number of farms placed on the market and sales effecte@.

then valuss show o falling tendency, those wnho have previously.

g to socnomise their expenses of

ki o |
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working, s¢ &6 o snable. tnem to pay interest snd other charges

incidental %o ithe possssgion of land At the same time, they

withhold the Lland from the market, and if, ultimstely, they

are uvanable to meslt all charges, the land upeon which consider-

able charges have accumulpisd, is handsd ovsr to the morigages.

It will be valued for the purpoese of gstimutbting the discharge

~of ths deb%, snd only on rare cccasions will it be sold, the

mortgagor prefarring to lemese it or work it himself from the

PN

pravious moritgagee and present owner, Thug, péricds of acute

depragsion sre often insdequately revsaled in the course of

W

land fales, Paucity of sales in such depressions give soms
idea of the extent of ine depreseion; butl the prices cbtained
are not likely to refiect its intensity. GCood prices will be

sebtained for speelal selections of excepticnal quality, and as




-

thece sucecessfiul sales sre likely teo be the only ones ré-

ported,

(]

gualities to the various kinds of land, Rieing prices are
& stimulant to production, The very fact that a man hopes

4o

E-d
L

¢4

biag

e excheuge will allow a Yelter mdaptation of personal

sell his land, and to make a profit thereby, urges him to i

carry

atock, crone, and other improvementis, will be sougnt after,

(ither mccompaniments of rising prices are the gensral

gupply

nan

land valu=p in Canterbury, since 1895,

opinions expregssaed by the Royal Commigsion on the Uost of lLive

& in nand with incresses in land values is egtrikingly ex-

Some reference should be made to the connectien between

changes in the price of land and those in the cost of live

Increacsing prices, by promoting land transfers, bring

& Letler distribution of land, in the sense that such

for conveanlent and chesap manzgement. A higher guality

he ries in the orice of rural lsnd, which has ccourred

ipal nscegssarizs of life pr veted by the farmer, as the

averages al such times contain a considersble element

& o

oul & system of very tmough cultivation, which will

end more attention will be given to srrangement to pro=-

g of hopsfulness prevalent, the sharpening of intelligence §
0 increased Reenness-of competition, snd = more sbundant
of products of bvetter guality. That such progress goes

igd in the grest advances made during the repid rise in

On thds poiat, I find myself in sgresment with the

St)

cermitied to interpolate
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brief refersnce to ite findings. Tte Heport affirmed

the pest 20 years, has not inorensed the prices of the
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srices for thess commoditics are fixed by prices ruling in

foreign merkets, to which Hew 7ealand experts,

I

“ihe produce of lend is high, not beczusge land is dear,
tut lens is desr becnuse nroduce ie high, and Tarmers compete
for ite uvse, in ordsr to get the benefit of the high nriges,"

Tn one case, however, the rent, or the price of lsnd,
affecte the price of goods sold in towns, Tnat is the csse

PN
wnere lend will noet bs ured for building upnnﬁless it at

least pays ths agricultural rent, The higher the rent {or
price) of land used for agricultural purposes, the legs in-

_centive to use land far cther industries, andé the greater the

price of the oroducts of such indusiries, owing o restriction

in their production, thig instance is, however, so unimpori-
Canterburi . i . ;

ant in Tew Zanlsdd that ite effecte sre imperceptiblel

Increases in tne prices of ‘1znd brought about by the
nigher »ricss of ite products, hos. added to the total werlth
of the community, and to the meodal v seulihn 2ls0,

The incrssse in the prices of land has hed the evil ef-
fact of Céiaﬁiﬁﬁ s ¢lass of nsople separsted frowm the asctive
culiivation of the soil, who, in devoting thneir capital to
the pursuit of plessure and luxury, excite the use of =ddision-
2l ecapitel in unpreductive investmenis, Again,'a claes of
sneculntors has aoppeared, whoss business it is to effect selee
At incressing prices,

o

The gencral affect »f these tendsncise is, indirectly, to

Unon the sxtent to which the valus of land changes, de-
pend meny matierz of political intereet, From the land, no
inconsidersble peortien of ihe revenue is cvtained, and in the

‘enge of Centerbury, this revenue-is based upon the value of

4 of R®oyel Commiscion on Cost of living in HNew
Zenland, Chapter VI, (H.Z. Parly, Papers, 1912,
E.18).




fore, will in gensrTal be

snraciatinon in valus

ths langd, wines in the value of the land, therefore, bring

in an adiitional revenue, without any inorease veing made in

ha rate. Taxes being Fixed abt periedic 1ntervnls, there-

Jodt

cos onerous uncn the lsnd in times
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¥ vising nricss than during periods when falling

while during rises a widsr scope of zetion will be open %0
the Siatse, Tn times of felling srices, the State, badly in
read of revanue, will be less ready o aGjunt taxabion sc as

n lssmen its burden on ths Izrmer, already

ghow = residly rieing tendency. agitat-

ors for the ¥“siungle tzx® and propagators of similar gospsls,

the

between sdyvocatss of the leacehold and frechald arincipnles of

s

wecomen particulsrly kcan andg
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people now live in boroughs than in 1896, the respective per-

cenﬁages for the yesrs 1856 snd 1911l for the whole of New
zesland belng 43,69 and 5¢,14, The county population is en-
gaged cnlefly in rural pursuite; the high price of land is

an index of the public expectation of the profiits to be made
from ite use in agricultursl and pastorsl farming, and of the
desire to participate in these, fuch has not discouraged

the. ercction of houses in the country by those noet dspendent
on farming,for purely residentianl lots uay be nsd at low prices
by the comparetively few who reqﬁire them,

Tt is true thaet it is now more sxpensive ﬁo esteblish
gona on farme; Dbut this incressed expenditure is cheerfully
borne in anticipation of the incressed returns,

The ceusges of the relative decrense of the rural popula-
tion must bz scught in other directions than the course of
lgnd veluss, and are in féct sufficiently cbviocus,

Put ae T have mentioned before, the era of rising prices
ire been marked by the sppesrance of quité 2 numerous ¢lass
o: gpeculator-farmers; aﬁd by ineresging the temptation to

speculate in Iend veluses, it hee tended to moke the country

caution by these who would base any practical proposal upou

them, uture éeVJlopmenpﬁ wey be upon different bnses from
those of the poszt, eand essentisl differences in the bases may
be easily ovezrlooked by the investor in land or the nolitician
ivi zearch of arguments for a policy, In the second place,
ths resulis sbisined epply to Canterbury land only. They may
be accepted =28 true ofvtns greater part of this province, wut

it iz by nc meang certain that they are rvepresentative of the

by

ecocurse of prices and the forces that have been at work, sey,




in the adjacsnt provimcae of Westland, where the sgricultural
and pestoral land foris bubl e small pro?crtion of the whole;
and & similpr reservailion is nscessary when ithe other pro-

viances are cousidered, A rapld ri=e in the value of dairy

land will give & greater increase for land values in generzl

<

provincs than in Canterbury. only in those years
in which salss of pastorsl land predominate in Canterbury, is
it liksly tnat there iz a very close relation between the
prices recordesd for land in ganeral in Canterbﬁry,
asr provincss,

cantorbuey lend is well suited for mors than one use;
the low of indiffersnecs scts within a very umarrow range of
products, It is st some perigds
elnost & matitcr of indifference to a very considerable pro-
portion ¢i Canterbury farmers, whether they devole their land
to pusturs or teo c¢rops, and it will be found that fluctustions

in the gensrsl aversge price of land, in the cther provinces

Habt it is hoped thait, if due precautions are taken, ithis
praliminary attompt Yo dapict the course of land valuez in
Canterbury, since 1850, and io account for the cﬁangee choerv-
able,may bs of use to local men of buginesz, students of
sgonomics awnd atat=sgené and net without interest and profit
o ull.wﬁa ara3 engaged in studying similer phenomens in .other
countriss, and whe reallse thalt in this age of rapid transport

., &nd incrszasing wobility of labour, capilal,

a

n
and vuzineésg sbiliiy, the sasme groun of causse mey be 84 work
in countries half ths world apert, and, wnether in similar

conditions and with similsr eifecis or not, presenting valusbls

data for ths epplicastion of the comparative method,

ial
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Centerbury University (ollege fent Rolls, and
i

other Detords of iths Collsge Hadownment landse, NS,

>

Canterbury Provincial District Valuation Rolls, .S,
J
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ni Leases, EH.

¥ile of the"Lytielton Times, "Cinristchurch, 1851

et

o 1914,
Tilie of "fhe Fress," Christchurch, 1864 -~ 1914,
Jubilee Humber of "The wWeskly Press,” Christchurch,

180¢,

~

Tew Pesland officiel Yeaxr Hook, annual 6ince

¥ew resland, Covermment Printer, %ellington,
1911,
sputhern Provinces Almanac, varisus numbers,

Thiteombe and Tombe, Christchurch,

%, P. Reeves, State Fxperimentes in fustralia and

»
Lr P

New Zeazland, Grant Richards, London, 19C2,

neeves, Ao-tes~Foa, Hornce Harshell, London
L}
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saundere, History of Kew Zealand, Vol.l.,

wnitcombe and Tombes, 1886, Vel.il., Snith,

Anthony & Co., Christdnurch,

T

Busder,

fiistory of Hew Zsaland, 3 Vols.,

Chapmen end Hall, London, 1883,

Land Systeme of Australasia, Swamn,

connenschain & Co., London, 18594,

The Ztat

utes of New Zealand from 1854,

Among the works on the theery of

the subject, snd those referring to experience out~

-y

Hev,
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ealand, the following have been of most

varshallis Princivles of Ziconmomice, Vol.I, and

Heonomics of Imdustry,

Tasussig's Princinles of Xconomice, 2 vols,

vicholaont's Trinciples of Politiesl

b > )

weonomy, & vols,
Chermon's Outlines of Political Hconomy.
Fierson'e Principles of Tconomics, 2 vols,
Figou's Tealth ané Telfare,
L impért aties,

Dictionary of Political Hconomy, 3 vols,

repsor Licholsonts Rents, 7ages, and Profits in

2
¥ pates and Taxes as Affecting Agri;
culture.
¢ Tgnanbtle Cain moi Landlordis Loes,
Jonnson's Disepvpearance of the Small

Tandowner.
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APPENDIX B.

CORRELATICOES ¥ PRICES,

To obtain & numerical index of the relsiions existing
between severel series of the dats that are ofviously re=-
lated to one another, ! have made ussof Xarl Pearson's Co-
efficient of Correlation ( ) in three instances,

caorrslating the nmoving averages of sach pair of series,

The followingzg vaelues of wers obtained:-

"1, Agriculitural Land Rents and Pastoral land
REAEBLE sisewis ssedsisssvinsbessss F 86

2, Pestoral Land Rentals andé rastoral Land
S&lﬁs © 69 @00 ®Oed s v EN S TB BEINIQEO O +065

. &, Pastoral Land Velues and Pastoral Products 4 .63

upon easrlier in this thessis, viz,, the close connsections ex-
isting between various kinds of land, betwesn the price paid

for freenold iand,and the rents for leasehold, and, finally,

the dependence of ths valuse of land upon the value of Tarm
productis,

These high coeificients, though not in themsslvesg evidence
of causal relsationship, are yet valuable tests of the causal
‘connections which ha#e been suggesited by general ressoning in

the body of the thesie,
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