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PREFACE

This Bulletin contains the substance of a course of public
lectures delivered in the Universitv of Allahabad during
February, March and April of the present year. It will be
obvious that some of the lectures are not printed in full, but
are more or less summarised. A few parts, more especially
a review of the history of the land legislation in the United
Provinces, which is accessible in other books. have been
omitted altogether ; and there has also been some re-
arrangement of the order in which the subject-matter is
presented.  Otherwise the contents of this volume represent
the lectures as delivered.

It might perhaps have been advantageous if some review
of land systemsin other foreign countries besides Ingland
had been included in the lectures : but T felt that this would
unduly enlarge what was already an extensive subject. 1
have attempted to remedy this defect in some degree by
including in an Appendix to this volume a list of books
which give some description of the tenuncy systems of other
countries, together with occasional extracts therefrom and
iome comments.

Atter reading through the lectures again in proof, the
conviction grows on me that the agrarian problem in India
is of deeper significance and greater importance than was
indicated anywhere in my lectures. T seem to see it now
as the great political question which will emerge as soon as
the constitutional strife is laid to rest. Itis essentially an
economic problem ; and one that will affect the very
roots of the future prosperity of India. I think the general
tendency of unenlightened public opinion will be to favor
peasant proprietorship in its broad sense, including tenants
with fixity of tenure as well as those, holding proprietary
rights. The controversy as to the respective merits of large
and small holdings as a system of agriculture, will rage here
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as in other countries. An outery will be raised against
depopulation when large farms are created. The greater
the pressure of the population upon the land the greater
will tend to be the restriotions imposed by law upon the
freedom of landlords. In favor of the policy of peasant
proprietorship will be urged its apparent success in France
and Belginm, and the modern movement for the re-creation
of small holdings in England.

I'feel it necessary to point out here that such arguments
will be wholly fallacious, bhecause they do not take into
account the very different economic conditions prevailing in
Europe. The British Isles und all the Western countries
of the continent of FEurope—Germany, Holland, Belgium,
France, Spain and Portugal—are essentially countries
with a maritime sea-board ;: and their economic development
during the past fifty years has been largely conditioned by
the growing cheapness of ocesn transport. The cultivation
of the sm.ll holdings in France, Belginm and Germany could
never supply the food required by the present population.
These countries, as well as England, normally draw a large
part of their food-supply from the most distant parts of the
world. Wheat comes from Russia, Canada, the United
States, the Argentine and Australia ; meat from North and
South America, Australiu and New Zealand ; eggs and dairy
products from Russia, Australia and Canada. The main
fact, however, is the large importation of wheat; the
cultivation of which is uneconomical on small holdings in
Europe. The peasants of these countries are devoting
themselves more and more every year to specislized
products—potatoes, vegetables, fruits, herbs, sugar-beet,
tobacco, and a host of minor products. « demand for which
has been created by the growing populations of the cities.

How different is the situation in India! In normal
years we export wheat and rice. It is almost inconceivable
that India should ever become a country importing food-
stuffs; for by the time our industrial development shall
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have proceeded fur enough to reverse our position in the
world’s markets, countries which now export wheat will
have little, if any, surplus after feeding their own popula-
tions. Whatever surplus there- nay be will be bought by
Europe and the United States, not India. Hence we must
look forward to relying for all time on our own production
of foodstuffs. In a land so fertile as India a system ot
agriculture developed to the extent prevailing in Western
Europe could easily support a population of five hundred
millions a: a far higher standard of living than now pre-
vails ; but agriculture will never develop to that standard
of living if the whole country is peopled with peasant
proprietors on small holdings. They must go on producing
foodstufts by uneconomical methods. to the exclusion of the
more profitable produce.

[n some parts of India, therefore, lurge scale farming
must be deieloped.  In other parts too every stimulus will
be needed to raise the productiveness of agriculture. My
opinion is that success will only come by accepting the
circumstances as we find them. Where a landlord class
exists the most rapid means of progress will be the education
of that landlord class to exercise its true function in the
direction and improvement of the agriculture of the tenants.
Where no landlord class exists the most fruitful agency will
be a co-coperative organization of purchasing and sales
societies, combined with numerous agricultural instructors
maintained by Government or otherwise. If the landlord
olass can be induced to take an active interest in the
promotion of agriculture, there is no doubt in my mind
that a higher standard of production will be reached more
rapidly in zamindari tracts than in ryotwari areas. I believe
that this outcome is not only possible but is the most
practicable if people would only realize the nature and
urgency of the problem. It is this conviction which is the
justification of the point of view which I have taken
throughout these lectures.

H. STANLEY JEVONS






LECTURES

ON THE
ECONOMICS OF TENANCY LAW

AND

ESTATE MANAGEMENT

INTRODUCTORY REMARKS

Proposals for the reform of land tenures always present
in any country the most complex and dithicult economic
problems ; and where, as in the United Provinces, all the
conditions are more cowplicated than in any other part of
the world that I have heard of, there is every reason to be
cautious in expressing any opinion. Throughout the past
five years from time to time I hive been studying the rural
economics of these Provinces; but I have always felt diffident
as to oxpressing any final or definite opinion on the subject
of the reform of the tenancy laws.

The present juncture seems, however, to be the appropriate
time for stating such opinions as T have reached, although 1
cannot claim finality for them. The discontent of peasants of
Oudh has been brought to general notice by most regret-
table disturbances, and Government is proposing legislation.
The future prosperity of Oudh will depend greatly upon the
character of that legislation. I hope sincerely that it may be
the beginning of a bold constructive policy which will lead
to a progressive improvement of agriculture, and with it to a
rise of the standard of living of all classes of the population.
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The present is indeed the time for action, for I cannot
help viewing the future in the rural districts of India with
grave concern. In almost every ancient country there
came with the growth of population a stage when the land
came under the proprietorship of feudal landlords whose
function was to protect their villeins and tenants, for which
they were paid a rent in kind or in labor, and later in cash.
Everywhere with the growth of power of the central
Government these great landed chiefs degenerated and
became commercialized ; they lived luxuriously in the
capital cities and handed over their estates to agents for
management. It was so in Kngland in the 15th and 16th
centuries, in France in the 18th century, in Russia in the
19th and 20th centuries. In every one of these countries,
and others, there has followed an uprising of the peasants.
In England thére were the widespread disorders of 1536,
repressed in the West with much bloodshed. We know that
the French Revolution was largely agrarian in origin. In
Ireland the pressure was relieved by emigration. In Russia
the unrest of the cultivating classes, which prevailed before,
was deeply stirred by the recent (ireat War and its social
reactions. The first, or political revolution, did not affect
its causes, for the Constitutional Democrats could only
propose gradual reforms, and the Russian peasants were tired
of promises. Then the theorist followers of Karl Marx and
Tolstoy gathered strength and associated with themselves
the peasant party to whom they implicitly, if not explicitly,
gave license for the destruction of the land-owning class,
Throughout the vast area of Russia the peasants seized the
palaces of the nobles and houses of the smaller landlords,
and divided up their home farms amongst them. The
aristocracy of Russis is either dead, or in exile, or starving
in the streets of Russian cities.

Dootrines having a close resemblance to those of Tolstoy
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are now being preached in India; but not at present those of
Marx. Consequently we have a breathing space. Yet we
must not underestimate the immediate growth of unrest due
to two distinot groups of causes: the one purely economic
and the other political. The economic cause is mainly the
growth of population and a commercialized land system ; but
the political is more complex. The constitutional reforms,
especially the grant of the franchise to teuants, and the
speech-making which has followed, are specially responsible ;
but the return of soldiers and men of the labor corps from
their service in foreign lands is also an important factor. At
last the idea is abroad that men have rights. This is an
element of progress, and should -he a matter of congratulaé
tion ; but it is also an element of danger. That danger
can only be averted by such changes as will adjust the
economic fabric to the awakened political consciousness.
It is impossible for India to continue much longer with a
mediaeval iand system. In Furope the transition to modern
conditions came about more or less gradually ; in India,
on the other hand, the most advanced civilization of the
West impinges upon a social fabric and corresponding land
system having many of the economic characteristics of the
feudal period.  The situation is for this reason all the more
difficult.

It may aréuse your interest in the economic problems
which I am about to discuss if at the beginning of this
course I give a brief general statement of the conclusions to
which T have come, and which T shall proceed to justify.
The most tundamental question is, what point of view should
be adopted ?—What is to be the general object of our land
policy ? I answer without hesitation that it is the duty of
the legislature to look forward to the distant future, and not
merely to apply temporary palliatives. It is necessary so to
reform the land system that it may conduce to the henofit of
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the whole community and may bring the largest measure
of prosperity to the country. This can be done only by
devising a system of land tenure the principal object of which
will be to promote the improvement of agricnlture. I hold
that the landlord system is not bad in itself ; and that if the
landlords—and in this name I include all talukdars and big
zemindars—can be induced to take an enlightened view of
their responsibilities, to undertake the development of their
estatés and to promote the welfare of their tenants, far
more benefit will accrue to the country from the maintenance
of the landlord system than by seeking to extend any system
of peasant proprietorship, or sub-proprietorship, in which T
include the ocoupancy tenant system. The present time,
when improved methods of agriculture are receiving atten-
tion and exciting much interest in this country, appears to
me more favorable than any previous period for inducing
landlords to adopt more liberal methods of managing their
estutes ; but if they fail to realize their duties as land-
owners, strong measures should be taken to dispossess them
and either to replace them by better landlords, or to
facilitate the purchase of full proprietary rights by the
tenants. 1 am altogether against introducing the occupancy
system in Oudh ; and believe that it must be gradually
abolished in the Province of Agra. Divided control over
land means stagnation.

Government has given the talukdars and zemindars their
present position ; and it would be unjust to place fetters
upon all of them without discrimination, i.e., upon those who
are good as well as those who are bad landlords. Steps must
be taken to educate the landlords and their agents in the
proper methods of estate management; and some judicial
machinery must be devised whereby those landlords who fail
grossly in their duties shall be dispossessed. The analogy of
arbitration boards in industrial disputes suggests itself, but
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would need careful working out.

The Oudh tenancy system seems to have been devised
with the right objects in view, but with too many loopholes
for legal evasion. All practices opposed to the spirit of the
Act should be prohibited by law in detail ; and every effort
should be made to enforce the law. At the same time, the
best protection of the tenants is to raise their standard of
efficiency and their standard of living, which may be
accompanied by some measure of education. This will tend
to decrease the competition for land and increase the labor
supply for the development of industries; and at the same
time it will put the tenants in a position to protect them-
selves by obtaining enforcement of the law. To reach these
onds there are many reforms in which Government must
directly concern itself. The most important is the consolida-
tion of scattered holdings. This is to be followed by demon-
stration of improved agricultural methods, and by distribu-
tion of improved seed—through the agency of the landlords,
i possible. Assistance needs to be given in the draining of
land by the construction of main drains to all villages where
the land requires drainage ; irrigation facilities should be
extended, not only from the canals, hut also by grants of
loans through the Agricuitural Department for the construc-
tion of wells and small pumping schemes. The staff of the
Agricultural Department needs to be enormously increased ;
and if officers be rightly chosen every pice of such expendi-
ture will be highly remunerative to the country.

Agriculture being the greatest industry of the country,
technical classes in this, and in estate management, are
even more necessary than technical schools for industries.
Everything should be done to encourage talukdars and
zemindars to study agriculture themselves, and to improve
the cultivation of their home farms. They may then become
interested in improviag their tenants’ cultivation and may
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come to realize the great possibilities of advantage to
themselves as well as to the tenants and to the country as a
whole. The standardization of methods of estate manage-
ment, including forms of lease, of receipts for rent, and of
compensation for tenants’ improvements, must be taken up
at once ; but at first in a manner definitely regarded as
experimental. The English law of landlord and tenant, and
especially the Agriculture Holdings Act of 1908, will provide
useful analogies,



LECTURE I

THE GROWTH OF POPULATION

It is necessary at the outset to gain a thorough insight
into the economic laws governing the growth of population
and its relation to rents. This subject is but little understood,
which is unfortunate, because of its supreme importance.
It is necessary to understand the purt played by the
standard of living in determining rents as well as wages.
Flconomists are now agreed that the standard of living to
which a class of workers has become habitually accustomed
is a factor of prime importance in determining the rate of
wages which they will receive ; for should a reduction of
wages below that necessary to maintain the standard of
living begin to occur, either as a result of falling demand
for the commodity, or from an increase of that kind of
labor, the workpeople resist the fall by every means at their
disposal. It will be found that they tend either to transfer
their services to other industries or to adopt a powertul
trade union combination. In one way or another the
standard of living reached by that class of workers is
maintained and the market price of the commodity they
produce must be based upon it. Of course, there are
occasional instances of dying industries in which the
stendard of living of workers does actually decline; but in
almost all employments after a wage rate has been reashed



8 GROWTH OF POPULATION

which permits a certain advance of the standard of living
to be maintained for a period of, say, four or five years,
any subsequent reduction of that standard of living is
strongly resisted.

Now cultivators are a class of agricultural workers who
in addition to laboring themselves undertake the risks of
the success of their agriculture. The standard of living
which they reach operates in exactly the same way to
maintain their earnings. The cultivator carefully calculates
what he is likely to be able to realize from crops upon land
he proposes to rent and what his expenses of cultivating will
be. In competirg to rent more land a cultivator will not,
a8 a rule, offer more rent than can be paid according to his
estimate without reducing their average earnings. His
average eurnings during the past few years usually deter-
mine pretty closely the staudard of living adopted by a man ;
and when a class of people has become accustomed to a
certain standard of living, there will not be higher bids
of rent than will enable them to maintain their accustomed
standard of living. Whilst this is generally true, it has to
be remembered that in every community there are persons
incapable of making a careful estimate, and others who are
over-sanguine or of reckless temperament who will offer any
figure however high in order to obtain the purticular piece of
land on which they have set their fancy. One of the evils of
letting land to the highest bidder is that good cultivators are
turned out in favor of such men, who exhaust their resources
in two or three years and desert the holding, leaving it in
an impoverished condition. Where lettings are made without
auction, however, the level of rents is determined, other things
being vqual, by the standard of living. The qualification
“‘other things being equal” is of course very'important ; for
in actual practice other things never remain the same. It
‘will be found that rents do actually rise at the same time that
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she standard of living is rising. This is either because a
higher level of prices has permitted the standard of living
of cultivators who raise commercial crops to rise, and
rents at the same time ; or because the total production of
ugriculture is increasing owing to the improvement of
methods of cultivation. The increased produce becomes
divided between the cultivator and the landlord ; but the
share which the cultivators retain depends largely upon how
far the standard of living of their class rises at the same time.

There are some important features of the standard of
living which require our attention. It appears to be =
general economic law that when the standard of living is
low, practically at the subsistence level, it is difficult to
raise it, and when it has been raised from this low level
it is easily depressed again by adverse oconomic forces. In
the cotton-growing districts many of the cultivators did ex-
ceedingly well during the last three or four years of the war ;
and undoubtedly their standard of living was beginning
to rise. It is probable, however, that the present collapse
of prices occurring whilst cultivating costs are still high is
depressing them again to the old standard of living. As
soon as a moderately high standard of living has been
attained and become fixed in a certain class they exhibit
both a capacity to rise further more easily, and a strong
resistance to any depression of the standard of living.

The standard of living of the greut mass of the rural
population throughout the larger part of the Ganges Valley,
and in fact throughout most of [udia, is merely at the sub-
sistence level ; and their earnings must rise and fall in
proportion with the cost of living. It has been observed in
Europe that the higher the standard of living of any class
of the population the less prolific it becomes. Various causes
such as the education of both men and women combine to

reduce the birth rate in any section in which a higher level

2
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and variety of wants is developed. This applies as much
amongst the upper classes in India as in Europe.

With regard to the present problem of Indian rural
conditions, it is important to note, however, that the tenden-
oy of a high standard of living to limit the growth of
popolation does not come into operation until a very high
standard has been reached. The first etfect of increased
earnings on any class of people who are at the subsistence
level is to reduce the action of the positive check of
starvation and disease, and to allow a more rapid expinsion
of the number of that cliss. It will need, therefore, a
considerable and rapid expansion of earnings to lift the masx
of cultivators to such a standard of living as may begin to
restrict the growth of population.

A further analysis of the population question is necessary.
It will then be seen that the benefits supposed to accrue
from a peasant proprietorship or ryotwari tenure are, in
tact, largely illusory when tho standard of living of cultivat-
ors is very low. We may consider four different cases :
the first of these is hypothetical, und the rest are more or
less reproduced in actual conditions in India. In the first
case we assume the peasant cultivators with low standard
of living settled in a country where there are no landlords,
and where the Government exacts no land revenue or taxes
whatever from smull cultivators of, say, less than 50 acres.
It does not matter how the Government manages to exist :
for our purpose the important point is that out of the gross
produce of agriculture in uny given district of small
cultivators nothing whatever goes either to the maintenance
of the Government or the support of a landlord class. [u
these circumstances, the cultivating population whose stand-
ard of living is very low can go on increasing in number ;
and they will do so until the limit of the sub-division of
holdings has been reached, that is to say, the minimum size
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of holding which will sapport a family. Once this limit
has been reached the increase of population ceases, the con-
dition of the greater section of the people degenerates until
the positive check of starvation and disease keeps the death-
rate equil to the birth-rate. The important point to notice
for our present purpose is that in these circumstances the
land supports the maximam population possible with a
given technique of agricalture and industry. Furthermore,
it is to be observed that all improvements of agricultural
methods which can be adopted by an illiterate population
with low standard of living will merely tend to increase tho
density of the population in the district, that is the number
per square mile. Facilities granted for cheap credit, and
even permanent improvements of the land, will have the
same effect : they merely increase the number of persons
living on the land per square mile. In comparing the four
cases of different land tenare, however, 1 assume that the
method of cultivation and the degree of the improvement
of the land is the same in every case. All conditions must
be the same excepting only the difference of tenure.

In the second case we may assume conditions which are
familiar under the name of ryotwari tenure. The cultivators
hold their land subject only to payment of rovenue to
Giovernment, and there are no landlords or other intermedi-
aries. In this oase the gross produce of the land is not
ontirely available for the support of the rural population,
consequently the population cannot multiply to a density
equal to that of the first case, and the minimum size of
holding for every grade of land must be larger.

In the third case let us assume that the cultivating
population pays rent to a landlord class who pass
on a large proportion of it as land revenue to Guvern-
went ; but that there are various restriotions upon the in-
crease of rentals, by ococupancy rights and so forth,
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so that the landlords cannot obtain the full economic rent.
In this case the gross produse has to support not only
Government but also a landlord class, and the minimum
size of holdings will again be larger. It is worsh noting
in passing that the landlord olass living upon rents is
itself liable to multiply in number by natural increase within
the limit set by its standard of living ; and, in so far as rents
cannot be raised, the younger members of the landlord class
are la;'gely squeezed out into occupations in the cities or
foreign countries. Yet according to Hindu Taw they take
their share of the rentals with them.

In the fourth case let us assume that all the land is in
possession of the landlord, and that there are no legal
restrictions on the increase of rentals so that the tenants
pay practically the full economic rent, keeping to themselves
merely a margin of subsistence. In this case the gross
produce supports the (Government and the landlord cluss,
and a smaller number of cultivators, and the density of
population is the least of all the four cases.

The important point to be observed is that from the
point of view of the cultivating class, there is not much to
be said in favor of any one of these systems as against
another, for in every case the cultivating class having a low
standard of living will find its earnings sooner or later
reduced to the mere level of subsistence. The advantage
commonly urged in favor of either of the first two classes,
that is, peasant proprietorship, that the peasant has every
encouragement to make improvements on his little farm, be-
cause he is likely to reap the full benefit of them is largely
illusory, because the more such improvements are made the
smaller becomes the holding on which the average cultivator
has to support his family. There is no getting away from
the fact that it is the standard of living which is the chief
factor in regulating the earnings of the people.
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It appears therefore that these various systems of land
tenure differ ultimately only in the maximum density of
the rural population which they permit for a given soil
and olimate. There is indeed much to be said in favor of
the landlord system on grounds which I shull presently
explain. In passing it is worth noting that relief to the
growth of population, which would enable peasant proprie-
tors, or others with fixed tenure rights, really to profit by
improvements they might make, could only result from
an active emigration of nearly half the number of the
vounger people of each generation either to newly opened
agricultural tracts or to ocities of growing industrial im-
portanco.

It is obvious at the very commencement of our enquiry
that, in a country whose economic condition is stationary,
or in which the economic development is slow, the character
of the land tenure makes practically no difference as regards
the welfare of the cultivating population, and that the only
difference is in the ultimate deansity of the population. It
may possibly be a question of controversy as to whether a
large population isin itself a desirable object of statesmanship.
There have been periods in the histories of many countiies, if
they appeared to be threatened with invasion by a foreign
power, when the increase of population seemed to be of para-
mount importance. Yet even here it has to be remembered
that a small population with a high standard of living may
he more efficient in the defence of the country than a vast
population existing merely at the subsistence level. For
my own part, I would unhesitatingly say that a large
population is not a desirable end ; and I shall assume
throughout the rest of this course of lectures that the
aim of the economic reformer should rather be to restrict
the growth of population and to raise as large a proportion
of the people as possible to a high standard of living.
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We have not, however, finished with the difficulties
inherent in the growth of population, for we may observe
that it appears to be almost impossible to avoid a landlord
class coming into existence in any tract of country which
is highly fertile and where the standard of living of the
oultivating class is low. Let us contrast the highly fertile
land such as that of the Ganges Valley eastwards from
Allahabad to the alluvial lands of Bihar, with the barren
hills of parts of Central India or the rocky valloys of the
foot-hills of the Himalayas. ln thuse barren lands the
cultivator with difficulty ekes out an existence on a holding
of, say, 12 acres, and paying only about eight annas per
acre revenuo. The land is so unfertile that the gross produce
can hardly expand suofficiently to support a landlord class.
Particularly is this the case where the unfertile but cultiva-
ble land is scattered amongst absolutely barren wastes, for
there no landlord can find a profit in the task of supervising
his estates and collecting the very small rents which aloue
are possible. Consequently in such regions we generally
find no landlord class.

On the other hand, in highly fertile regions, even if the
population is first settled on the land with proprietary
rights from Government at quite a low revenue, there is
no reason to suppose that the landlord class will not in
course of time arise as a mere result of the economic con-
ditions. The gross produce from the land is capable of
considerable expansion by more intensive cultivation. Here
and there a cultivator is ambitious and saves a little capital
which enables him to work more land. It pays him either
to break some land from the waste if available or to rent
some fields or to work on some system of sharing with the
owner. Often he will save enough to purchase the proprietary
right. In the course of years an energetic man will manage
to buy so much land that he need not live wholly by his own
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cultivation, but can let out much of his land. If still
ambitious, he will continue to save and buy more land ; und
ultimately he will live solely on the rents of his small estate.
The sons brought up to hard work may follow his example
and greatly extend the family estate ; but their sons brought
up to an eusy life are content with living on the proceeds of
their father’s savings.

There is another way in which the landlord class deve-
lops where no law prevents it. When the land is fertile, the
cultivator can in ordinary seasons expand his income by
greater labor, or some one else in his place can do so. The
baniu or mahajun trades on this fact and advances money to
the cultivator on mortgage of his holding. Many of such
loans are not repaid, and the land falls into the hands of men
of the merchant and financial class who rarely make good
landlords. The latter form of encroachment on peasant
proprietorship has been to some extent retarded by Land
Alienation Acts ; but, as in the Punjab, if the trading
castes are excluded from the proprietorship of land there
soon arise money-lendiug individuals amongst the cultivating
classes, and the same vesult ultimitely ensues. Throughout
the ryotwari tracts of India, and the great canal colonies,
th: gradual formation of a landlord class is going on,
wherever the land is sufficiently fertile ; and it may be
doubted whether uny law can stop it. Kven if rents were
made irrecoverable at law, this would not prevent a man
letting his land to villagers whom he knows to be trustworthy
men and whose interest it would be to pay the rent regu-
larly lest they should be turned out as tresspassers. Farming
through tenants who are nominally partners is also unother
device which no law can prevent. Hence it appears to me
impossible for any law to prevent the growth of a landlord
class whero the economic conditions permit it, when the one
essential condition is satisfied, namely, that there is a large
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body of cultivators with a low standard of living.

It must not be thought that I would argue from this that
it is desirable to establish the landlord and tenant system
everywhere. As I shall point out shortly that system is
capable of being the most advantageous to the country, but
it may also be the worst system. We must always keep in
view therefore the ¢ principle of variety,” namely, that it
is good for every country to have differences in different
parts. " Differences of tenure are (uite possible even in the
same district ; and there is no reason whatever to aim at
creating uniformity, except of course as regards the par-
ticular priviliges and obligations which may be imposed upon
landlords and tenants.

Laving seen that the growth of a landlord olass cannot
be altogether prevented in rich tracts, but only retarded, it
may be well to edquire whether a landlord class is a desira-
ble part of the commonwealth. If it is not, steps could be
taken to abolish it by torcing sales of proprietary rights to
tenants, or by state acquisition, by retarding the subsequent
re-uggregation of holdings, and again abolishing landlords’
estates every thirty years or so if necessary.

I think we shall be agreed that the only justitication for
the continued existence of any class of persons being Eavor-
ably regarded is that they contribute something definite to
the well-being of the whole community. An important aim
of economic policy always must be to rid the country of
the parasitic classes of persons who simply live upon the
hard work of others without contributing directly or indi-
rectly to increase the total production of the community or
to promote religion or learning or culture and social enjoy-
ment. The criterion us to whether it is good for a country
to hLave a landlord class or not depends, thorefore, upon the
character of the men composing that class, and what view
they take of the responsibilities of their position. If the
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landlords are good, it is better for the country to have the
landlord and tenant system rather than peasant proprietor-
ship ; on the other hand, if the landlords are bad and merely
parasitic on the community, they drain the other classes of
wealth and produce nothing in return. 1t is better to have
peasant proprietorship than a landlord and tenant system
with bad landlords.

This necessarily brings me to consider what a good land-
lord should be —what his functions are in regard to his
tenants, and in relation to the community at large. To
answer this question in 4 few words, I should say that the
landlord ought to be the brains directing the agricultural
operations on his estate. It should be his object to raise
the cultivation by his tenants to the highest possible standard
in outturn and profit. He should see to all the wants of his
villagers—provide good wells and suitable sanitary arrange-
ments. Above all things it should be his particalar duty to
carry out permanent improvements of the land both by
erecting buildings and fences and by making drains and other
works. He must manage to save from the revenue of the
estate a suflicient amount in every good year to enable these
improvements to be carried out. Having the good-will
of his tenants, they can in fact be very cheaply carried
out.

This brief suggestion of the landlords’ duties will be
elaborated in a later lecture. 1t is perhaps sufficient to show
that he has a highly important place in the agricultural
economy of the nation. If he understands and exercises his
duties, agriculture will be progressive, the condition of
tenants will improve and a spirit of co-operation will replace
the existing animosity. Some grumbling we must always
expect,—for is not that the prerogative of farmers all
over the world P—but there is no reason why a general

spirit of mutual understanding should not prevail between
3
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landlord and tenant, the causes of friction being reduced to
the least possible by a standardised system of leases, which
include conditions requiring good cultivation from the
tenants. Every tenant when admitted must know exactly
what is expected of him ; but discipline also must be main-
tained, and for this reason the landlord’s power of ejection
is an absolute economic necessity. It should be the landlord’s
business fo see that every piece of land is devoted to that
use in which it will be most fruitful, and to see that no tenant
by his negligent cultivation damages his neighbor’s land
or crops. The great and difficult question into which
the problem resolves itself is how to teach the landlord
oluss their true economic function and induce them to
exeroise it.



LECTURE 111
OTHER ECONOMIC FACTORS

Perhaps the most important conclusion of my first
lecture was that relating to the function of the landlord class
in the national economy. It will be remembered that I
stated that if they understand and exercise their business
they ought to be the brains and organizing power of the
agricultural industry. Their guiding bands are needed to
promote progress and safeguard efficiency. Consequeatly
the landlord must not only usually be a resident upon his
estate—he should also look upon his duties as a profession.
On the other hand, absentee landlords who merely receive
the rents which their agents can exact from a zemindari
which remains unimproved are a drag upon the nation—
socially a parasitic class. We saw that peasant proprietor-
ship was better than a system of rent-receiving absentee
landlords ; but that the best system of all for the promotion
of the country’s economic welfare is a landlord system
with a class of resident landlords who take a vital interest
in their tenants and the promotion of agriculture.

In the present lecture I propose to consider the esonomic
conditions under which agriculture is carried on and the
relation of the landlord to them. This will provide us
with useful ideas as to the financial aspects of the landlord’s
business ; and when in possession of this information we
may proceed in fature lectures to see how the tenancy
law may assist the landlord in the proper conduct of his
business whilst yet offering to the tenant all necessary
safeguards.



20 OTHER ECONOMIC FACTORS

There are certain broad economic movements which in
their progress automatically affect the landlord’s position,
sometimes advantageously and sometimes adversely. These
he, as an individual, and even us a olass, is powerless to
alter ; but he should make it his business to be acquainted
with them so that he may swim with the tide, so to say,
making use of every opportunity of adapting the control
of his estate to the trend of economic forces.

We saw in the last lecture how population continually
tends to grow. This of itself alone increases the com-
petition for land and so enlarges the economic rent. Hence,
the landlord, with no exertion of his own, can get some
increased rental by the mere lapse of time. Another
factor tending greatly to increase the total money produce of
agriculture and the net surplus retained by landlords is the
development of communications, particularly cheap trans-
port cver long distances by rail and river, and the develop-
ment of roads for linking up the railways with the larger
villages. Herein, if they would but realise it, lies the
most profitable field of activity for zemindars and talukdars,
in stimulating the district boards to embark upon extensive
programs of road improvement.

The effect of ocheap long distance transport is to
revolutionize the system of agrigulture, changing what has
formerly been of necessity a subsistence economy into a com-
mercial economy. When there are no railways and no roads
every small group of villages must be practically self-sufficing,
and its inhabitants must grow a little of every kind of pro-
duct they require whether the soil be suited therefor or not.
When long distance haulage is cheap, on the other hand, it
is possible for every part of the wide territories of India to
specialize in gr(;wing those crops for which the land and
climate are most suitable in each place. By this means the
produce of capital and labor applied to the land is very
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greatly increased—in far greater proportion than the mere
cost of transporting the produce from one part of India to
another. This specialization has already begun in parts of
India; but there is room for very great progress in this
direction, and there are few things more profitable to which
the landlord can turn his attention than to discover those
crops which are particularly suitable to his locality and
to induce his tenants to take up their oultivation.

An important aconomic force which affects the welfare
of both landlords and tenants in different ways is a change
of the general level of prices. The effects of a general
rise of prices such u3s we have recently experienced are
very complicated, but the main features are these. The
tenant who culiivates crops for sale should gain theoretically,
but actually he derives only a partial gain ; for much of
the benefit of the rise of prices is absorbed by intermediate
merchants and village money lenders. Such advantage as
has acorued to the tenants fromn the rise of prices during
the war has not lasted long enough permanently to raise
their standard of living, and the increase of population will
rapidly depress them to their old condition on the subsistence
minimum. The landlords have suffered by the rise of the
cost of living, because they could not increase their rents
to provide increased profits in proportion to the rise of the
oost of living. The latter has certainly risen fully 40 per
cent since 1915 ; but in this time the Qudh landlords
could only, according to law, increase their rents on the
average about 5 per cent, or their profits, assuming the
land revenue to remain unchanged, by about 10 per cent.
For this reason some of them have been forced to adopt
practices contravening the spirit of the law.

When a general fall of prices comes, as it