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4.1.5 
It is a position not to be controverted that the earth, in its natural, uncultivated state was, and ever would have continued to be, 

the common property of the human race. In that state every man would have been born to property. He would have been a joint 

life proprietor with rest in the property of the soil, and in all its natural productions, vegetable and animaléEvery proprietor, 

therefore, of cultivated lands, owes to the community a ground-rent (for I know of no better term to express the idea) for the land 

which he holds; and it is from this ground-rent that the fund proposed in this plan is to issue. ð Thomas Paine 
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Introduction  

Most solutions for a better world require widespread dissemination of an ideology, the victory of a political party at 

the polls, or the seizure of power by some class or social group.  My solution calls for none of this.  

My vision begins as a seed planted in the old. It  grows and is nurtured by the positive things this world has to offer, at 

the same time gaining strength from resolving contradictions that rip us apart. The embryo becomes stronger as the 

old world dies, until finally, a new world is born and the old one passes into history. 

The seed is a business plan; a profitable business whose shareholders benefit by bringing this new world into being. 

By tapping in to natural laws of political economy, we create an embryo that will grow to overwhelm and peacefully 

overtake the old order, achieving personal success in the process. That is not the subject of this volume, but of 

AFFEERCE Volume II ð The Plan. The plan describes a business that becomes an incorporated municipality, 

ultimately buying up most of the land in a single U.S. state, and turning it over to the commons for a hefty profit.  

The outcome of that plan is the subject of this book,  AFFEERCE Volume I ð The Vision.  The vision comes first, 

because no plan is possible without a goal. The plan takes almost 60 years to complete and many of us will not live to 

see the outcome. During that time, the vision will undergo many changes, so it might seem foolish to put things so 

definitively in Volume I. But it is actually foolish not to. The vision is an integrated solution. An integrated solution is 

like a fine-tuned machine. All the parts are designed to work together. Granted, we might find a better solution for 

one of the parts, but the important question is whether the machine will still work.  If so, the part can be replaced. If 

not, it is back to the drawing board. After all, if our integrated solution will break with a better part, it is worthwhile to 

ask why. Perhaps replacing 2 or 3 parts as a group will allow our solution to work with the best parts. That is why 

detail is so necessary. We must always have a working machine. Mathematicians call this òlogical consistency.ó 

Although we might spend the next 60 years replacing parts, as long as we maintain logical consistency, the solution 

can only improve.  

I donõt want to belabor the point, but many of todayõs popular ideologies are fixated on one part to the exclusion of 

all the others. òFrom each according to their ability, to each according to their needó might sound good, but logic and 

years of experience have shown it destroys productivity. The slogan òIf everybody pursued their own rational self-

interest, we would have an ideal societyó is equally worthless both in terms of failing to understand human nature and 

in failing to see what a horrid world would result if everybody did indeed pursue their own financial self-interest.  

I invite you to try and improve on the Volume I model for a future society, as well as the Volume II business plan to 

bring it about. Try and keep your criticism germane to the volume at hand. A number of people have commented  

after reading Volume I, òTheyõll never let that happen.ó  But how it happens is the subject of Volume II. In Volume I, 

you must ask, òDo all the parts work well together?,ó òCan I improve one or more of those parts, so they still work 

well together?ó and òIs this a society that I  would really enjoy living in?ó In reference to the last question, Iõm not 

interested in whether you think somebody else would dislike this future vision, just you. Let them speak for 

themselves.  

As for Volume II, I often get the criticism that òThis is not a society I would care to promote.ó But a world we can all 

support is the subject of Volume I. Volume II is a business plan to bring about a society that you probably will wish 

to promote. Yes, the plan involves land speculation, subsistence labor and other less onerous things proven effective 

by the Law of Rent, but nothing illegal or subversive. The new world is as an embryo in the old, and it must use the 

tools provided by the old world to nurture itself. The caterpillar does not resemble the butterfly. This is not hypocrisy, 

but the path to lasting change. 
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The Law of Rent 

Much of what you read in both volumes has its origins in the law of rent. Most classical economists from Adam Smith 

and David Ricardo to Henry George saw this law as the bedrock of political economy.  As formulated by David 

Ricardo, the law of rent states: 

The rent of a land site is equal to the economic advantage obtained by using the site in its most 

productive use, relative to the advantage obtained by using marginal (i.e., the best rent-free) land 

for the same purpose, given the same inputs of labor and capital.FTN.6 

If you are not an economist, this might be confusing. In my experience, however, the best way to understand the 

enormous implications of the law of rent is not with Ricardoõs definition, but with a simple, common-sense example. 

Let us go to San Francisco.  

In San Francisco the minimum wage has been raised to $15. This must seem like the Promised Land for those making 

$7.25 an hour working at a fast food job in small town America. But, before those small town burger flippers pack up 

the truck and head west, they should consider this. The average rent for a studio apartment in San Francisco is 

$2,000/month, although a studio can be had in the rough Tenderloin district for $1,500. If theyõre willing to live 45 

minutes to an hour away by rapid transit, a studio for $750 a month might be found ð with a little luck. Thatõs still 

twice the cost of the $375 per month garden apartment they would have left behind, just two blocks from work in a 

very safe neighborhood.  

The law of rent claims that rent is the great equalizer. All other things being equal save rent and wages, the difference, 

wages minus rent, must also be equal. If wages minus rent are called real wages, then real wages for the same job are 

fairly standard everywhere in the country. More generally, given two cities A and B, all other things being equal,     

Wages A ð Rent A = Wages B ð Rent B. 

For the convenience of living two blocks away from the fast food restaurant in a safe neighborhood in the heart of 

San Francisco, one must pay $2,000/month. That is $1,625 more than rent on the same size studio in small town 

America. Compare nominal wages. At 160 work-hours per month, $1,160 is earned in the small town, while $2,400 is 

earned in San Francisco. However, looking at real wages, wages minus rent, flipping burgers in a small town pays 

$785/month, while the same job in San Francisco pays a mere $400/month. Why the difference? San Francisco has a 

diversity of retail and culture, great entertainment, nightlife, proximity to airports and seaports. Although a homeless 

person might beg to differ, those are wages too. In this case, wages equal to $385/month. 

Think of it this way. Suppose you could move to San Francisco and find nearby inexpensive rent that boosted your 

real wages above the rest of the country. You would likely make the move. And so too, would many others. With all 

those people pouring into town, inexpensive rents would quickly disappear. As sure as the sun rises in the morning, 

rents would rise until people stopped coming. No matter what you call it; equilibrium, the law of supply and demand, 

or Mr. Market, the effect is the same; real wages are always equal to those same wages at the margin of production (a 

mythical place where land is free).  

Henry George, in his seminal work from 1879, Progress and Poverty, took the law of rent to its logical conclusion.  It 

isnõt just wages that are equalized by rent. In the city we can take advantage of economies of scale and divisions of 

labor that lead to specialization, a diversity of suppliers, and great efficiency in production. The entrepreneur moves 

from the countryside to the city to take advantage of these efficiencies. But the more entrepreneurs that move to the 

city, the higher the rents go, and lo and behold, all those efficiencies are lost to rent.  
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There are also wages in kind, like the $385/month San Francisco amenities in the example above. Every bridge, 

theater, park, opera house, public transit system, bike path, sidewalk caf®, museum, sportõs team, or cultural center, 

draws people and thereby increases rent.  

Like San Francisco, the increase in rents from all these factors exceeds the increase in wages. This pushes the poor out 

of their homes in a process of gentrification. Since before the industrial revolution, humanity has dreamed of nicer 

homes, nicer cities, cleaner streets, more conveniences, and all the benefits of technology. How sadly ironic that many 

poor people are demanding that their old decrepit homes and apartments be left standing, as the only alternative to 

living under viaducts. 

At the beginning of this marvelous era it was natural to expect, and it was expected, that labor-saving inventions would 

lighten the toil and improve the condition of the laborer; that the enormous increase in the power of producing wealth would 

make real poverty a thing of the past ð Henry George.    

George wrote those words over 100 years ago. Today, envisioning a technological future, we are 

predisposed to the same assumptions. Certainly in an era of robots that do our household chores, drive our cars, 

transport goods without human intervention, and work the assembly lines day and night, there can be no more 

poverty.  

But these labor-saving devices are made from our natural resources. They consume our natural resources to operate. 

They require a small part of our limited space on Earth to operate. The closer these robots work together, the more 

efficiently they produce, so we give them our most valuable land in the center of cities. The more they produce for us, 

the more space we give them, the more natural resources we feed them. Our appetite for what they give us is 

insatiable.   

Like theaters, good paying jobs, and sidewalk cafes, automation drives up the value of land.  

As productive power increases, rent tends to increase even more ð constantly forcing down wages. ð Henry George  

Unlike opera houses and museums, automation replaces many low-skill jobs with a few high-paying ones.  Not only 

are rents so much higher, but even less people can afford them. And do not be deceived that the answer lies in 

education. If everyone were to obtain the skills needed to program and manage automation, then these jobs, too, 

would be reduced to subsistence wages. 

Industry, skill, frugality, and intelligence can help the individual only so far as they are superior to the general level. Just as 

in a race, speed benefits a runner only if it exceeds that of the competitors. If one person works harder, or with superior skill 

or intelligence than ordinary people, that person will get ahead. But if the average is brought up to this higher point, the extra 

effort will bring only average wages. To get ahead, one must work harder still. ð Henry George 

By now you might have gathered that AFFEERCE is a form of Georgism. It is heavily influenced 

by the writings of Henry George on political economy; but particularly on the question of land. 

We might ask ourselves, what is it that gives land value? Is it the work done on the land, the 

improvements to the land that gives it value? Surprisingly, the answer is no. If one were to build a 

skyscraper in the badlands of Wyoming, it would be an albatross. Not even worth the cost to heat 

it. It might have cost $80 million to build, and yet it would be worse than worthless. As for the land 

around it, that might gain in value as a place for tourists to come and gawk and buy refreshments as 

they stare at the monstrosity. 
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The value of land is a function of community.  It is the community that builds the roads needed to go from place to 

place. It is the community that brings electric and water and cable to oneõs home. It is the community that lays the 

sidewalks for the sidewalk cafes, and protects life and property with police, fire, and paramedics. All of these bring 

industry that provide jobs and make the land more valuable still. And through this concert of community, industry, 

and residents, great cities are built.  

We have seen that high wages and conveniences raise rent. Automation is more insidious, at least to the replaced 

worker. It not only raises rent, but kills jobs as well. Yet, there is something more devastating than automation. It not 

only raises rent and kills jobs but, unlike automation which creates goods useful to society, has no redeeming social 

value whatsoever.  

It is land speculation. The land speculator buys land in a growing community,  and withholds it from use to force the 

community to grow around the land, making the land that much more valuable. Land speculation is like a vampire 

sucking the lifeblood of the community, contributing nothing to the community but higher rents, less jobs, and less 

available goods.  

The remedy for all this is so simple, one cannot blame the early followers of Henry George from assuming that once 

the truth was known, it could not help but be adopted.   

What man has produced belongs to the individual producer; what God has created belongs equally to all men ... therefore abolish all 

taxation save on the value of land ð Henry George 

Each of us is entitled to the fruits of our own labor. That which God or Nature provides, belongs to each of us and all 

of us. The land and all of the Earthõs natural wealth is our common property. What are the fruits of our labor, if not 

the product of our labors on this natural wealth? Both trivial and profound: we labor on material things. Denied 

access to these ingredients of our productivity, is to be denied the fruits of our own labor. Such labors demand 

exclusive use of a parcel of land. But natural law demands that rents paid for those exclusive rights ògo to the 

community.ó Yet, what is community?  That important question will be answered later.  

We have seen that good wages, conveniences and automation drive up rents. But distribute those rents to each of us 

equally and for the first time in recorded history, all of us become the beneficiaries of rising wages, all of us become 

the beneficiary of gentrification, and opera houses, sidewalk cafes, and beautiful streets. More importantly for the 

future, as the world becomes more automated, all of us become the beneficiary of automation.  

But I get ahead of myself. For it was not the distribution of the ground rents that initially attracted George and his 

followers, but their collection. When a fair rent is charged for a piece of land, that land must be used as productively 

as possible. Ideally, if the rent is just right, every parcel of land will be occupied by its most efficient user. Combined, 

the collection and distribution of ground rents are the building blocks of 

utopia.  

You might wonder why you are reading this promising idea for the first 

time, now. Why isnõt everyone talking about Henry George and his 

solution if the answer is so simple? 

Once upon a time, you would have. His book Progress and Poverty was the 

best-selling economics book of all time; more than Marxõs Das Kapital 

and even more than Ayn Randõs Atlas Shrugged. At the time, Progress and 

Poverty outsold every book but the Bible. George took on Tammany Hall 

and almost became mayor of New York. He was praised by the great 
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minds of the day and even had a cigar named after him. Unfortunately, rising political stars tend to compromise on 

principles. His òsingle tax on land value,ó popular as it was, was a far cry from common ownership of the land, as 

presented in Progress and Poverty.  As we will see later, a tax on land value tends to consume its own tax base. But even 

holding to the orthodox view of common land ownership, collecting ground rents, miraculous as that might be, does 

not a political economy make. There are so many questions raised on assessment, distribution, democracy and 

government, freedom and security, population and productivity, that those whose economic interests were at odds 

with Georgism, waited out the hoopla and won.  

AFFEERCE is a variety of Georgism. It has elements of geo-libertarianism and geo-mutualism, the geo prefix 

conveniently standing for both George and Earth.  The AFFEERCE acronym, now more historic than accurate, will 

be explained shortly.  

I spent much of my life considering what constituted a just society, and more importantly, how to obtain one. I 

believed there were important ideas coming from both the socialist left and the objectivist right. Though these two 

philosophies seemed to be at odds on most everything, I felt there was a fundamental truth that lay at the root of 

both. When I discovered Henry George, that fundamental truth acquired a real basis. The final pieces of AFFEERCE 

fell into place.  

I came to Georgism through the back door and saw things many Georgists failed to see. Those insights are found in 

the early chapters on collection and distribution theory. Volume I ð The Vision, in its entirety describes a Georgist 

polity that captures the essence of the left (security) and the essence of the right (freedom). Uncompromising in its 

defense of natural rights, AFFEERCE shows a higher vision of society that all men and women of good faith can 

aspire to, beyond the false dichotomy of left and right. 

AFFEERCE is a world where each of us creates our own reality. It is a world of entrepreneurs, and the true 

flourishing of free enterprise. It is a world of collectives; from each according to their ability, to each according to 

their need. It is a world of adventure; dominions, aristocracy, allegiance swapping, and the conquest of land; all 

peaceful.  It is a world of direct democracy, citizen control of budgets, and a government whose sole purpose is to 

protect our natural rights,. It is a world of education where unlimited time can be spent seeking a job or seeking the 

truth, and many wise teachers will be there to show us the way. It is a world where each of us, alone or together with 

others of like mind, is free to seek out our unique dreams without fear of hunger or homelessness. All of this is part of 

a logically consistent and simple Georgist framework. 

Henry George was once the biggest thing since sliced bread, and now he is almost forgotten.  The Georgists have 

been saying for over a century that if only people knew what George had to say, they would certainly jump on the 

bandwagon. With an endorsement from some of the greatest minds of the time, it seemed inevitable. It never 

happened.  

Beyond Georgeõs error with the òsingle tax,ó it was and is in the economic interests of those who live off land and 

other rents to erase Henry George from our collective memory. And that is what happened. 

In Volume II ð The Plan, I show what few Georgists have figured out: Georgism contains the seeds of its own creation. 

Like any good self-defense technique, we can use the enemyõs strength to our advantage. The law of rent can be 

harnessed to bring about a Georgist society. We understand land speculation. We understand how wages, 

convenience, and progress all make land more valuable, and increase rents. With that knowledge alone, the world is 

ours for the taking.  

I hope that Volume I ð The Vision and Volume II ð The Plan, inspire you, give you hope in a world with so little, and 

motivate you to change your life to achieve these goals.  Enjoy! But first, here are some quotes from great minds on 
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Henry George. Iõve taken them from the Cooperative Individualism website and Adam Monroeõs wonderful 

statement introducing the Georgist Party of America. FTN.3, FTN.4 It shows that once upon a time, over 100 years ago, 

the greatest minds on Earth understood how we could save the world.  Perhaps it was WWI or the Great Depression, 

or perhaps it was the flaw of a single tax solution, that extinguished this candle that once burned so brightly. 

AFFEERCE Volume I ð The Vision and  Volume II ð The Plan bring these ideas back in a thoroughly modern way.  

I need to say a few words about format. In chapters 2 through 10, Parts I and II, much of the text is optional. 

Sections will either begin with a summary, enclosed in a shadow box or Required Reading in a similar shadow box 

that directly follows the section name. Either the entire section is required reading or the pertinent points can be 

found in the shadow box. The casual reader can skip from shadow box to shadow box, provided the section is not 

required reading.  If the reader is skeptical, or the points are unclear, the full text of the section can be studied. 
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I find it very difficult to disagree with the principles of Henry George. ...I believe in the taxation of land values only. ð Louis 

D. Brandeis 

 

 

The earth belongs to the people. I believe in the gospel of the Single Tax. ð Samuel Clemens  

 

 

Henry George was one of the real prophets of the world; one of the seers of the world. ...His was a wonderful mind; he saw a 

question from every side. ...When we learn that the value of land belongs to all of us, then we will be free men -- no need to 

legislate to keep men and women from working themselves to death; no need to legislate against the white slave traffic. ...The 

"single tax" is so simple, so fundamental and so easy to carry into effect that I have no doubt that it will be about the last land 

reform the world will ever get. People in this world are not often logical. ð Clarence Darrow 

 

Henry George is one of the great names among the world's social philosophers. It would require less than the fingers of the two 

hands to enumerate those who, from Plato down, rank with him. ... No man, no graduate of a higher educational institution 

has a right to regard himself as educated in social thought unless he has some firsthand acquaintance with the theoretical 

contribution of this great American thinker. ð John Dewey 

 

I have already read Henry George's great book and really learnt a great deal from it. Yesterday evening I read with 

admiration -- the address about Moses. Men like Henry George are rare, unfortunately. One cannot imagine a more beautiful 

combination of intellectual keenness, artistic form, and fervent love of justice. Every line is written as if for our generation. The 

spreading of these works is a really deserving cause, for our generation especially has many and important things to learn from 

Henry George. ð Albert Einstein 

 

We ought to tax all idle land the way Henry George said -- tax it heavily, so that its owners would have to make it productive. 

ð Henry Ford 

 

There's a sense in which all taxes are antagonistic to free enterprise -- and yet we need taxes. ...So the question is, which are 

the least bad taxes? In my opinion the least bad tax is the property tax on the unimproved value of land, the Henry George 

argument of many, many years ago. ð Milton Friedman 

 

I believe in the Single Tax. I count it a great privilege to have been a friend of Henry George and to have been one of those who 

helped to make him understood in New York and elsewhere... ð Samuel Gompers 

  



Introduction  Jeff Graubart 

8 

 

If I were now to rewrite the book (Brave New World), I would offer a third alternative ... the possibility of sanity ... Economics 

would be decentralist and Henry Georgian, - Aldous Huxley 

 

 

Who reads shall find in Henry George's philosophy a rare beauty and power of inspiration, and a splendid faith in the 

essential nobility of human nature. ð Helen Keller 

 

 

...one of the most cogent and audacious thinkers, ...George's book was a revelation not only for the workers, but also for the 

intellectuals. Only Darwin, in the natural sciences, left an impression comparable to that of George in the social sciences. ...His 

devotion can be compared to the love of Nazarene, expressed in the language of our times. ð Jose Marti 

 

I went one night quite casually into a hall in London, and I heard a man deliver a speech which changed the whole current 

of my life. That man was an American -- Henry George... Well, Henry George put me on to the economic tack, and the 

tack of political science. Very shortly afterwards I read Karl Marx, and I read all the early political sciences of that time; 

but It was the American, Henry George, who started me. Therefore, as that happened at the beginning of my life, I have 

thought it fitting that now at the end of my life... I might come and give here In America back a little of that shove that Henry George gave 

to me. ð George Bernard Shaw 

 

People do not argue with the teachings of [Henry] George, they simply do not know it. And it is impossible to do otherwise with 

his teaching, for he who becomes acquainted with it cannot but agree. ...Solving the land question means the solving of all social 

questions. ...Possession of land by people who do not use it is immoral -- just like the possession of slaves. ð Leo Tolstoy 

 

All this country needs is a new and sincere body of thought in politics, coherently, distinctly and boldly uttered by men who 

are sure of their ground. The power of men like Henry George seems to me to mean that; and why should not men who have 

sane purposes avail themselves of this thirst and enthusiasm for better, higher, more hopeful purpose in politics than either of 

the present, moribund parties can give? ð Woodrow Wilson 

 

Henry George showed us ... the only organic solution of the land problemé ð Frank Lloyd Wright 

 

The teaching of Henry George will be the basis of our program of reform. ...The (land tax) as the only means of supporting the 

government is an infinitely just, reasonable and equitably distributed tax, and on it we will found our new system. The 

centuries of heavy and irregular taxation for the benefit of the Manchus have shown China the injustice of any other system of 

taxation. ð Sun Yat-Sen
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Chapter 1 ɀ What is AFFEERCE? 

A Summary 

AFFEERCE is pronounced as though it would mean ònot fierce.ó Picture an army of warriors chanting the words, òa 

ð fierce, a ð fierce, a ð fierceéó Then consider they are chanting a synonym for gentleness. Such contradictory 

imagery is appropriate for the study of our plan and vision, where logic will be used to resolve contradictions in 

unexpected ways. 

Gentleness is how the United States will transition to AFFEERCE. At least, I expect no civil war or blood in the 

streets. Land speculators might put up some resistance, but they will be overwhelmed by the vast majority of voters; 

citizens who demand true free enterprise, with collection and distributions of the ground rents, bounty paid for  

exclusive use of Mother Earth.  

While the implementation in these volumes is specifically geared to the United States, it can easily be extended to 

other countries and regions. The goals are universal, and although national states are anticipated in the near term, 

ultimately the collection and distribution of ground rents will be on an international scale, atop a web of diverse 

cultures and political systems.  

AFFEERCE is an implementation of Georgism that favors industries owned by mutual groups of coworkers with a 

distribution philosophy that favors economies of scale, division of labor, and the availability of inexpensive credit. 

Unlike hard-core mutualism, the AFFEERCE currency is backed by land value, and in that context the free market 

will determine interest rates and profits. AFFEERCE is a minarchy, promoting the minimum government/state 

needed to protect our natural rights. The actual AFFEERCE government framework is a cellular democracy, where 

direct democracy and intimate representation, together, promote the highest level of freedom and democracy. It is 

called a framework, because within a remote cell, there is the freedom for the consensus of like-minded pioneers to 

create myriad non-standard social, business, economic, and political structures. This is called panarchy. These embryos 

of new structures will grow and fade. They might leave behind the legacy of a new idea, or one might even replace 

AFFEERCE as the dominant polity.  

AFFEERCE is an attempt to logically integrate the best ideas from many domains of political and economic thought. 

In addition to the collection and distribution of the ground rents, cellular and direct democracy, panarchy and soft-

mutualism, AFFEERCE borrows from monetary theory, feminist theory, natural rights and justice, and even 

aristocracy.  

AFFEERCE eliminates the worst elements of risk with a safety net through which none can fall, providing everyone 

the opportunity to rise as high as their ability can take them. This claim will not be based on idle promises or even 

theoretical òproofsó, but an on the reality of an actual working economy, an embryonic nation that will serve as a 

laboratory and proving ground for the ideas expressed within this volume. We plan to grow this embryo to fill one of 

the fifty states of the union. The developed embryo will be blessed with so much wealth from executing the business 

plan proposed in Volume II, simple applications of the law of rent, that the host-state will be the envy of the other 

forty-nine. In the end, the embryo will share its prosperity with the rest of the nation in exchange for passage of 

constitutional amendments that will not only obliterate hunger and homelessness, but free enterprise from the 

stranglehold of government.  

This embryo, the subject of the next volume, will have a lifespan of almost 60 years. As it changes from a caterpillar 

into a butterfly, the great economic benefits from the collection and distribution of ground rents and the extreme 

competitive benefits of a landlord-working class, will propel it beyond the rest of the nation. Rather than 
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proselytizing, our job will be to contain the demands of  U.S. citizens, desperate for this new age, until such time as 

the machinery is in place for a smooth transition. For this reason, our second priority, after building our own 

infrastructure, is the health and success of the U.S. economy and polity. 

Many readers will not live to see the dream of this vision realized in their lifetime, but we can live to see the embryo 

form, develop, and begin to grow. Although forming that embryo within the borders of the United States is the 

subject of Volume II ð The Plan,  the vision described in this volume cannot be appreciated without the knowledge that 

there is a roadmap to take us from here to there.  

The day that all the United States comes under the machinery of AFFEERCE is called the capitulation. Ironically, it is 

likely that the citizens of the embryonic nation will be the ones capitulating, and not the citizens of the other 49 states 

who will hunger for what we have to offer. 

Many things in the vision are likely to change over the course of 60 years. So why have a vision? It cannot be overly 

emphasized that without a vision, we would be lost. One would never tell a shipõs captain to set no course, since the 

course is likely to change anyway.  Without a course, there could be no course correction. Without a vision, there 

could be no vision correction. It is precisely the specific nature of the vision that allows it to be modified. Those who 

prefer a general description early on, will sink in a quagmire of their own making.  

So when you read exact rules, numbers even with decimal points, and very specific ways of doing things, and think, 

òOh, heõs trying to dictate the way things will be. He is a control freak,ó you are missing the point completely. The 

dictator controls with ambiguity and lack of information. Instead, I am presenting a logically consistent political 

economy, to the extent such a creature is possible. By including many details, logical consistency can be tested with 

each proposed change or set of changes. Some of these logically consistent details are more fundamental than others.   

Most fundamental of all, is the collection and distribution of the ground rents; the beneficence of Mother Earth. 

These are public distributions for government, infrastructure, police and fire protection, a judiciary, transportation and 

sanitation, education, and a national defense. These are personal distributions for food, housing, and medical care.  

The government, a cellular democracy, shall be organized as the perfect combination of representative and direct 

democracy. When additional revenue is needed, beyond the ground rent distribution, only a super-plurality of the 

dominion shall make that call.  Indeed, the direct democracy is required whenever a decision is needed on a question 

of natural rights. The right to surrender a natural right is itself a natural right. 

Where fantasy meets reality, opulent government buildings will be built that are not supported by rent distributions, 

but rather, by a new aristocracy, in exchange for social privilege. 

The old saw that every lost job is a new opportunity has more credibility in an AFFEERCE economy. Government 

employees who lose their jobs to the new efficiency should feel no distress. Loss of a job opens up a world of 

opportunity. Universal distribution provides every citizen with nutritious meals, warm and safe shelter, quality medical 

care and unlimited free education. We will see later why personal distributions must be greater than public ones; how 

this is a natural law of ground rent distribution. 

Personal distributions are often greeted with skepticism, the òno free lunchó syndrome, but there is simply no piper to 

pay. There will be no penalty for working, for saving, or for taking advantage of the economies of scale. All existing 

taxes will be abolished and the ground rent that replaces them will save most everyone, rich and poor alike, a 

considerable sum.  
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Freedom, like it has never been seen before, will abound throughout the nation; both free enterprise and social 

freedoms. Even the freedom to form a repressive sub-culture. The natural rights of mankind shall triumph over all. As 

physical or repetitive labor is replaced by technology, we shall become a nation of entrepreneurs, artists, scientists, 

innovators, caregivers, adventurers, growers, athletes, to name but a few of the possibilities. Regardless of whether our 

endeavors produce monetary gain, all will share in the bounty of the Earth. 

Gravitating to those who share our visions, we will build large families, communities, and cities. We can embrace the 

themes of our lives, building castles, dungeons, arenas, academies, communes, seminaries, principalities, kibbutzim, 

futuristic cities, green cities, borrowing themes from the popular culture, such as Star Wars, The Hobbit, or Harry 

Potter, with all the pomp, ritual and falderal we desire.   Unlike today, communities can be designed around religion, 

creed, sexuality, or even ethnicity. There is no political correctness, just freedom. 

It violates our common sense to suppose all this can come without a price. But what price does the bird, the fish, and 

the lion pay? The bounty of the Earth supports every other species with ease, why not humans? The answer lies with 

the balance of nature.  Man is his own predator. When the demands of populations exceed the supply of productivity, 

wars are fought to restore the balance. Coercive force is applied, whether just or unjust, to prevent the poor from 

seizing resources. Nature enters the act when disease ravages overcrowded populations. The essence of government 

throughout recorded history is in maintaining a balance of nature that also maintains the power of the privileged.  

Years ago I decided that two things were fundamentally true. One was that all taxes, particularly the income tax, were 

criminal, in that they destroyed productivity. The second was that no child should ever be denied access to nutrition, 

warm and safe shelter, medical care and an education, because their parents were poor; in other words, a level playing 

field was a right. It seemed that the world was divided into three camps; those who believed that taxes were the 

problem, those who believed that poverty was the problem, and the majority who believed that some sort of 

compromise was needed between the two. At the time I heard no voices who said the evils of both taxation and 

poverty were crippling our world, and both must be abolished without compromise. 

I mulled over the problem for some time until I arrived at a solution. This solution solved the problems of both 

poverty and taxation. It was a baby tax that supplied the present value of a lifetime of distributions for food, shelter, 

medical care, and education, as well as police and fire protection, transportation, sanitation, local government, and 

national defense. It was like Social Security for the child from day one, with premiums paid by the parents before the 

child could be born.  Carrying the analysis further, I discovered that almost every problem that plagues society today 

could be solved by the elimination of poverty and taxation. 

Except for that damn baby tax. How could it be enforced? Some felt this was a worse tyranny than the tyranny of 

poverty and taxation; a medicine worse than the disease. I was accused of being a Malthusian on a good day and a 

Nazi on a bad one.  Still, with all the problems in the world, it seemed that if utopia could be purchased for the price 

of a baby tax, it was a worthwhile discussion to have. So the RC in AFFEERCE began life as òReproductive 

Control.ó 

As mentioned in the Introduction, my discovery of Henry George and his notion that that which we produce with our 

own labor belongs to us alone, and that which God or Nature provides, belongs to each of us and all of us, led to my 

further enlightenment. If all land and natural resources were in the commons, then renting exclusive use of location to 

the highest bidder, would pay for the nutritious meals, warm and safe shelter, medical care and education, as well as 

the police and fire protection, streets and sanitation, local government and national defense. And to further the myth 

that this was destiny, òRental of the Commonsó is also abbreviated RC.  

My first thought was that universal distribution would be funded half by the baby tax and half by ground rents. Then, 

as I learned more about location value, the ratio shifted in favor of ground rents, with 90% funded by the ground 
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rents and only 10% funded by the baby tax. The more I realized just how much wealth could be attributed to location 

value, something unknown to many Georgists (although well-known to some), the more I wanted to chuck the baby 

tax altogether. But as you will read in Chapter 3, a phenomenon known as òthe tragedy of the commonsó can result if 

all funding for universal distribution comes only from rental of the commons.   

It occurred to me that balancing the two RCõs as a source of funding for universal distribution, was very similar in 

effect to the balance of nature itself. Even if the baby tax is tiny, and never increased unless the fertility rate is well in 

excess of 2.1, there is an elegance in balancing these two that provides a formula for everlasting prosperity. These 

tools are examined in detail in Chapter 6, where we will see how a fertility rate under 2, as it is today in much of the 

Western democracies, would likely lead to a baby credit instead of a tax. You will learn in Chapter 3, that the òbaby 

taxó comes as a liberator. It is small enough to be within every familyõs reach and large enough to prevent the abuse of 

women, children, and the Earth. A balanced RC can assure prosperity until the end of mankindõs dominion. 

Our new balance of nature allows humans to live as freely as the other species, by funding universal distribution. In its 

full form, it includes both the collection and distribution of rents. It does not deny human nature. Competition, 

loyalty, and even wars are embraced by the new natural order. But these wars, called trebler wars and described in 

Chapter 2, will not be violent. The loser will end up with more wealth than the winner and the plunder will add to the 

bounty of the Earth.  

There are few parts of this vision that are unique. But, never before have they been assembled in one place and 

integrated into a single solution. Distinguished contributors include Thomas Paine and Henry George.  But in terms 

of collection of the rents, none is more important than Dr. Sun Yat-Sen. Distribution theory borrows much from 

those who advocate for a basic income, as well as Georgeõs ideas of distribution of wealth. The distributions and 

availability of credit promote the mutualism of Proudhon. The panarchy is reminiscent of de Puydt. In Volume II ð The 

Plan, the ideas of Jane Jacobs are critical to success, as well as generally known corollaries of David Ricardoõs law of 

rent. Still, it is in the integration that new and valuable ideas emerge.  

I want to clear up a confusion early on.  Many will refer to ground rent as a land value tax or LVT.  I will avoid that 

terminology. When you pay a tax, you get nothing in return. Furthermore, a land value tax implies that a tax is being 

paid on land one owns. Yet the land is owned by the commons. When you pay ground rent you are simply purchasing 

location value. This purchased value is a tool to enhance your business, your convenience and your status. Taxes are 

not voluntary. As you will see in Chapter 2, the amount you pay for this valuable resource is completely up to you.  

The Acronym  

As an acronym, AFFEERCE is broken down as follows: 

AF ς Alternative Family  FE ς Free Enterprise E ς Universal Entitlement 

RC ς Balance of the RCs (Reproductive Control and Rental of the Commons) E ς Enlightenment  

Each of these AFFEERCE foundations will be covered in a separate chapter.  

Alternative Family does not mean one has to run off and join a commune or have a 5-way sexual relationship. It does 

mean complete freedom to self-organize into families, including the traditional 1 man + 1 woman + children. Or one 

can choose to live alone. The problem for single people and couples, regardless of their sexual orientation, is that 

larger families will try and entice them in. Because each person comes with a basic income, not only do 

Children=Wealth, but People=Wealth. Each personõs value as a human being is much easier to recognize when they 
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bring money to the table. This may sound cynical, but it is human nature. To be enticed into a larger family, increases 

everyoneõs wealth, due to the economies of scale. 

Family sexuality is a different dimension altogether. In some families, all members will be chaste, while other families 

will be collections of couples or other sexual arrangements, and still others will be amorphous and pansexual. 

Everyone is free to choose a family whose sexual ideas match their own.  

The evolution of panarchy within AFFEERCE has extended the òright of family to its own social order,ó beyond 

alternative family boundaries. These much larger mutual organizations include collectives, tribes, worker syndicates, 

kibbutzim, and new forms limited only by the imagination. The requirements for family coercion are a private 

entrance and common eating area, while a larger organization that wishes to violate rights in the same manner requires 

the approval of a 5/6 plurality of its dominion and financial exit rights as well. Beyond that, families and mutual 

organizations are, for the most part, interchangeable. 

Free Enterprise means laissez-faire. It means government keeps its hands off business. It means no minimum wage 

and no inflation. It means no corporate income tax of any kind. It means the marketplace will determine if 

monopolies should form and the effectiveness of collusion.  

Honesty, above all else,  will be valued in business and law. Merchants, employers, police, prosecutors, and even 

lawyers will be legally accountable for dishonest practices.  

Voluntary standards groups with 50% industry representation will set service and product standards. Deviations from 

these standards must be fully disclosed. However, businesses will seek full disclosure because it limits or eliminates 

liability.  

Free enterprise also means no civil rights protection and no right to a job. Those are scary propositions today, but in 

an AFFEERCE economy they are of no consequence at all. 

The shackles of intellectual property  will be lifted, with free downloading of copyrighted materials, and the free 

sharing of patented materials and processes. Yet artists and innovators will be generously compensated, and patents 

and copyrights will exceed the lifetime of the creator.  

Freedom goes beyond enterprise. It means consumers and workers, can picket, boycott, strike, leaflet, and organize 

against any business, using a weapon that is forbidden by law today: the right to deny service to polluters, bigots, or 

any other person or group creating an unwholesome environment in violation of community standards.   

Universal Entitlement ð The U in Universal is not highlighted because it doesnõt fit into the acronym, but still is 

critical to the definition. As for the ôEõ in Entitlement, it is no longer relevant: ôUniversal Entitlementõ has been 

renamed ôUniversal Distributionõ. But, alas, I am stuck with the AFFEERCE acronym.  

The bounty of the earth, initially within the nation, is divided equally between all citizens. This gift of nature is called 

universal distribution. Universal distribution is not based on need. A billionaire receives the same distribution for food 

and housing as a pauper. Every person in a family of 50 receives the same dollar amount for food and housing as 

someone living alone. 

Universal distribution is both a personal and public distribution. The distribution supports an allocated guaranteed 

basic income of food and shelter along with necessary public services such as government, education, medical care, 

police and fire protection, streets and sanitation services, and a national defense. Even though it is not usually 

distributed in its entirety to each of us personally, it is most assuredly ours. No matter how the voters in our 
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community decide to reallocate funds for public services, when we move from town to town, our distributions for 

public services will follow.   

Rental of the Commons ð Land, airwaves, minerals, timber, fresh water, fresh air, and wild fish and game should 

belong equally to all of us. At one time or another, all land was seized by coercive force. Ground rents provide each of 

us (we are the true landlords, after all),  with payment for exclusive use of the land. Through free market forces, rents 

adjust according to the landõs desirability, natural wealth, and potential productivity. In so doing it makes all land 

equally worthless.  A home on one acre of the Hamptons in New York would cost about the same as a similar home 

on one acre of Wyomingõs badlands. The equalizer is in the rental cost of the land.   

Depending on public policy, ground rents will pay from 90% to 100% of the cost for universal distribution. 

Reproductive Control ð At this stage of human cultural evolution, the value of something purchased is more 

recognized than value given for nothing. By paying a small portion of the childõs future distributions before birth, 

there is consideration in the contract to supply the child with the basic necessities for the rest of their life. This is but 

one small reason for the òbaby taxó that will be shown to protect the rights of the child, the rights of women in 

general, the rights of society as a collective, and consideration of the Earthõs burden.  The òbaby taxó pays up to 10% 

of universal distribution if the fertility rate is well above 2.1.   

If the fertility rate is below 2.0 certain generated funds can be used for a birth credit.  

To facilitate reproductive control, all contraception will be free without copay and available everywhere. Contraceptive 

medical procedures will be free, as will their reversal. There will be free abortion on demand in the first trimester, 

although the incidence of abortion is expected to dramatically decrease with better methods of contraception, such as 

vasectomies for men with a remote controlled on/off switch. 

If it is hard to fathom paying for the privilege of having a child, think of it like Social Security. You pay all your 

working years, and at the age of 66, you become entitled to Social Security for the rest of your life. In an AFFEERCE 

economy, while you canõt pay into the system before birth, your family can. They save and scrimp, and muster their 

resources. Because of the distributions, it is less difficult than it seems. All employment income is discretionary. Not 

only is the tax a great investment for a lifetime of nutritious meals, warm and safe shelter, quality medical care and 

unlimited free education, but I suspect it will favorably change our entire perspective on value and what is truly 

important in life.  

Enlightenment ð In a free society, all religions, spiritualties, beliefs or lack thereof, are welcome. The AFFEERCE 

enlightenment is a reliance on the truths in nature. You will be in greatest harmony with an AFFEERCE society if you 

recognize that natural wealth belongs to everyone.    

The direction in thought since the original Enlightenment has been toward increased objectivism. Many have worked 

hard to purge subjectivity from our science, our business, and our laws. It seems we have become biological machines. 

Some scientists go so far as to say, we are indeed machines. It is said the universe has no purpose, life is a random 

accident and free will does not exist FTN1.02. Dishonesty in business and law is commonplace. Everything is about how 

well you òplay the game.ó These questions are explored in far more detail in Volume III ð The Philosophy.  In this 

volume, enlightenment is the realization of the human benefits of the common ownership of natural wealth.  

The Assumptions  

It is essential to use a consistent set of data, even though conditions will change dramatically over the 60 year time 

period of the plan. Because the most recent land survey in the United States took place in 2002, that is the year in 
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which calculations will be based. A population of 288 million is assumed, living and working on 60 million acres of 

residential and commercial property.  Interestingly, land values in 2002 were not too different than they are today in 

2016, post-crash.  

The baby tax is assumed to be $10,000. We will have 60 years to debate the feasibility of that number. The issues 

raised in Chapter 3, are a prerequisite to this debate.  

The parameters of the solution are likely to undergo radical change, as well. Yet, without numbers, the book would be 

too abstract and unable to demonstrate the viability of AFFEERCE. Some of the distribution numbers might seem 

low, but as the book progresses you will see that these numbers are not only viable, but can lead to abundance in large 

families.  The bulk of the funding for universal distribution comes from the ground rents. Because citizens born 

before the AFFEERCE capitulation (initially, all of us) have paid no baby tax a 2% consumption tax, that declines to 

zero with the passage of time,  is used to make up the discrepancy. In the assumptions, the consumption tax also 

funds a 2% discretionary tax, and a 2% + 2% academic/school achievement annuity, all of which will be described 

later. Thus, a total consumption tax of 8% is used in the examples. Such a tax is not mandatory and might be absent 

when AFFEERCE comes to fruition.  

 

Assumed Monthly Distributions in U.S. Dollars 
Food 220 

Housing 370 
Cash 35 
Education 50 

Testing 2 
Medical 120 

Non Universal (disability, age, incarceration) 97 
Social Worker 10 
Fire Protection 5 

Law Enforcement 30 
Judiciary and Public Defense 9 
Transportation and sanitation 35 

Infrastructure and VIP 10 
Government 20 

Building Capital/Depreciation/Rents 20 
Intellectual Property Royalties 92 
National Defense 75 

TOTAL MONTHLY DISTRIBUTION 1,200 

 

These numbers are discussed in detail in Chapter 11 ð Universal Distribution. This is how the bounty of the Earth will be 

allocated for each of us. Those who object to such specificity in categories that are bound to change over 60 years are 

failing to grasp the importance of detail in measuring the effects of change on a logically consistent system.  

Notice that many of these distributions are not paid to the individual, but to those providing services for a group of 

individuals. AFFEERCE theory holds that the value of the individual in the community is enhanced when social 

services are paid in this manner. Of the $30 law enforcement distribution, the $25 tranche for local law enforcement 

would increase by $25 per month when a person moves into the district and decrease by $25 when a person moves 
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out. If a person moves to the remote wilderness, that $25 would go directly to the individual (to buy a shotgun, 

perhaps).  Those who provide public services have a strong motivation to keep their constituents happy. 

It is not envisioned that the allocated distributions will grow. Instead, it is assumed the AFFEERCE Enlightenment 

will allow additional productivity, as reflected in the rental value of land, to be distributed as cash, in the form of a 

citizensõ dividend to adults only.   The theory of distribution is discussed in chapters 2, 3, 5 and 7. 

AFFEERCE Georgism allows us to solve many problems in political economy, previously unsolvable. The creative 

reader should be on the lookout for better solutions than the ones I present. Logical consistency is the principle test.          

A Brief Survey of the Tax Burden  

Ground rents are not a tax, but anybody who needs or desires location value for their home or business, will end up 

paying for òlocation, location, locationó as the saying goes. While ground rents provide the bulk of universal 

distribution,  there is also an initial 8% consumption tax on goods not purchased with the distributions. What kind of 

burden is this for the average taxpayer, for the wealthy, and for the poor? Has the tyranny of taxation merely changed 

its guise? 

The results are surprising.  Not only will most people come out ahead, but they will come out considerably ahead.  

There will be no more federal income tax, Social Security tax, Medicare tax, state income tax, or local income tax. For 

the average person, the ground rents will be not too different than their property tax today. And that is before they 

make use of the housing distribution! 

Suppose you earn $150,000 with a stay-at-home spouse and two kids. Today you would pay about $33,000 in federal 

tax, $8000 in Social Security tax, $2000 in Medicare tax, and assume $6,000 in state income tax. FTN1.01 You also own a 

home and pay $6,000 in property tax. And you pay $10,000 a year for family coverage under your insurance plan at 

work. 

In an AFFEERCE economy, there is no income tax, and all financial instruments and savings grow tax free. The table 

below shows the scenario where almost everything earned gets spent.  Conservatively, the ground rents will be figured 

at twice the property tax. 

Today  AFFEERCE  
$33,000   Federal TaxFTN1.01 $10,400 8% consumption tax on $130,000 spending 

8,000 Social Security (17,760) Housing distribution for 4 

2,000 Medicare (10,560) Food distribution for 4 
6,000 State Income Tax (1,680) Sundry cash distribution for 4 

6,000 Property Tax 12,000 Ground rent 
10,000 Medical Insurance Premium   

------------  -------------  

$65,000 Total Net Tax ($7,600) Total Net benefit 
 

Wow! A middle class family of 4 saves 100% of their tax and related expenses, and gets a benefit credit of $7,600. This 

number conservatively assumes no savings, as there is no consumption tax on money saved. In actuality, this family 

will benefit even more, since today there is already an average sales tax of 8%. Because quality medical care is free, 

there is no longer a need for the $10,000 medical insurance, although some might wish to supplement their policy to 

cover private hospital rooms, private nurses, renowned specialists, and high-price experimental procedures. In an 
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AFFEERCE economy, unlimited education for the two kids will also be free. Furthermore, this already reasonable 

consumption tax will drop yearly, as new children are born with a baby-tax and older adults, without one, pass away.  

Next, look at an AFFEERCE tax comparison for a well-to-do single person earning that same $150,000 a year. 

Assume she lives in a luxury apartment and medical insurance is provided free at work. The ground rent in high-rise 

condos will tend to be less than property taxes today, because of the efficient use of land. Assume the ground rent will 

equal the property tax.   

Today  AFFEERCE  
$38,000   Federal TaxFTN1.01 $10,400 8% CT on $130,000 spending 

8,000 Social Security (4,440) Housing distribution for 1 

2,000 Medicare (2,640) Food distribution for 1 
6,000 State Income Tax (420) Sundry cash distribution for 1 

6,000 Property Tax 6,000 Ground rent 
-------------  --------------  

$65,000 Total Net Tax $8,900 Total Net Tax 

 

Even a single person earning $150,000 a year living in a luxury apartment saves at least $56,100 a year in taxes, over 

70%, and much more with savings. You expect a slight disadvantage for the single person, since, in AFFEERCE, 

Children=Wealth and People=Wealth.  

At the low end of the income spectrum, consider a family of four earning $35,000 a year. After earned income credits 

there is no federal tax and no state tax. Assume this family rents a 3 bedroom apartment for $1,200 a month, both 

today, and in an AFFEERCE economy. Assume that property taxes paid by the landlord today, will equal ground rent 

paid by the landlord in an AFFEERCE economy, so the apartment rent will remain unchanged. Significantly, there 

will be no consumption tax on spending the distributions. 

 

Today  AFFEERCE  

$0   Federal TaxFTN1.01 $2,400 8% CT on $30,000 spending 
2,000 Social Security (17,600) Housing distribution for 4 

400 Medicare (10,560) Food distribution for 4 
0 State Income Tax (1,680) Sundry cash distribution for 4 

-------------  ---------------  

$2,400 Total Net Tax ($27,440) Total Net Benefit 
  

The low income family of 4 benefits by over $29,800 [$2,400 ð (-$27,440)]. And that does not even take into account 

the following: Today, they could not afford healthcare in states without Medicaid, or higher education for the kids. In 

an AFFEERCE economy, both are free! The low income family is no longer poor. In fact, poverty, hunger and 

homelessness cease to exist in an AFFEERCE economy. As you will see later, they are not even possible. 

If poor and middle class families make out like bandits, it must be the rich who get soaked. Consider a wealthy person 

with a family of four and an income of 3.5 million dollars a year; 2 million in income and 1.5 million in capital gains.  

Assume today an 18% capital gains rate and a 39% income tax rate. As a worst-case assumption, the family will spend 

every dime of that 2 million, and use the capital gains to pay the consumption tax and ground rents. The critical tax 

factor revolves around land holdings.  Suppose this family has a 4-bedroom apartment in a Manhattan high rise, and a 

5-bedroom 4-acre home in the Hamptons. How badly will this wealthy family fare under AFFEERCE?     
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Today  AFFEERCE  
$780,000   Federal TaxFTN1.01 $160,000 8% CT on $2 million spending 

$360,000 Capital Gains Tax   
8,000 Social Security (17,760) Housing distribution for 4 

29,000 Medicare (10,560) Food distribution for 4 

80,000 State Income Tax (1,680) Sundry cash distribution for 4 
24,000 Property Tax-Manhattan 24,000 Ground rent (GR) Manhattan Condo 
25,000 Property Tax-Hamptons, N.Y. 800,000 GR Hamptons @$200,000 per acre 

10,000 Medical Insurance Premium 2,000 Private room/exotic procedure med. ins. 
170,000 8.5% Sales tax   

---------------  -------------  
$1,486,000 Total Net Tax $956,000 Total Net Tax 
 

Even the multi-millionaire saves money on taxes, unless they own huge landed estates. However, the biggest 

enticement for AFFEERCE among the uber-rich will not be the savings of a few hundred thousand on personal 

taxes, but the massive benefits to their corporations. 

Corporations pay no income tax! They also pay no consumption tax on capital expenditures. 

Every person and family, from the $30,000 family to the $4 million dollar family is a corporation, and earns their 

money in a tax-free corporate account. It is only when money is taken out to buy a house, a car, a vacation, clothing, 

furniture, or anything not covered by the distributions that the consumption tax kicks in. So unless this wealthy family 

really does spend all of those 2 million dollars, their tax bill will be considerably less.  

Wealthy business owners have other reasons to love AFFEERCE. Free markets allow profits to be maximized, none 

of which are taxed until they are moved into personal spending accounts or paid out as employee perks.  

How can all this be provided without somebody paying more in taxes? The poor, the middle class and the rich all are 

better off. The wealth of the nation is equal to its productivity and AFFEERCE rapidly increases productivity in over 

40 ways. These are listed at the end of Chapter 10 ð Economic Principles.  By way of example, I include four such 

productivity enhancers below. 

1) Many businesses will form to serve the needs of the formerly poor. 

2) Large families by their very organization, add considerably to the productivity of the nation. 

3) Free market benefits, especially the elimination of the minimum wage, and corporate income tax, will cause 

national productivity to explode. 

4) We will no longer be supporting a bloated government bureaucracy. 

 

Only productivity enhancer #4, the elimination of the bloated government bureaucracy, including a 70% reduction in 

military spending (without a reduction in security), plus increases for basic income, are used when estimating 

feasibility. The other three productivity enhancers in this list, and many more described later, support the vision, but 

are not relied upon to prove the workability of AFFEERCE.  

The Fundamental Relations  

The fundamental relations are fascinating, but incomplete. They date to a much earlier version of AFFEERCE, but 

are no less true, today. Missing are relations for collection and distribution theory, panarchy, cellular aristocracy, and 
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legal classification. Lack of completeness, however, does not diminish the importance of the early relations. Appendix 

I lists the original set and a new set for cellular democracy.  

Many of the relations take the form of natural laws.  That is, they are eternal truths of political economy.  

Fundamental relation (1) is still as poignant today as it was in 2011 when it was first written: 

(1) Prevents Social Collapse ð Without the basic income of universal distribution, free markets show no 

mercy. Massive dislocations can occur as unproductive companies are punished. Workers bargain in 

desperation. Conditions lead to theft, sabotage and revolution. However, the distributions allow the 

free market to function without causing harm. 

The VIP 

Technology allows government to abuse power in new and frightening ways. We cannot, nor should we stop the 

advance of technology. The solution is to limit the powers of government so abuse has no benefit to them. 

AFFEERCE makes it financially painful to incarcerate, removes the power of legislatures to raise revenue, is 

structured with a cellular democracy and has a well-paid fully independent judiciary 

The technology that makes these limits on government so essential is the VIP, a biometric identity for each citizen. 

Real-time biometric identification did not even exist a few years ago. As of this writing, we are still shy of a full 

implementation. The time element is essential to assuage fears. The business plan in Volume-II  gives us 60 years to gain 

trust, and address privacy and security concerns as they occur.  

Biometric identity is critical to the future society. Without it, AFFEERCE would be very difficult, if not impossible, to 

implement.  The initials VIP stand for Voice, Iris, and Palm. Using the patterns of your voice, the vessels in your eye, 

and the lines on your palm, a unique signature is created. While the three together might be considered redundant, it 

can guarantee theft-proof identity to 100% accuracy. Actual VIP readers might employ other biometrics, such as 

fingerprints and facial recognition, or work in conjunction with mobile devices. VIP is used generically throughout 

this book, regardless of which biometrics are ultimately employed.  

Security experts recommend a 1 to 4 digit PIN in addition to the biometric identity. This will dissuade anyone from an 

elaborate and frankly horrific attempt to steal someoneõs identity. Three sequential attempts with an incorrect PIN will 

force the person to go to the nearest VIP office and re-verify in person.  

Universal implementation of VIP creates a new freedom, the right to travel without a wallet. There are no more dollar 

bills or coins in your pocket. The only currency is a virtual currency. Access to bank accounts, credit cards, library 

books, online voting, and much more, is done in the blink of an eye: literally. Using the VIP, keys to the house and 

automobile can also be eliminated; a paperless, card-less, cashless, key-less, wallet-less society. Beyond a short PIN, 

there will be no more passwords to memorize. 

The only contact with the virtual currency will be through the VIP reader. These VIP dollars (VIP$) will exist only in 

the computers of the AFFEERCE Treasury (although it will be a sound debt-free currency backed by land value). 

Every transaction is the movement of VIP$ from one account to another. Every transaction is safe, secure, and 

recorded in multiple places around the nation. The term VIP might be used in many different ways, as noun, 

adjective, and even verb, to refer to the apparatus that reads biometric information, to personal identity, to the VIP 

network, to the money, and even to contracts signed with VIP identities.   

The requirements of AFFEERCE will drive the universal availability of VIP readers.  Consider a mobile workforce 

and the right to travel freely. Most people will use the housing distribution for ground rent, apartment rent, mortgage, 
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and utilities. But some romantics will hit the highway, searching for that ever elusive opportunity.  The VIP versatility 

in the use of food and housing distributions to procure tiny rooms along the byways with continental brunch the next 

morning, is a boon to the young, the restless, the mobile, and freedom, itself.    

But without the VIP, this way of life for kings of the road could never be. Without real-time identification, forgeries, 

theft, imaginary companions, double-dipping for both travel and home,  and other mischief is virtually impossible to 

prevent. These petty offenses would likewise be difficult to pursue by the authorities for all but the most egregious 

offenders.    

The VIP eliminates any possibility of corruption in universal distribution. If there are rebates to be had for skipping 

meals or sleeping under the stars, it is the VIP that insures rebated VIP$ make it to the correct account. 

Beyond the distributions, the VIP enforced earmarking of funds allows for new kinds of contracts and safety in 

investment, including the signing of contracts online. The citizen investors (discussed later) use earmarking to make 

available significant capital to small enterprises. The VIP eliminates identity theft and makes hitchhiking and jitney 

cabs safe for both driver and rider. It is essential to the family, allowing designated shoppers to spend the combined 

food distribution for all family members, or pay the rent or mortgage with the combined housing distribution.   

Where identity does not involve the transfer of a large amount of funds, or the potential users are already security 

restricted, a simple wave of the palm is sufficient to establish identity for room entry, entrance to a dining room, 

airport security, guests only entrance to entertainment areas and so forth.  

Even foreign workers and tourists will find it convenient to acquire a VIP account for visits. It will be a joy to visit a 

country where the nightmare of losing your wallet or passport is gone forever.  

The freedom to travel the country comfortably without a nickel to your name, to have a workforce more mobile than 

any that has ever existed in history, to travel without keys, wallet or any physical identification, to not be a target for 

thieves, to have instant access to your own money and the distributions wherever you roam, to sign contracts, transfer 

funds, vote, shop for family, go quickly through security checkpoints, and much more, is a great enhancer of life. Still, 

even with the constitutional protections of a reigned in government, it will be feared by some. For them, Big Brother 

is watching. The government knows where you slept and where you had your last meal.  

 

 

Yes comrade, you thought this vas utopia. Ha-ha, ha, ha, ha! 

 

 

Sounds scary, but look at the facts. 

1. The AFFEERCE cellular democracy couldnõt care less. Recent revelations of U.S. government spying on 

citizens on a massive scale, is a legitimate reason for being skeptical of this claim.  But what these revelations 

really demonstrate is the futility of any such effort. No matter how powerful computers become, many eyes 

will be needed to interpret the data. In a free society, there will always be a Chelsea Manning or Edward 

Snowden who risk everything and stand up to potential tyrants. An AFFEERCE government will have no 

motivation to even try.    
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2. In an AFFEERCE economy, the VIP is a practical requirement, but not a legal one. One can forego 

distributions and conduct all transactions in gold or alternative currencies. Of course, the freedoms sacrificed 

and vulnerability to thieves is a high price to pay for paranoia. 

3. Even today, every time you use a credit card or ATM, your location is known. If you pay property taxes or 

vote or have a library card, the government knows where you live. Use a registered cell-phone and the 

government can pin-point your location exactly. If you are on the lam (or abducted), real-time access to credit 

card, ATM and cell phone use is already a reality. 

4. Freedoms of speech, assembly, and religion are constitutionally-enshrined natural rights. A government 

official who uses VIP information to arrest or otherwise harass a law abiding citizen is in violation of the law 

and can be imprisoned.  

5. Government officials have no incentive to imprison anyone, since they receive their pay after funds are drawn 

for certain penitentiary expenses. They cannot raise revenue through the governing council,  and laws that 

involve a conflict in rights must be passed by a super plurality of the electorate. 

 

VIP design will likely be a joint project of large corporations, national and international standardsõ bodies,  and the 

Affeercianado Guild  (See Volume II ð The Plan). Clearly, it is impossible to predict the timing and extent of 

technological developments exactly. I assume the specification will include public and private encryption schemes, 

GPS, central identity databases, local identity storage, and the ability to associate programmable applications with 

accounts.   

On a less technical level, a grocery store VIP purchase might go like this. When the total appears, confirm by entering 

the PIN and looking into the camera. Your iris alone might be sufficient for transactions below $200 at retail. Behind 

the scenes, the retail VIP application will download the food distribution account(s) associated with your identity. The 

app will debit the account or accounts for qualified food purchases. If you are the designated family shopper, 

distribution accounts of all family members will be debited equally, unless otherwise specified. If the distribution has 

been exhausted, or if there are non-qualified items, the app will download access to your personal spending account . 

If the personal spending account is exhausted, the app will access and move funds from your personal corporate 

account to your personal spending account. In the process, any consumption taxes in effect will be moved from your 

personal corporate account to the Treasury. If the personal corporate account is empty, the app will check for a 

default credit account. If credit is available, money will be moved from there to the personal spending account with an 

additional consumption tax debit. Other options will allow for more hands-on control.     Complex, but transparent. 

All you need to do is say OK and blink. 

For people with disabilities who cannot take advantage of one or more of voice, iris, and palm identification, special 

efforts will be made to implement a custom biometric identity, using the capabilities of existing readers. It could be a 

foot, or fingers positioned in a certain way; these in conjunction with a certain noise, or even an artificial sound. A 

longer PIN could compensate for reduced biometrics.   

The VIP system will be designed to employ extensive redundancy. Identity determination will be available from 

multiple sites around the country,  all protected by natural and military security, and several levels of backup power. 

Block chain technology, currently used with Bitcoin, allows for transaction data to be stored redundantly on many 

different servers with little or no possibility of tampering. Thumb drives or mobile devices can hold your personal 

encrypted identity, biometrics, local cash, and access lists for devices you control. In the event of a catastrophe, thumb 

drive and battery backup gives you offline biometric access to your home, car, locked rooms and safes. VIP cash 

stored locally maintains its own transaction history until it is deposited in an online account. 
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New versions of the software will be run in parallel with the previous version to insure the integrity of all transactions. 

Transactions that involve specific companies, banks, and VIP readers are also stored redundantly at the institution or 

within the reader.  

Although only citizens receive distributions, foreign visitors are encouraged to register their identity, deposit funds in 

a bank, and take advantage of wallet-free travel. Very likely, it will become the standard mode of travel, with VIP 

identity established at the international terminals.  

Without the revolutionary VIP, AFFEERCE would not be possible. Distributions would likely be swallowed by a 

bureaucratic sea, corruption and red tape. Without AFFEERCE, the VIP would be problematic. Dispersing biometric 

identity among competing corporations would require an added layer of authentication and added costs. Even with a 

regulated monopoly controlling biometric identity, fees would be enormous, not to mention citizensõ distrust that can 

only be countered by a trusted government over many years. With credit card processing much cheaper, and no 

distributions, merchants today have no reason to install VIP readers.  
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0ÁÒÔ ) ɀ &ÕÎÄÉÎÇ &ÒÅÅÄÏÍ 4ÈÒÏÕÇÈ 4ÈÅ 
#ÏÌÌÅÃÔÉÏÎ ÁÎÄ $ÉÓÔÒÉÂÕÔÉÏÎ ÏÆ ÔÈÅ 2ÅÎÔÓ 

 
 

The equal right of all men to the use of land is as clear as their equal right to breathe the air--it is a right proclaimed by the 

fact of their existence. For we cannot suppose that some men have a right to be in this world, and others no right. -- Henry 

George 

 

It is a position not to be controverted that the earth, in its natural, uncultivated state was, and ever would have continued to 

be, the common property of the human race. In that state every man would have been born to property. He would have been a 

joint life proprietor with rest in the property of the soil, and in all its natural productions, vegetable and animaléEvery 

proprietor, therefore, of cultivated lands, owes to the community a ground-rent (for I know of no better term to express the 

idea) for the land which he holds; and it is from this ground-rent that the fund proposed in this plan is to issue. ð Thomas 

Paine 

 

 éto equalise the financial resources of Society. Our first aim is to be the solution of the land problem. é The government 

makes two regulations: first, that it will collect taxes according to the declared value (by the landowners) of the land; second, 

that it can also buy the land at the same price. ð Sun Yat-Sen 
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Chapter 2 ɀ Collection of the Ground Rents 

To facilitate rapid reading in Chapters 2 through 10, each section will be denoted by either Required Reading   

which indicates the short section should be read in its entirety, or a summary , beneath the section name, which is 

also enclosed in a shadow box and allows the satisfied reader to skip over the discussion.   

Location value is defined as the annual value of the location to an individual or business. It is bracketed on the low 

side by the annual interest and taxes paid for the land, and on the high side by the annual profits made from the land. 

Land value is the total value of the land to that same individual or business. It is approximately equal to the location 

value divided by the interest rate. Land price is the price paid for the land. Imputed rent is roughly defined as (land 

value minus land price) multiplied by the interest rate. Land value tax is a tax on privately owned land assumedly 

based on its location value. Ground rent is the rent collected for exclusive use of commonly owned land.  

Introduction  
Required Reading 

Today, land is not very exciting, particularly when compared with stocks or derivatives.  It is doubtful that anyone is 

glued to their computer all day playing the land market. Land just sort of sits there. Or so it seems. Yet from the 

agrarian revolution to the present day there have been innumerable wars. These were not fought for shares of a 

corporation, or options on those shares.  In every single battle, men fought and died for land. 

We have already discussed an interesting property of land that seems to justify these strong emotions. All unilateral 

wage increases, innovations, conveniences, efficiencies, and improvements increase the value of land. This leads to 

rent increases that counter many benefits of progress.  

Henry George advocated that the rent be collected by and returned to the community. By these rents, he was referring 

only to the ground rents, the rent on the location value of the land.  This has little to do with building rents, such as 

monthly rent paid to the landlord of an apartment.  Nor is this a tax on those apartments; unlike a property tax, 

ground rent does not tax improvements on the land.   

Location value is created by nature or the community. Even the contribution by nature is a function of the 

community. Therefore, all of the collected rent should be returned to the community.  

There is an intimate relationship between collection of the ground rents and their distribution. This relationship 

revolves around at least three questions: What is location value? What is community? How does distribution of the 

rent affect location value? The third question highlights a feedback mechanism that could generate unpredictable 

chaos in the mathematical sense, and instability followed by severe dislocations in a real economy. It therefore 

behooves us to have a solid theory of collection and distribution and not limit our theory to Georgist platitudes, 

compelling as they might be. 

Land Speculation  

Land speculation has no social benefit. It leads to a loss of productivity and lower wages. Collection of a 

ground rent nips land speculation in the bud. 
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There is, however, one Georgist platitude that accurately describes an economic truth today and is likely independent 

of rent distribution. It is the tale of the land speculator whose profits derive exclusively from the productivity of 

others. Knowledge of where such productive gains occur next is of little or no social benefit.  Georgeõs disdain for the 

speculator can be seen in the following quotation from Progress and Poverty which according to Robert Heilbroner in 

The Worldly Philosophers represents the crux of Georgeõs economic philosophyFTN2.28. 

Take now... some hard-headed business man, who has no theories, but knows how to make 

money. Say to him: "Here is a little village; in ten years it will be a great city-in ten years the 

railroad will have taken the place of the stage coach, the electric light of the candle; it will abound 

with all the machinery and improvements that so enormously multiply the effective power of labor. 

Will in ten years, interest be any higher?" He will tell you, "No!" "Will the wages of the 

common labor be any higher...?" He will tell you, "No the wages of common labor will not be any 

higher..." "What, then, will be higher?" "Rent, the value of land. Go, get yourself a piece of ground, and hold 

possession." And if, under such circumstances, you take his advice, you need do nothing more. You may sit down 

and smoke your pipe; you may lie aroundé; you may go up in a balloon or down a hole in the ground; and 

without doing one stroke of work, without adding one iota of wealth to the community, in ten years you will be 

rich! In the new city you may have a luxurious mansion, but among its public buildings will be an almshouse.    

It is hard to argue that the land speculator is anything more than a parasite. Unlike the capitalist or worker who 

perform real services, the land speculator contributes nothing. Land speculation is said to extend the margin. In 

simpler words, good land is kept idle, pushing people onto inferior land, which nowadays tends to be land farther 

from the city center. This leads to a loss of productivity and urban sprawl. It also tends to lower wages. To understand 

why, consider the law of rent discussed earlier. Mathematically, given two cities A and B, all other things being equal, 

Wages A ð Rent A = Wages B ð Rent B. We can consider A to be the city center, and B to be the furthest reaches of the 

burbs. Assume that the ground rents at B are insignificant, and the cost to rent an apartment is minimal. The wages at 

B are reduced by the cost of the commute, the extra gas needed to shop, the higher prices from increased shipping 

distance, the increased wait time for police, fire, and medical emergencies, and the distance from hospitals, shops, 

restaurants, theaters, museums, and civilization in general. It is fair to say that in absence of a new city center, the 

wages at B will decrease as the distance from A increases. When the rent at B can go no lower, Wages B  = Wages A ð 

Rent A, real wages drop at A and B, as B gets farther from A. This might seem counter-intuitive, but it can be no other 

way. If real wages at A were temporarily higher, people would move from B to A, driving up rents at A, until the real 

wages in the center of the city were equal to the real wages at the margin.  

Land speculation lowers both productivity and wages, without providing any benefit in return. It is most common in a 

growing metropolis where taxes on unimproved land are low. The first and easiest hurdle for an adequate ground rent 

is one that nips land speculation in the bud. Making holding land without putting it to use, expensive, will stop 

speculation. However, as we will see in a later example, even this simple bar is not so trivial to achieve.  

The final line of Georgeõs quote, òIn the new city you may have a luxurious mansion, but among its public buildings 

will be an almshouseó can be attributed to the loss of productivity and wages due to land speculation. But it could also 

could be speculating on a future,  where taxes on productivity ð  most notoriously the income tax ð are replaced with 

proceeds from the ground rents.  
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Location Value  

Objective Value  

Land is objectively worthless and the price tends toward zero when only objective criterion is used. Land 

value is created by the community. 

This is a corollary of David Ricardoõs law of rent from 1809: 

éthe rent of a land site is equal to the economic advantage obtained by using the site in its most productive use, relative to 

the advantage obtained by using marginal (i.e., the best rent-free) land for the same purpose, given the same inputs of labor 

and capitalFTN2.20. 

In other words, Ricardoõs economic advantage minus the ground rent equals zero. Think of it this way. If all location 

value is captured by the community, the location has no value left. The land would have no price beyond a nominal 

one. We will see below that attempts to return only part of the location value to the community and maintain a price 

or rental value are fraught with serious problems as well. 

Under the labor theory of value, an objective theory, land also has no value. No labor went into creating it. It does not 

need to be rehabbed every so often. It does not depreciate.   

Regardless of which objective theory of value is used, the objective value of land tends to zero.  

Subjective Value  

The subjective value of land is arbitrarily high, potentially of infinite value. Many have killed and died for land.  

Ironically, under the subjective theory of value, land can be priceless, worth billions. Throughout history most wars 

were fought over land; so many have died for land. So many have killed for land. 

The land is sacred. These words are at the core of your being. The land is our mother, the rivers our blood. 

Take our land away and we die. That is, the Indian in us dies. ñ Mary Brave Bird  

He who has known how to love the land has loved eternity. ñ Stefan Zeromski  

We are seeking to incite the nation to rise up to liberate its land and to jihad for the sake of God. ñ 

Osama Bin Laden  

Since the land is the parent, let the citizens take care of her more carefully than children do their mother. 

ñ Plato  

Georgist Theory of Value  

IŜƴǊȅ DŜƻǊƎŜΩǎ ƻōƧŜŎǘƛǾŜ ǘƘŜƻǊȅ ƻŦ ǾŀƭǳŜΣ ƘƻƭŘǎ ǘƘŀǘ ǘƘŜ ƻōƧŜŎǘƛǾŜ value of a commodity is its price in an 

active market. However, this fails to account for land value. 
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Georgists synthesize the objective and subjective theories of value. They hold that the objective value of a commodity 

is the price realized in an active market. Active market implies frequent trading by unaffiliated participants with 

competing interests on price.  

It is likely that Henry George saw the parallels between his theory of value and the objective laws of thermodynamics 

and statistical mechanics that were big in his time. These objective laws emerged from the random motion of particles, 

just as objective value emerges from the random actions of a market. 

While Georgeõs theory of value works well for commodities, it fails for land that has neither objective value nor a 

sufficiently active market. Unfortunately, George and many of his followers failed to see this. 

Profits and Location Value  

Location value is violently discontinuous. The main source of location value is profit from location. Most 

business profit is profit from location. To maximize profits in general, the most efficient user should occupy 

every property. Wages too, are a function of location. Collecting 100% of location value as rent would 

eliminate profits and cut into wages. 

The biggest roadblock to an adequate theory of land value is a failure to understand that true location value is 

violently discontinuous. The location value of one acre could be several million dollars annually, while an immediate 

neighboring property might be free land. Such an extreme variance might be due to a large noisy factory that generates 

millions in profit from its key location, but causes the neighboring land to be uninhabitable due to the noise, and not 

favorable to industry because it is off the road and rail tracks.  

The main source of location value is profit from location. Take any business, put it in the heart of the Wyoming 

badlands and recalculate the profit. The difference is the profit from location value. Strictly speaking, we measure 

profit from location value by comparison with the same business on the nearest land where rent is free or nominal, 

but using the badlands emphasizes just how important location value is as a primary source of business profit.  

Location value is not only the primary source of business profit, but a source of wages as well. We saw earlier that 

higher rents require higher wages. We need to be aware that returning 100% of the rent to the community could be as 

devastating to the business as moving it to the badlands.  

The goal of a free economy is to maximize total profit. This occurs if the most efficient user occupies every property. 

But this will not occur if 100% of the location value is returned to the community. 

Problems with Land Assessment  

Land assessment is not the best way to generate ground rents. Because so many Georgists favor an assessor 

based LVT implementation,  it is instructive to examine the serious problems with this approach. 

Objective Scoring  

How can an assessor determine land value? Any objective score can be positive, negative or neutral 

depending on business, culture, or individual preference. Land value can only be determined in a market. 
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Location value is determined by location value profit of the most efficient user of that land. How can a land assessor 

determine location value? Is objectively scoring various features of the land viable?  

Valuing land with objective scores for different location features is necessarily biased. Any given feature can be a 

positive, negative, or neutral depending on the business, culture or individual preferences. A nearby community center 

has no draw for most businesses, but if the town has no more need for residences, the land will go idle because of the 

higher rents. Idle land has a further dampening effect on growth.  At the other extreme, airport noise is a negative for 

residences but business might make super profits due to proximity to transportation and lower rents. Both idle land 

and super-profits from location value, lead to a loss of revenue for the people. 

Different businesses will price the same location with a different value based on need for raw materials, kind and size 

of labor force, nature of the customer base, and need for resources both natural and manmade. Individuals in search 

of a home will likewise use myriad subjective criteria in determining the perfect location.  

The flaws of objective scoring, make it clear that location value cannot be measured outside of a market. In this 

respect, location value is very much like art; subjectively valued in absence of an active market.   

Corruption   

 Required Reading 

The difficulty of assessing value may not explain completely the observed inconsistency in current property tax 

assessments. Recent studies call the property tax assessment system "certainly among the most corrupt of urban 

functions."FTN2.34 One commentator explained that "the actual work of valuing property is done by 'street level 

bureaucrats' over whom there is generally little effective supervision" and that assessing "is both discretionary and 

subjective, combining constant temptation with minimal likelihood of exposure. FTN2.35, FTN2.36 

Other Biases  

Required Reading 

Mason Gaffney points out several land assessment biases. First, there is the wealth and power of landowners, and the 

selective responsiveness of courts to lawyers that only wealthy litigants can afford. FTN2.37  

Gaffney also points out a time bias. The infrequency of assessment favors appreciating land. FTN2.37  

The invisibility of minerals and the bias of whether or not to include visible minerals in the assessment of location 

value has no objective solution. 

Perhaps one of the biggest biases against raising land values is the interdependence of land values. The assessor who 

raises one land value must raise several adjoining ones. This leads to a group of protestors all at once who can 

organize politically. Gaffney cites some well-known cases of this. FTN2.37 

Problems with land assessment are not new: 

In a 1796 United States Supreme Court opinion, Justice William Paterson noted that leaving the valuation process 

up to assessors would cause numerous bureaucratic complexities, as well as non-uniform assessments due to imperfect 

policies and their interpretationsFTN2.21.  
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Certainly, there are many who believe that it is impossible to fairly assess valuation. I share this view with Libertarian 

Murray RothbardFTN2.21.  

Comparable Sales 

Required Reading 

The most common response to the impossibility of assessing using subjective criteria or objective scoring, is that only 

objective comparable sales of unimproved land should be used in land assessment. This suffers from several serious 

defects, and some fatal ones as well. The serious defects are: 

1. Sales of unimproved land are few and far between in precisely those areas where land is most valuable. 

2. Even neighboring properties can have radically different location values due to the immediate environment.  

3. Location value changes with time and each sale. Over time, use of land in the neighborhood can undergo 

radical changes. Every vacant lot that is sold and gets built usually increases the location value of neighboring 

land, but by how much? 

4. Location value is significantly affected by changes outside the neighborhood, such as the opening or closing 

of a factory, or mall, or general economic conditions. Neighboring land that sold for $400,000/acre before 

the only employer in town shut their doors is no longer relevant to objective assessment.  

5. Since we are looking at sales prices, it is always the location value of the less efficient seller and not the 

location value of the more efficient buyer. These can be orders of magnitude apart. 

6. Sales price includes the location value of the improvements which is actually location value of the land that is 

often ignored by an assessor. For instance, a motel at the intersection of two interstates. If the assessor plans 

for a motel at that intersection by setting the location value sufficiently high, freedom is sacrificed in the name 

of planning. 

Other defects with land assessment, discussed below, are more serious, or even fatal. 

Location Monopoly   

Required Reading 

If all land in an area is owned by the same developer,  with no sales by the developer as the land is improved, then 

there is no way to use comparable sales as a way to increase the assessed land tax.  Tenant rents on improvements 

could reach the stratosphere and there would be no way to increase ground rents without taxing those improvements. 

By selling select plots at very low prices, the developer generates comps that significantly lower assessed land tax.  

Prior to a land value tax, land speculation tends to push the margin out. A land value tax based on comps will push 

the margin in. Speculation will be confined to a ring around the developed area, isolating it from comparable sales. 

Monopoly and collusion within the speculative ring will keep the land value tax low. Interestingly, the speculative ring 

is one strategy of the embryonic viral community to gain economic advantage, as discussed in Volume II ð The Plan. 

Despite its utility in helping to spread Georgism, it is contrary to equitable rent collection.  
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Leverage and the High Location Value Land Tax  

It is demonstrated that the higher the percent of location value taxed, the lower the land price, leading to 

land taxes that can be greater than the price of the land itself. A collusion between buyer and seller to reduce 

the nominal price of the unimproved land in the total transaction becomes inevitable. Not only does such a 

land tax fail to curb land speculation, but it delivers no revenue! 

Is a fair tax for unimproved land the price of the land multiplied by the interest rate? Not really. That assertion has 

two assumptions that are today only approximately true today, and absolutely false when the tax is a high percentage 

of location value. 

We define location value strictly as the annual amount a holder of land rights is willing to pay for those rights. Land 

has no objective value, but we can nonetheless define land value strictly as location value divided by the interest rate. 

Thus if a land rights owner is willing to pay $10,000 annually for a parcel of land and if the interest rate is 5%, then 

the land value for that parcel is $200,000 ($10,000 / .05).  

Notice that this definition says nothing about either land price or a land tax. But there are certain relationships that are 

axiomatic. For one: 

LAND_TAX + INTEREST_RATE x LAND_PRICE = LOCATION_VALUE (Eq. 1) 

Since location value is what the land rights owner is willing to pay annually, and the land tax + interest on land price is 

what they will, in fact, pay, they will tend to be equal in a free market. That is, if the LVT (land value tax) is 70% 

location value, then interest on the land price will tend to be 30% location value in a perfect market. 

When land is privately owned, LVT is a function of the interest rate and a government policy (e.g. 70% location value, 

90% location value, 30% location value, etc.).  

LAND_TAX = PERCENT_LOCATION x LOCATION_VALUE (Eq. 2) 

Combining Equations 1 and 2, 

INTEREST_RATE x LAND_PRICE =  

                                 LOCATION_VALUE ð PERCENT_LOCATION x LOCATION_VALUE (Eq. 3) 

Dividing by interest rate and simplifying 

LAND_PRICE = (LOCATION_VALUE/INTEREST_RATE) x (1 ð PERCENT_LOCATION) (Eq. 4) 

Using the definition of land value we get an alternate form of Equation 4.  

LAND_PRICE = LAND_VALUE x (1 ð PERCENT_LOCATION) (Eq. 5) 

Regardless of the interest rate, if the policy calls for a land tax of 50% location value, the purchase price is 50% the 

land value. A rent of 90% location value produces a land price that is 10% of land value.   

Assume the policy of the government is to eliminate land speculation. This means that land price must appreciate at a 

rate that is less than or equal to the cost of land which is simply the location value. We know that location value 

increases with the growth rate (population density and progress). If the speculator can make more money from land 

appreciation than is paid out in interest, speculation is profitable. So: 
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GROWTH_RATE x (1 ð PERCENT_LOCATION) < INTEREST_RATE will stop speculation. 

Thus, if the GROWTH_RATE is 10% and the INTEREST_RATE is 5%, then the PERCENT_LOCATION must 

exceed 50% to prevent speculation. However, it is not uncommon in hot areas for land prices to double in a yearsõ 

time. And interest rates in recent history are far less than 5%.  

With a GROWTH_RATE of 30% (land doubles ever 2.5 years) and an INTEREST_RATE of 3%, a tax of 90% 

location value is required to stop speculation.  

In general, most advocates of an LVT believe the tax should be 80% of location value or higher. 

Because location value is subjective, or objective only for a specific business or culture, and based on un-measurables  

such as progress and efficient density, land tax needs to be defined in terms of land price.  Rearranging equation 4,  

LOCATION_VALUE = LAND_PRICE x INTEREST_RATE/(1 ð PERCENT_LOCATION) (Eq. 6) 

And substituting into Equation 2, 

LAND_TAX = PERCENT_LOCATION x LAND_PRICE x INTEREST_RATE/(1 ð PERCENT_LOCATION) 

(Eq. 7) 

Let PERCENT_LOCATION = .90, LAND_PRICE=$10,000, INT=.05 then  

RENT = $4,500, LOCATION_VALUE = $5,000, LAND_VALUE = $100,000 

The beauty of these equations belies the fatal problems that emerge when taken together with Georgeõs most 

important natural law: people will attempt to satisfy their desires with the least exertion. As the equations 

demonstrate, the common mental image of land tax as perhaps 5% of land price is utterly false. Instead, LVT is 

infinitesimally close to land price at 100% location value, and 90% of land price at 90% location value.  

The buyer not only pays the land price to the seller, but pays almost the same land price every year thereafter to the 

people. It is clearly in the interest of the buyer to pay as little as possible for the land. In fact, the buyer will pay a 

premium to the seller in exchange for a lower LVT going forward.  

A market is made when the interests of buyer and seller are opposite. In the case of land sales with an LVT, the 

interests of buyer and seller are the same: land must represent the smallest possible fraction of the total transaction. 

This then is not a market, but a collusion.  

If unimproved land is the total transaction then buyer and seller must make sure that that is not the case. If the land 

has a location value to the buyer of $5,000, he will gladly pay $6,000 to the seller for a finger-painting done by the 

sellerõs child in kindergarten, and in a separate transaction, $1 for the land. While such collusive agreements are not 

enforceable in courts, they are enforceable by custom and in the rare event the seller reneges on the land deal, after 

selling the finger-painting, or the buyer reneges on the painting after buying the land, they are enforced by organized 

crime.  

The extreme leverage gained from LVT equaling a high percentage of location value allows the owner of a very large 

development to sell a plot of land for $1 with no counter-transaction at all. This would provide a comparable sale that 

would cause LVT on the development to plummet, creating vast profits from location value, and ironically, making 

land speculation quite profitable.  
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In fact, we can guess that the amount of land speculation that is made profitable from the leverage of high 

percentages of location value is equal to the speculation made unprofitable by the same high percentages. In other 

words, we reach the shocking conclusion that  a land value tax has absolutely no effect on land speculation! 

Furthermore, by collusive agreements and speculative frenzy, land prices will be pushed to zero universally. Rents 

follow suit. We state the second shocking conclusion that a land value tax delivers no revenue! 

These conclusions are unfair to the extent that peer pressure and regulation prevent collusive transactions below some 

point, perhaps 50% location value. This is consistent with the positive effects of LVT today in some communities. 

However, both the profitability and temptation for collusion increase exponentially with LVT above 50% location 

value.  

I define the Ostrom-Hardin tipping point as that point in a continuum where personal benefit so exceeds benefit to 

the commons that all social sanctions against the behavior disappear. (A further discussion of Elinor Ostrom, Garret 

Hardin, and the tragedy of the commons is found in Chapter 4.) The percent of location value taxed is such a 

continuum. Once we pass the Ostrom-Hardin tipping point, the tragedy of the commons takes hold, collusion 

becomes universal, and the above conclusions become absolute. 

Moral Hazard  and Assessor Criteria  

Required Reading 

There is a problematic moral hazard associated with a land value tax. As shown above, the 

tax naturally eats its own tax base. To preserve the base, dishonest and corrupt behavior is 

essential.  The form of that dishonest and corrupt behavior is determined by the criteria 

employed by the assessor; objective, subjective, or a combination. 

If a land assessor uses only objective criteria in determining land value, over time, all land 

prices and rents approach as a limit the objective value of land, which is $0, as individuals are 

encouraged to engage in immoral behavior. If the only tax is the land value tax, feudalism is 

the preferable outcome to barbarism or extinction. Feudalism would result because all 

government services would cease and protection services would be privately owned and offered in exchange for fealty. 

On the other hand, if a land assessor uses only subjective criteria in determining land value, all assessed valuation 

approaches as a limit the subjective value of land which is arbitrarily large (subsistence for all ònon-connectedó 

exclusive users). Assessors are encouraged to engage in immoral behavior. Totalitarianism, barbarism, or extinction 

are the possible outcomes.  

If a land assessor uses both objective and subjective criteria, the extremes will be avoided, however, society will be 

corrupt and immoral. Services will be underfunded and the land tax will be too high for those without sufficient clout.  

The Land Value Tax is an Oxymoron   

Required Reading 

The land value tax is a contradiction in and of itself. Land has no objective value. In a Georgist society there is no 

market for land! The payments that normally go to a bank as interest, go to the community instead. The land purchase 

price is zero, nominal, or equal to a small down payment. It is arbitrary and capricious in its relationship to land value. 

¶ Axiom: If rent is based on 100% of location value, then all land is free. 
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¶ Corollary: As soon as land develops a price, it is undervalued 

¶ Corollary: If a buyer pays a price for land which causes an upward reassessment then they are paying 

for the land twice. 

Land cannot effectively be owned by an individual and taxed on its location value! Land must be rented from the 

commons. Although there are some land value tax implementations that use the principles I develop in the next 

section, and which might be useful in negotiations for capitulation, they are little more than a disguised rental of land 

in the commons, and present a possible moral hazard through obfuscation. I will not speak of a land value tax again. 

Rental of the Commons 

How Can We Solve the Problems of Land Assessment 

Required Reading 

Å How can we end land speculation? 

Å How can the most efficient producer have the best land? 

Å How can we have all land be free and collect an equitable location value? 

Å How can we eliminate mendacity in land transactions? 

Å How can we completely eliminate objective criteria, subjective criteria, and the assessor bureaucracy? 

Å How can we have fully funded government services, a safety net through which none can fall, and 
enthusiasm in the paying of ground rents?  

 

Consider the words of Dr. Sun Yat Sen, a Georgist and father of modern China. 

How indeed can the price of the land be determined? I would advocate that the landowner 

himself should fix the price. The landowner reports the value of his land to the government and 

the government levies a land tax accordingly... 

The government makes two regulations: first, that it will collect taxes according to the declared 

value of the land; second, that it can also buy back the land at the same price...  

According to my plan, if the landowner makes a low assessment, he will be afraid lest the 

government buy back his land at that value and make him lose his property; if he makes too 

high an assessment, he will be afraid of the government taxes according to this value. 

éhe will certainly not want to report the value of his land too high or too low; he will strike a 

mean and report the true market price to the government FTN2.26  

Self-assessment 

With self-assessment and land seizure, people will always pay what the land is worth to them. For the most 

efficient user, this is, by definition, the true ground rent. AFFEERCE self-assessment differs from Sun Yat-{ŜƴΩǎ 

in that all land is owned by the commons and individuals and business, not government, can seize the land.  

There are major differences between Sunõs system and AFFEERCE self-assessment.  

1. Sun talks of the landowner, but in collection theory, all land is part of the commons.  



Chapter 2 ï Collection of the Ground Rents  Jeff Graubart 

34 

 

2. Sun gives the government the right to set taxes and/or seize land. In collection theory, these are rights of 

individuals and business, not governments. 

3. Sunõs land valuations are static or annual at best. Collection theory requires a continuous market of land value 

without jeopardizing exclusive use or the ground rent revenue stream to the people. 

In a self-assessed system, the renter decides on the amount of rent they will pay. If the rent is too low, they risk having 

their land seized by someone who will pay a much higher rent.  

The Synthesis of Objectivism and Subjectivism  

A philosophy called the synthesis of objectivism and subjectivism is behind the motivation and 

implementation of the collection and distribution of rents. 

We have seen the failure of land assessment using objective criteria,  subjective criteria, or a compromise between the 

two. Self-assessment is something totally new, a market approach that eliminates all of the problems seen in the last 

section. I consider it to be part of a grand synthesis. For those readers interested in philosophy, here are some 

important points about the synthesis of objectivism and subjectivism. 

Å Basis for self-assessment in collection theory 

Å Basis for the proper distribution of rents in distribution 
theory 

Å Georgeõs theory of value is part of the synthesis, works 
for commodities, but has no relevance to land 

Å A superset of the synthesis of individualism and 
collectivism 

Å Extends beyond politics and economics to all disciplines 
including the sciences and philosophy 

Å Firmly rooted in the idea that truth is found in Nature 

Å I believe it will replace postmodernism in the next epoch 
 

The Basis for Common Ownership of the Land  

Every piece of land, now owned, was initially acquired through violence. Land is a gift of nature that is the 

joint property of all living creatures. Exclusive use of a parcel of land requires payment of rent to the people. 

Once upon a time, the land belonged to all inhabitants of Earth, including the nomadic peoples. When humanity 

became agrarian, the notions of land ownership, private property, and territory, developed. It was reasonable to assert 

òThis field, in which I have planted wheat, no longer belongs to the collective. It belongs to me.ó 

Because all land was stolen initially, there is no moral impediment to stealing it again. War never displaced the rightful 

owner of the land, because there are no rightful owners. Some claim using the land productively created ownership 

rights.  But, what if the land could be used even more productively by others?  

Land, a gift of nature, is the joint property of all living creatures. This is not a naïve view contradicting economic 

efficiency. The principle does not mean we should all share collectively in the administration of a property.  

Unfettered use of land by a single owner is required for free enterprise to prosper. But this right to exclusive use, 

protected by the state, is won by paying rent to the real owners; the inhabitants of Earth. That rent is based on the 
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landõs current potential, as derived from the surrounding community and nature, and as determined by the free 

market. Although the land is the joint property of all living creatures, humans, by virtue of their ability to reason and 

treat other species with respect, in harmony with the balance of nature, have special rights to the land. 

U.S. Land Use 

In 2002, 60 million acres or 2.6% of U.S. land was residential or commercial. This is the primary source of 

ground rent. 

While the idea of a nation might be artificial, elimination of national borders is not possible until all human inhabitants 

share equally in the Earthõs bounty within their nation. Therefore, following text is specifically geared to the United 

States and its vast land reserves.  

The United States has 2.3 billion acres of land, yet only 60 million 

acres is residential or commercial. In 2002,  major uses were forest 

land, 651 million acres (28.8 percent); grassland pasture and range 

land, 587 million acres (25.9 percent); cropland, 442 million acres 

(19.5 percent); special uses (primarily parks and wildlife areas), 297 

million acres (13.1 percent); miscellaneous other uses, 228 million 

acres (10.1 percent); and residential/commercial land, 60 million acres 

(2.6 percent).FTN2.01 

Today, land ownership is shrouded in secrecy. This legacy of the Earthõs inhabitants has been hijacked by 

governments, hoarded by speculators, and restricted by zoning and other regulations. The United States is likely 

among the worst offenders; 228 million acres for miscellaneous other uses indeed! 

How many of those 442 million acres of cropland are being used efficiently? Some acres can produce annual profits of 

thousands per acre on specialty cropsFTN2.29, but average Midwestern grains bring in from $56 to $246 per acreFTN2.30, 

and Great Plains wheat, only $29 to $37 per acreFTN2.31. On the other hand, a factory might produce a million dollars 

or more on that same acre. For many people it would be worth far more than $246/acre to live on that land, as 

opposed to a crowded apartment building. Allowing market forces to work would nibble away at our least productive 

farmland causing food prices to rise. 

The least productive 15% of farmland is equal to all the urban land in the United States; all the cities and all the 

suburbs combined. So putting that land to more productive use would make it seem as though the size of the country 

doubled. Currently, the government of the United States makes certain this does not happen by using tax dollars to 

subsidize unproductive farms. AFFEERCE provides an easy way to restore the free market to agriculture, using the 

ground rent and food distribution as tools. This solution, discussed later in this chapter, is painless for both the 

consumer and the farmer.  

There are 228 million acres for miscellaneous other uses. About 58 million is under treaty to Native Americans FTN2.02, 

who would have the option of joining the Georgist economy of AFFEERCE, even as they maintain their tribal 

government. Some of the remaining acres are badlands, but no doubt much of it is perfectly good land for residence 

and commerce, government owned, sitting idle, going to waste. They say that our frontier days are over, but the 

numbers tell a different story. Our best frontier days lie ahead! 
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How does ground rent translate into freedom and a new frontier? How does it increase productivity dramatically? 

How can it pay for nutritious meals, warm and safe shelter, quality medical care and unlimited free education for all? 

The answer lies in trebling. 

Trebling  

Beware the Treblers?   

 Required Reading 

The treblers are not alien creatures, although they might be feared. A trebler is a person who seeks profit and 

productivity and they seek to earn it on YOUR land! By trebling the current ground rent you pay and paying you 

150% for improvements, the land becomes theirs. Hasta la vista, baby! 

What kind of world is it where anybody with enough money can seize your land? Actually, not all that different from 

today where it is foolish not to sell land for the right price. The differences are: 

1. You have already been compensated for the land. You are just a renter from the commons with exclusive 

rights to the land. 

2. The compensation for your improvements will be considerably greater than depreciated value.  

3. As long as you are willing to match the trebled rent, the land rights remain yours. 

4. The land seizure or rent increase on your part will measurably decrease the rental expenses of every person in 

the nation and allow for population growth. 

5. You will receive a full refund of the one year of rents paid in advance or provided as compensation for the 

land. 

 

With all these benefitsé.To paraphrase an old Henny Youngman joke, òTake my landéPlease!ó 

The trebler might be an entrepreneur who uses trebling to enhance or acquire an existing enterprise, or to develop 

new enterprises around trebling opportunities. Some will treble to satisfy the ancient bloodlust of land conquest. 

Whether this will disappear with the AFFEERCE enlightenment is anybodyõs guess. Dominion trebling in the 

panarchy and competition of the cellular aristocracy will also change the geography of city states and other regions.  

The need of many animal species for territory is well-documented, and that base instinct is certainly present in 

mankind as well. Unlike wars of the past, satisfaction of this need through trebling will lead to unimaginable wealth 

for the nation, without violence. 

Online Trebling System  

The online trebling system has detailed information and maps of every property in the country. It is used to 

initiate a treble or an auction and record property improvements. The database allows sophisticated search. 

Trebling is done through an online system integrated with the VIP (biometric currency and related systems)  and 

freely available to all. The smallest and most common unit of land in the database will be a square yard; at property 

boundaries, the unit will be less than two square yards. There are 4,840 square yards in an acre, resulting in slightly 

more than 12 trillion units of land in the United States. These plots of land are associated with attributes. 
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Units can be individually owned, and contiguous units are called a property. If each unit contributed equally to the 

ground rent, the revenue required for universal distribution, about $4.2 trillion would come to .44 per unit per year, or 

almost 4 cents a month per square yard. With only 2.6% of the land currently sporting homes and industry (excluding 

farmland), the average rent must be about $12 per square yard, or $1/sq. yard/month.  This is equal to $59,000/ acre/  

year. Yet this is only an average. Actual rents will range two orders of magnitude (100 times) or more, higher or lower. 

The entrepreneur uses the online system to search for parcels with specific attributes, such as the following sample 

searches. 

1. Lowest ground rent property in Chicago. 

2. Queens, New York where depreciated improvements are greater than $10,000 and less than $20,000. 

3. Unclaimed lands within 100 miles of Denver. 

4. Cropland with soil feldspar > 50% in Kansas 

5. Pennsylvania forest with at least 80% 20 year old timber. 

6. Properties with abandoned buildings in Cincinnati.  

How could the database contain such detailed information?  If it were compiled by a government bureaucracy, the 

system would be expensive, inaccurate and for the most part, useless. Instead, the land rights owner has an economic 

incentive to record improvements: maximum compensation if the land is trebled. The VIP aids in automating this 

process when expenditures are associated with properties. Personal, family, or donated labor can be imputed 

according to an objective value system.  

Failure to maintain accurate and updated information places the objective value of the property at the mercy of an 

appraisal which is generally lower. For instance, the cost of adding a garage is far greater than the appraised increase.  

For those who keep records, the objective value of the property is the greater of depreciated recorded value or 

appraisal.  The online system acts as a personal accounting system and profit engine for properties, publicly available 

to the nation. When selling a property (presumably an event more common than trebling) prospective buyers will 

expect to see a complete description and history of the property online. Such public and accurate accounting greatly 

increases the liquidity of property which further increases the productivity of the nation.  

How does Trebling Work  

In conjunction with the online land system and VIP, the trebler places 3x, one year of the current rent, in 

escrow and purchases an appraisal of the improvements, escrowing the greater of 150% of the appraised or 

recorded objective depreciated value. The current land rights owner can match or accept the treble. 

How does a trebler seize land? While the procedure will be fine-tuned in the 60 years prior to capitulation, here is a 

good working version. 

1. A trebling is initiated through the online land system.  

2. The online land system interfaces with the VIP to escrow 3 or more times the annual effective ground rent on 

the property. (Effective rent = rent x current multiplier ð discussed below). 

3. Regardless of record keeping, the trebler purchases an appraisal through the land system from a random pool 

of local appraisers. 

4. When the appraisal comes back, the land system interfaces with the VIP to escrow 150% of the greater of the 

appraised value and depreciated value from the property ownerõs records + property severance costs. (This 

huge premium serves to adequately discourage trebling of recently improved and well-maintained properties). 



Chapter 2 ï Collection of the Ground Rents  Jeff Graubart 

38 

 

5. If the discrepancy between the land rights ownerõs records and the appraisal is greater than 30%, the trebler 

can demand a docket in Chancery Court, surrendering the universal $35 deductible. (The judge will reverse 

this if fraud or mischief is discovered on the part of the land rights owner).  

6. The online land system informs the property owner of the trebling. They are notified whenever they use the 

VIP for transactions and must respond that they have read the notification.  They then have 3 days to 

respond. 

7. The property owner has three options. 

A. Accept the 150% package and agree to vacate in one monthsõ time.  

B. Respond to the trebling by raising their ground rent to match the trebled value. While the trebler could 

have initially more than trebled the rent to decrease the likelihood of this response, now they are forced 

to re-treble, if they wish to pursue the property. A re-treble does not require a new appraisal.   

C. Respond to the treble in chancery court if the appraisal does not accurately reflect the objective value of 

the improvements, if the treble will create a hardship not covered in the standard schedule of land 

severance costs, or if this is an illegal partial property treble. The property owner will surrender the 

universal $35 deductible. The judge will reverse this, if this is an illegal partial property treble.  

8. When the trebling has closed, the escrowed ground rent goes to the Treasury, where the multiplier for the 

entire nation is adjusted downward.  Ground rent is paid a year in advance, so the original property ownerõs 

rent advance is refunded.  
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Zero Sum 

Limited to a 10% drop annually, whenever ground rents are raised anywhere, non-frozen rents are lowered 

everywhere else. Once established, the ground rent for any property will drop on a regular basis, ultimately 

down to the minimum $12 per year. Only the land rights owner can raise their own rent or freeze it. 

Zero-sum is often used in the negative to describe ownership of limited resources. But here it is used to describe the 

relationship between the collection of ground rents and their distribution. In particular, the size of the distribution 

package is fixed for each person. Given zero population growth, the total fixed distribution does not change.  

Zero-sum is a misnomer for the actual balancing procedure performed by the Treasury. But simplistically, whenever 

the ground rents in one area increase, they must decrease everywhere else, so that the total ground rent is constant. To 

handle this, there is a fractional multiplier that decreases with every increase in rent. For those who do not freeze their 

ground rent, the rent owed is the self-assessed rent times the multiplier. Later, when we examine the relatively simple 

calculus of productivity, population, ground rents and the multiplier, you will discover that the controlling parameter 

is a multiplier that decreases at a constant rate. This is tasked to the Treasury.   

In a sense, the ground rent is voluntary. If you allow your rent to fade away over time, the government will not come 

after you. More significantly, they will not protect òyour landó from those who do.    

Because the ground rent is constantly and uniformly decreasing, there is a single value maintained at the United States 

Treasury Department called the rent multiplier.  The multiplier begins at 1 and decreases until it hits .01, at which time 

all rents are divided by 100, and the multiplier is renormalized to 1. If oneõs rent was $5000 per year at the start of 

such a period, it would be $50 at the end without intervention. At a constant rent rate of fall of 10% annually, this 

complete cycle of the multiplier would take about 25 years.  

What if the Ground Rent ÉÓÎȭÔ Paid?  

Required Reading 

The ground rent is automatically charged against the housing distributions for family members. In most cases, the 

distributions will be sufficient. For those who must come up with additional funds each month, failure to pay will 

cause a lien against improvements. Improvements, to the extent they are encumbered, are only payable by the trebler 

at 100%, instead of 150% for unencumbered improvements. Furthermore, any freeze on the rents will be removed. 

As the rent drops and more of the improvements are available at 100% objective depreciated value (ODV), the 

probability of trebling increases, as well as the probability that the land rights owner can catch up.  

Trebling Law  

Trebling law has never existed, so all precedents in chancery court will either be fresh or resolved during the 

60 embryonic years.  These will likely have to do with partial property trebles, time to vacate, and severance 

costs, if any. Other issues relate to personal property and proprietary signage.  

The property owner has the right to remove any personal property, but why bother moving refrigerators and other 

appliances when the trebler will pay 150% of their depreciated value. The original property owner not only saves on 

moving costs, but the trebler is paying the original owner for brand new appliances at their new location. However, 
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the property owner must indicate in advance, in the online land system, moveable property to be treated as a land 

improvement. Appliances designated as part of the property are also subject to liens.  

Trademarks and proprietary signage are not considered intellectual property and must be removed as provided for in 

existing statutes. The tear down/transplant cost of a working factory can be prohibitive. This is at the discretion of 

the property owner, who can leave the factory intact for a substantial 50% profit. The current land rights owner is 

cautioned that removing critical components from machines can render their objective value worthless. If the 

machines contained intellectual property of the original land rights owner, the original land rights owner will continue 

to receive intellectual property distribution payments for the same product produced on those machines by the new 

owner. This is true of intellectual property, in general, and has nothing to do with trebling per se. The intellectual 

property distribution is discussed in Chapter 3 ð Intellectual Property Distribution.  

If all parties agree, chancery court can be conducted in a video conference on the online land system to expedite 

matters. Should the trebler change his mind or lose the case in chancery court, one month of the escrowed trebled 

ground rent would be given to the original property owner as a nuisance fee.  

Mortgages and liens  are paid off first from proceeds. If the mortgage is more than 50% under water, the bank loses. 

Monopoly of Location Value   

Required Reading 

It is impossible to stop monopoly of location value. If we could measure fine enough, for any given business, there is 

one and only one property where business profits will be maximized. In some cases, it is not a question of an 

insignificant differential between properties but one where unique resources are critical to operations. 

Trebling and land seizure give the monopoly to the most efficient user of the land. This is opposed to assessment of 

land value which either keeps the property idle or gives the monopoly to cronies. 

How Trebling Determines a Fair Ground Rent  

Required Reading 

Our major goals with self-assessment are: 

1. Eliminate land speculation 

2. Encourage development 

3. Eliminate corruption, mendacity, and bureaucracy 

4. Provide plenty of free land (nominal rent) 

5. Provide sufficient revenue for universal distribution 

6. Keep the economy on an even keel 

7. Maximize business profits by allowing the most efficient user access to the land 

With self-assessment, none of these goals are at cross-purposes. There is no other system that maximizes any one of 

them better, let alone all of them. 

It is fundamental to trebling that if one pays a ground rent of 34% net profits from location value of the most 

efficient business on that property,  then no trebler can profit from the land in the first year. Less efficient businesses 

who have attachments to the property must pay the same rent. This rent has nothing to do with the profits of the less 

efficient business. Rent is only a function of the most efficient business.  
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However, 34% net profits from location value of the most efficient business on the land does not assure treble safety. 

Because rent falls by a constant, assumed now to be 10%, every year, the trebler might forego profits in the first few 

years, if the land is sufficiently profitable in subsequent years. 

As we have seen, it is a problem of impossible complexity to determine the location value of the most efficient 

business on a property. If a neighborhood has no grocery store, somebody is going to get trebled, although zoning 

covenants can be purchased (discussed below). Once land has been captured for a grocery store, a second grocery 

store is not as efficient, allowing residents to let their ground rents fall, although the very presence of the first grocery 

store might counter this by increasing location value for residents. We donõt know and we donõt care. The market 

liberates us from these concerns. There are no land assessors and being trebled is free money.   

When location value of the most efficient business is unclear, the greatest benefit to both the individual and society is 

to allow ground rents to fall without fear and either match or accept the treble when it comes. The individual benefits 

by living without fear of the trebler, paying the minimum ground rent possible over time, and/or collecting a 50% 

premium on ODV. Society benefits by having access to the best land available to the most efficient businesses.  

Because ground rents are paid a year in advance (discussed below), taking the optimal path requires sufficient liquid 

funds to match the treble, if that is the intention.  Freezing rents at a higher level to avoid the trebler altogether will 

likely be a more costly option.   

Ironically, high ground rents will have no influence on an order of magnitude trebler.  If the trebler is going to replace 

a three-flat with an office tower and raise the rent by a factor of 30 over a fair rent for a three-flat at that location, 

then even if the three-flat owners were paying a rent 10 times higher than the fair rent, it would have absolutely no 

effect on the treblerõs bottom line.  

The best way to thwart the office tower trebler is to improve the property. Material and labor must be paid at 150% 

ODV. After paying 150% for the well-kept building, the trebler needs to demolish it. This will have a significant effect 

on the bottom line of treblers. All things being equal, the trebler will set their sights on run-down property.  

It is very likely that if a homeowner keeps their home in perfect shape, they will ultimately pay only a nominal ground 

rent.  While Georgists often claim that improvements on a property have no effect on that propertyõs land assessment, 

a doubtful claim with land assessors, only with self-assessment/land-seizure can improvements actually lead to lower 

rents or even nominal rent. 

Treble Equilibrium  

People will attempt to satisfy their desires with the least amount of exertion. Most will allow ground rents to 

fall until they are trebled. The trebler will decide based on factors such as profit from location, improvement 

depreciation, the rate of fall of the rent multiplier, and the risk free rate of return. At a certain point, the rent 

becomes so low that the probability of a treble is 100%. This is called the treble point. With a 10% rate of fall 

of the rent multiplier, once trebled, ground rents return to their pre-trebled value in just over 11 years. 

For recently improved and well-maintained property, particularly property where the land rights owner  has frozen the 

ground rent, normal transfers might predominate over trebling. However, a natural law, proposed by Henry George 

suggests that trebling will be quite common: People will attempt to satisfy their desires with the least amount of 

exertion. 
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This means people will attempt to pay the smallest possible ground rent, especially since this is both in their own best 

interest as well as in the best interest of the collective.  

The phrase ònet rentsó refers to rents received from tenants (after business expenses), or other profits from location 

value. It is very different than the term òground rentsó which is the money paid to the people for exclusive use of the 

land. However, the ground rent is likely a function of the net rent for the most efficient business. And net rent is 

often used as a synonym for location value, as in òThe ground rent is 30% location valueó or equivalently, òThe 

ground rent is 30% net rent.ó Where there is any ambiguity, the generic òrentó will be qualified with ònetó or 

ògroundó, or rarely some other qualifier.  

As the ground rents on business properties fall below 30% net rent, they will be trebled to 90% net rent (location 

value). Notice that this still produces a profit of 10% on location value, even if the same business is maintained. 

Nevertheless, with the interest on 1 yearõs advance ground rent and 150% ODV, this likely will be a loss. The rate of 

fall of the rent multiplier determines whether or not this treble will occur. The technically false, but useful, meme of 

zero-sum means that twice the trebled ground rent (new ground rent is 3 times the old rent, minus the old rent, equals 

twice the old rent) is used to reduce everyoneõs ground rent (including the treblerõs).  

The Treasury is tasked with the job of keeping the rent rate of fall, constant, and at a level where the average existing 

business is trebled at 30% location value to 90% location value, capturing, on average about 69% of location value.  

The desired rent rate of fall is a function of the treble point and the interest rate. The treble point is defined as a 

ground rent at the lowest percentage of the net rent that either produces a profit exceeding the risk free rate 

of return in every year, or produces a total rate of return by the 12th year that is 12x higher than the risk free 

rate of return. Assume for now that the desired rate of fall is 10%. That means 5% of all ground rents must be 

trebled annually. (This is not renters but rents and can be better understood in table 2.6 below.) The tiers will not 

develop perfectly evenly and in some years less than 5% of rents will be trebled and in others, more than 5%.  We will 

examine this more closely in Chapter 6 ð Balance of the RCs and the Treasury. 

After many years, renters will be distributed evenly between 30% and 90% location value with an uncounted group 

residing on free land and outliers below 30% and above 90%. 

If 5% of the total ground rents, paying 30% of location value, are trebled, then 15% of the total rents will be paying 

90% of location value. In the table below, renters are divided into 11 tiers representing the 11 year journey from 

ground rents of 90% location value to ground rents of 30% location value. 

Percent of location value 

collected 

Percent of total rents 

90% 15% 

81 14% 

72 13% 

66 12% 

59 11% 

53 10% 

48 9% 

43 8% 

39 

 

7% 

35 6% 

31 5% 

Table 2.6  - Distribution of rents at 30% treble point 

 

From this table we compute that trebling results in an average ground rent of 69% location value as determined by the 

most efficient user of the location. This leaves 31% of location value for business profit. Notice that the 69% is 
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independent of the rate of fall. Regardless of the number of years it takes to drop from 90% to 30%, the average rent 

is always 69% of location value, for those properties where trebling occurs at 30% location value on average.  

How Ground Rent Is Paid 

Ground rent is paid a year in advance at acquisition, and then month to month thereafter. Provided there are 

no past due ground rents, the one year advance will be refunded when the property is relinquished.  

Ground rent is paid a year in advance at purchase, auction or trebling seizure. At capitulation, landowners will be 

compensated with credit for a yearõs advance rent. The rent is then paid month to month thereafter, so there is always 

one full year of rent in reserve. 

The one year advance payment protects the people from default. Failure to pay ground rent in a timely manner will 

cause a lien  to be placed on property improvements and any self-assessed rent freeze to be lifted. The size of the lien 

might be equal to the rent owed plus 4%. The lien is subtracted from ODV and can be trebled at 100%.  

Suppose the objective depreciated value of improvements is $90,000. Typically, the trebler would compensate the 

owner at 150%, or $135,000. However, if there was a $40,000 lien, the trebler would pay the lien at 100%, or $40,000. 

The remaining $50,000 of unencumbered improvements would be paid to the land rights owner at 150%, or $75,000. 

With the lien, the trebler pays a total of $115,000, saving $20,000.  The former land rights owner collects under 

$80,000 as opposed to $135,000, with the people collecting $40,000 plus 4% interest.  

The falling ground rent of property under lien  not only entices treblers, but gives the property owner a chance to 

remove liens by catching up on rent payments. If the lien  covered all rents in arrears, and interest, the former land 

rights owner would receive 100% refund of their one year advance payment of rent, assuming they vacate in one 

monthõs time. 

If land is leased to build a project that fails, the best way to receive a maximum refund of advance payment is to 

relinquish all claims to the land, triggering an online land auction. In rent auctions, the winner pays the second highest 

bid. The difference is the amount of rent the most efficient user of the land can justly retain. This bid amount, up to 

the rent currently being paid, is the rent that can be refunded from the full 12 month advance. Because of 

subscriptions to land auction alerts, auctions can begin without notice and last up to 24 hours.   

Most citizens will live in diverse urban or suburban communities and wonõt pay a penny of their own money for 

ground rent. They will never be trebled, go to chancery court, or worry about losing their property.  By choosing not 

to live in an extremely hot area one cannot afford, rapidly developing rural areas, eschewing a large estate, and not 

involving oneself in the competitions of exotic cultures, the entire brouhaha is avoided. One simply profits from the 

bounty.   

Trebling and Bank Loans  (Trebler Mortgage s) 

A trebler mortgage covers the one year advance payment of rent, while a standard mortgage does not. As the 

ground rent drops each year, refunds from the advance payment are used to repay principle. Because the rent 

rate of fall tends to fall much faster than changes increasing business or location risk, defaults for businesses 

with an initial viable plan, will be unlikely, although bank risk increases when ODV exceeds 3 time location 

value. Worksheet examples later in the text assume a 23 year trebler mortgage.  



Chapter 2 ï Collection of the Ground Rents  Jeff Graubart 

44 

 

It is expected that a typical home mortgage in an AFFEERCE economy will not cover the 1 year advance payment of 

ground rents. These will be carried over from property to property and are inexpensive compared to the home. It is 

expected that mortgages on improvements will be 3% down, 3% principle, and 3% interest which translates to a 

mortgage length of about 23 years.   

A trebler mortgage might require 20% down, 3% principle, and 3% interest. It will cover the 1 year advance payment 

of rent. Until such time as the ground rent becomes safe and efficient, a trebler will always take advantage of the 10% 

rent rate of fall. Each month, the monthly advance payment will be exactly 10% too large. Instead of being refunded 

to the trebler, it is used to pay off the principle. This allows the bank or citizen investor (See Chapter 6  - Economic 

Principles) to safely issue a mortgage even when improvement value is as much as three times location value. Keep in 

mind that the improvement is under water to start with at 150% ODV. However, in the case where location value is 

greater than or equal to improvement value, the bank receives principle payments equal to 33% of the loan in the first 

year (20% down + 3% principle + 10% rent refund).  If such a business is viable at trebled rents, the bank will have 

received in the first year the entire premium to ODV, and have a loan outstanding to a business that is even more 

viable at rents that are 10% lower, and dropping. That is a dream loan. 

A loan where improvement value is three time location value is riskier. But how much so? Consider a motel where net 

rent from location value is $666,667 and the current ODV is $2 million. Suppose the current owner pays a ground 

rent of 33.33% location value or $222,223/year. The trebler would need a package of $3 million for 150% ODV of 

the building and 100% of the location value, $666,667 for the trebled rent or $3,666,667.  Consider the risk taken by 

the bank or citizen investor. 

The trebler pays a down payment of 20% or $733,333. In the unlikely event there is a new treble while the loan is still 

being repaid, the entire 1 year advance ground rent payment, and the new treblerõs 150% ODV first go to repay the 

loan, so the creditor is fully protected. Below is the amortization table for this trebler mortgage, compounded yearly. 

 

The bankõs default risk is eliminated by Year 7. The numbers assume no improvements are made to the property, that 

the property depreciates at a rate of 3%, and the maximum the bank can get for the property is 100% ODV. While a 

maximum risk of $333,333 in the first year seems high, keep in mind that if the bank felt that the business was viable 

after paying 150% ODV, certainly the business would be viable paying only the bankõs default risk premium of 

$333,333 or 117% ODV, and that is if default occurs in the first month. The loan becomes more viable with every 

passing month.   

Year Principle at Start Rent P&I Payment Interest (3%) Principle from falling rentsPrinciple from P&I100% ODV 1 year advance Bank Default Risk

1 $2,933,334 $666,667 $176,000 $88,000 $66,667 $88,000 $2,000,000 $600,000 $333,333

2 $2,778,667 $600,000 $176,000 $83,360 $60,000 $92,640 $1,940,000 $540,000 $298,667

3 $2,626,027 $540,000 $176,000 $78,781 $54,000 $97,219 $1,881,800 $486,000 $258,227

4 $2,474,808 $486,000 $176,000 $74,244 $48,600 $101,756 $1,825,346 $437,400 $212,061

5 $2,324,452 $437,400 $176,000 $69,734 $43,740 $106,266 $1,770,586 $393,660 $160,206

6 $2,174,445 $393,660 $176,000 $65,233 $39,366 $110,767 $1,717,468 $354,294 $102,683

7 $2,024,313 $354,294 $176,000 $60,729 $35,429 $115,271 $1,665,944 $318,865 $39,504

8 $1,873,613 $318,865 $176,000 $56,208 $31,886 $119,792 $1,615,966 $286,978 ($29,331)

9 $1,721,935 $286,978 $176,000 $51,658 $28,698 $124,342 $1,567,487 $286,978 ($132,530)

10 $1,568,895 $286,978 $176,000 $47,067 $0 $128,933 $1,520,462 $286,978 ($238,546)

11 $1,439,962 $286,978 $176,000 $43,199 $0 $132,801 $1,474,848 $286,978 ($321,865)

12 $1,307,160 $286,978 $176,000 $39,215 $0 $136,785 $1,430,603 $215,212 ($338,654)

13 $1,170,375 $286,978 $176,000 $35,111 $0 $140,889 $1,387,685 $286,978 ($504,288)

14 $1,029,486 $286,978 $176,000 $30,885 $0 $145,115 $1,346,054 $286,978 ($603,546)

15 $884,371 $286,978 $176,000 $26,531 $0 $149,469 $1,305,673 $286,978 ($708,280)

16 $734,902 $286,978 $176,000 $22,047 $0 $153,953 $1,266,502 $286,978 ($818,579)

17 $580,949 $286,978 $176,000 $17,428 $0 $158,572 $1,228,507 $286,978 ($934,536)

18 $422,378 $286,978 $176,000 $12,671 $0 $163,329 $1,191,652 $286,978 ($1,056,253)

19 $259,049 $286,978 $176,000 $7,771 $0 $168,229 $1,155,903 $286,978 ($1,183,832)

20 $90,820 $286,978 $176,000 $2,725 $0 $173,275 $1,121,225 $286,978 ($1,317,383)

3% trebler mortgage where ODV = 3 x LV, Rent freeze in Year 9
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If this example was analyzed in the òbusiness takeover worksheet, ó discussed later, it would show that the treble was 

viable provided additional loans of $163,000, $101,223, and $44,260 were made at the start of the first three years. A 

positive profitability ratio of 6.12 in year 12 indicates medium viability. A profitability ratio of 12 or more is optimal. 

Worksheet examples below will assume a 20/3/3 trebler mortgage unless stated otherwise. 

Reasonable Use of the Land  

Required Reading 

Trebling cannot be used to divide anotherõs property. The land seized must be contiguous, straight-edged for non-

borders, and include at least one border of the property seized. Plot size can be restricted to customary sizes. If the 

seized land includes a boundary wall or fence, the judge can require rebuilding the boundary wall or fence. 

If a treble does not change the dominion of the land, cellular zoning ordinances and other restrictions of the district 

must be followed. A dominion treble places the land under the new dominionõs zoning, if any, however, purchased 

covenants cannot be broken.  (See Chapter 9 ð Government, Law, and Justice) 

Objective Depreciated Value  (ODV)  

Required Reading 

The objective depreciated value of improvements is based on the total investment of time and capital in building and 

improving structures on the land and features of the land, after application of standard depreciation tables. Imputed 

labor cost must be set to the regional average for the job. Nor can actual labor costs be applied at more than twice the 

regional average.  

It is the responsibility of the property owner to enter all improvements into the property profile in the online land 

system, either automatically through the VIP (use of virtual cash for material purchase), or manually. Failure to enter 

improvements will result in an appraised valuation which is generally less than the cost of improvements.  

The value does not include unattached personal property unless explicitly stated in the property profile as remaining 

with the land, in which case, it too is subject to depreciation. Likewise, attached property that will be removed on a 

treble must be explicitly excluded in the property profile.  

Although the objective depreciated value of a property cannot fall below zero, certain property features subtract from 

positive value. These include, dumps, abandoned mining equipment, un-reforested timber cuts, non-code septic 

systems, and any non-coded systems deemed hazardous to children under age 14. Any structure, past its age of 

standard depreciation, with numerous code violations, despite cosmetic improvements and the availability of utilities, 

is apt to have an objective depreciated value of zero. 

Covenants 

A covenant is a usage restriction or requirement for land. 
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Jurisdictional Covenants  

A district of the cellular democracy, by ratification of a majority of its citizens, can place a jurisdictional 

covenant on the land. These usage restrictions are limited to a tiny percentage of the dominion. Restricting 

trebler usage drives ground rents to a minimum reducing the cost of public goods. 

Land placed under jurisdictional covenant by a level of federation cannot exceed a set percentage of the dominion, 

based on level. Levels 2, 3, and 4 can each place up to 3% of their dominion under jurisdictional covenant. Levels 5, 6, 

and 7 can each place up to 2% of their dominion under jurisdictional covenant. Covenants are used for parks, zoos, 

schools, government buildings and palaces, chancelleries, sporting areas, wetlands, and historical landmarks, among 

others. Roads, with their driver and utility easements, are not counted in the maximum under jurisdictional covenant. 

Jurisdictional covenants significantly lower the land value due to their usage restrictions. The more specific the 

covenant is, the lower the treble-safe ground rent. Jurisdictional covenants allow a governing district to pay low rent 

on public lands.  

A jurisdictional covenant does not prevent trebling, although it restricts trebler usage. A dominion treble can explicitly 

break a jurisdictional covenant, since it will move the borderland under covenant into a different dominion. A 

dominion treble can implicitly break a jurisdictional covenant by reducing the size of the dominion causing existing 

land area under jurisdictional covenant to exceed the allotted 2% or 3%. A jurisdictional covenant can also be broken 

by a 2/3 plurality of a higher level of federation. 

Parks, beaches and other attractions placed under jurisdictional covenant before capitulation will be assigned an initial 

ground rent of $12 per acre,  if possible. The ability to do so will be determined by a qualitative assessment of the 60 

million residential/commercial acres we have to work with.  If those 60 million acres include beaches and parks, the 

rent will be higher. Whatever the initial rent, multiplier dynamics will likely drop the rent of jurisdictional covenants to 

the minimum $12 per acre over time. 

A jurisdictional covenant on unclaimed land is invalid. Land is unclaimed if nobody will pay the minimum ground 

rent. For instance, Yellowstone Park has 2,219,823 acres. The minimum rent for the land is over $26 million. Within 

the park are various towns and tourist areas. It is possible that remote portions of the park will be unclaimed although 

Yellowstone will be a frequent recipient of the discretionary tax, and has many concessions. 

Purchased Covenants 

Covenants in excess of those allotted jurisdictions must be purchased. These insurance policies are used for 

zoning, and require large payouts from those who break the covenant to covenant members. 

These covenants generally apply to a large portion, if not 100% of the land within a dominion, and will be used for 

zoning. They are likely to be positive covenants such as òonly single family homesó or negative covenants such as òno 

factories.ó Purchased covenants can be vetoed by 2/3 of the population within the lowest level of federation 

enclosing the covenant.  The cost of a covenant might be 1 cent for every ten dollars of coverage, should the 

covenant be broken. The 1 cent premium is added to ground rent owed by each member of the covenant. Should any 

current or future land rights owner break the covenant, they must pay the full amount of coverage ($10 per penny of 

premium), in addition to their ground rent.  
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The full amount of coverage does not go to the Treasury,  but is distributed among remaining members of the 

covenant as compensation. Coverage falls with the rent rate of fall multiplier. 

If a property owner chooses to leave a covenant they no longer pay the premium, or are entitled to the distributions, 

however, they and future land rights owners on the property remain bound to the covenant and must pay the 

coverage as a ground rent surcharge if they break the covenant. The base amount of coverage is fixed on the day the 

land rights owner leaves the covenant and falls with the rent rate of fall multiplier. The relationship of the property to 

the covenant will be completely severed after 25 years, or until the covenant is no longer extant, whichever is less. 

A dominion treble has no effect on a purchased covenant except that a new set of voters has veto power over the 

terms of the covenant. Multiple covenants can be combined into a single covenant as long as they each cover the 

exact same set of properties. Otherwise, covenants must be purchased separately. 

A land rights owner who violates the covenant has one month from a verdict in chancery court to 1) rectify the 

violation, possibly including the payment of damages, 2) pay the coverage as a ground rent surcharge  

Covenant Patterns  

A covenant pattern is a small plot of land completely surrounded by a single property.  As long as this plot 

remains completely surrounded by that property, an arbitrarily strict covenant can be established on the plot, 

and the land rights owner can allow the ground rent on that plot to drop so that it is easily sold or trebled. 

It is illegal to treble land completely surrounded by a single property that isnõt your own.  The exception is covenant 

patterns established by the land rights owner. 

The covenant can have any degree of specificity, such as restricting trebling to a Walgreenõs drugstore, or any 

drugstore, or any store selling over the counter medications, or a McDonalds, or any fast-food restaurant, or any 

restaurant open only for breakfast and lunch, or a luxury home meeting one of three architectural patterns.  This is a 

free society, so the covenant could have provisions that some would find offensive.   

Ball parks can use covenant patterns for their concessions. Public parks can use covenant patterns to allow vendors to 

open a carousel, petting zoo, food stand, or bike rental. Airports can use covenant patterns for restaurants and other 

vendors. Theme parks or themed communities can use covenant patterns to keep all homes and vendors in theme.  

The owner of the surrounding land can expel a covenant pattern holder in chancery court. However, the land rights 

owner must pay the covenant pattern holder 150% of all improvements permitted by the covenant. Improvements 

not permitted by the covenant will not be compensated.  

The covenant pattern is the building block of the planned community or private city. Wealthy entrepreneurs can use 

covenant patterns to create their dreams. Private counties (owned by very wealthy counts) can use nested covenant 

patterns to position future cities along the transportation infrastructure of the county. 

A community can expand its borders with a dominion treble. Afterward, covenant patterns aid in re-architecting 

conquered lands while shifting the ground rent burden to loyal subjects.  
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Ground Rent and Industry  

Hostile Takeover  

When a factory or business is trebled for similar use by the trebler, this is called a hostile takeover. 150% ODV 

compensation and the intellectual property distribution make it worthwhile for the original owner to keep the 

machinery intact. A worksheet is available to aid the trebler in determining whether a hostile takeover is 

wise. In the absence of unpaid labor and intellectual property royalties, EBITDA, or net rents, is used for 

location value. The worksheet has no relevance when trebling for a completely different use.  

The more uniquely suited a corporate campus is to one particular firm, the lower the ground rent. If the campus 

cannot be used as a regular office building, it is rarely cost effective to pay 150% ODV to demolish it. Individual 

firms, however, can be the subject of a hostile takeover.  As a defense, these firms can leave machines, tools, and 

appliances, non-functional; leaving them with an ODV of zero. It is a new dilemma for corporations in a world where 

intellectual property value increases with sharing (See, Chapter 3 ð Intellectual Property Distribution). Leaving the factory 

intact is an open invitation to competitors. Demolishing the factory reduces compensation. Yet, in trebler war, 

generally, cooperation is advantageous to both parties.  

Hostile takeovers might occur because the current owner is paying insufficient ground rent or is underutilizing the 

property and therefore computing an insufficient location value. Of course, the pursuing trebler might have made a 

serious mistake by failing to understand the target company or the costs involved.  

In the latter case, the bank or citizen investor will be more than happy to return the property to the original land rights 

owner provided the loan is paid in full. Although the original owner received 150% ODV for the business, if default 

occurs in the first month, the cost to the original owner to get the improvements back will only be 117% ODV if the 

trebler put 20% down and paid 3% interest. Unfortunately, for the original owner, the ground rent will be the trebled 

rent with only 1 monthõs drop. If 33% ODV profit is insufficient to support the new rent profitably, and the bank is 

unwilling to deal, the property will go to auction.  

In auctions, improvements are bundled with the land, increasing the ground rent bid. Instead of 33% ODV, the 

original owner has 150% ODV and a yearõs worth of refunded rent to match the new higher ground rent, giving the 

original owner a significant advantage at auction. The rent realized at auction is the second highest bid. That is what 

the winner will pay. It is in the interest of treblers, who quickly realize that the takeover was a failure, and their 

creditors, to keep the property in top shape for auction.  

There is no safe ground rent, because an òorder of magnitudeó trebler who has a qualitatively more efficient use for 

the land will treble it no matter what the self-assessed rent. However, there is a safe rent to prevent a hostile takeover. 

This leads to two different strategies for setting ground rent; setting a rent safe from hostile takeover, or allowing rent 

to fall freely and matching trebles from corporate raiders. Factors such as urban density contribute to the decision on 

strategy. Because of the myriad uses with high density, there is no safe rent unless the current use happens to be the 

most efficient one. The best strategy is to allow the rent to fall freely and match or accept trebles as they come. Closer 

to the margin, as land becomes cheaper relative to improvements, only a corporate raider whose goal is to seize the 

business will treble. There is an abundance of free land and no reason for anyone to pay 150% for improvements.  

There are two endpoints that describe a ground rent in terms of its safety from hostile takeover, and its efficiency. 

The low point, called the treble point, is the most efficient, but completely unsafe. It is the point where anyone with 

knowledge of the objective location value from the perspective of the current business will treble. It is free money 
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with little or no risk.  At the high end is a safe rent that is inefficient. Between the two is a rent that maximizes both 

safety and efficiency.  

In Table 2.6, we saw that trebled ground rents over the course of 11+ years return to their original value if the rent 

rate of fall is 10%. For the purpose of this book, I will define a minimum absolutely safe rent as the lowest rent where 

the trebler would earn less than or equal to the risk-free rate of return at the end of the 11 year period. A safe and 

efficient rent is defined as the rent that returns to the trebler less than the business/location risk rate of return  at the 

end of the 11 year period. The treble point is the rent that produces a profit in every year greater than the risk free rate 

of return, or more arbitrarily produces profits 12 times the risk free rate of return at the end of the 11 year period after 

repaying the loan. I will use the following worksheet, available on the website, for calculations. 

 

The comments referencing the profitability ratio of .53 at the bottom of the worksheet are too conservative when 

there is business or location risk. Profitability ratios as high as 4 times the risk free rate of return are safe and efficient 

given enough location and business risk. However, a profitability ratio of 12 is an instant treble even for the riskiest of 

businesses that a bank or citizen investors would 

consider.  

This worksheet is for a 50 room motel that fills all 

rooms with an average charge of $70/night. 

EBITDA (Earnings Before Interest [on the Loan 

Amount], Taxes [or in this case ground rent], 

Depreciation [of the motel],  Amortization [principal 

payments on the loan]) is about $20/night/room or 

$350,000 per year. This is after all salaries are paid, so 

the profit is due solely to location value. Because the 

value of the building is over twice as high as the value 

of the land, safe and efficient ground rents will be 

under 40% . In this case, paying a ground rent of 

38% location value ($133,000/year) is quite safe 

because it would return a profit to the trebler after 

$700,000

$1,200,000 Rent Rate of Fall 10%

38%Business Interest Rate 3%

3%Risk Free Rate of Return 2%

$1,800,000 Pre-Treble Rent $266,000

$54,000 Cost to treble $2,598,000

$2,078,400 Risk Free Return on 20% Down $10,392

$62,352 Average %LV if treble point 86.29%

Year Rent Profit/Loss Cumulative Profit/Loss Risk Free Profit

1 $798,000 ($214,352) ($214,352) $10,392

2 $718,200 ($140,983) ($355,335) $20,992

3 $646,380 ($73,392) ($428,727) $31,804

4 $581,742 ($10,956) ($439,682) $42,832

5 $523,568 $46,890 ($392,793) $54,080

6 $471,211 $100,653 ($292,139) $65,554

7 $424,090 $150,794 ($141,346) $77,257

8 $381,681 $197,727 $56,381 $89,194

9 $343,513 $240,135 $296,516 $101,370

10 $309,162 $274,486 $571,003 $113,790

11 $278,245 $305,403 $876,405 $126,457

12 $266,000 $317,648 $1,194,053 $139,378

Profitability ratio in year 12 8.57

Numbers do not reflect business/location/vacancy risk

Business Takeover Worksheet (Motel)

 ------------------------------------------------------------------------------------------------------

Location Value

ODV

Percent Location Value

Depreciation Rate

150% ODV

Annual Depreciation

Loan Amount

Annual Interest

Use net rents from location value before interest,taxes,depreciation
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interest, ground rent, and depreciation, which is about half (.53) as large as what the trebler would get if they put the 

20% down payment in risk free bonds over the same time period. Repayment of the loan is not shown in the table. 

Neither are refunds of advance paid ground rents that will likely be demanded by creditors as payment on principle.  

Suppose that the trebler realized that market conditions would support a room charge of $90/night and thereby 

increase profits to $40/night. 

The location value has doubled to $700,000 and the trebler will receive almost 9 times the risk-free rate of return at 

the start of the 12th year.  

It is likely this treble will happen, even though the ground rent has doubled along with the location value. That is 

because the location value is a greater percentage of ODV. (Compare with the annotated worksheet above.) This 

profitability ratio of 8.57 is only slightly below 12, considered the treble point. That is, the point where a treble is 

certain. 

If the current motel owner realizes the true value, they will raise the ground rent to stop a treble, (unless they want the 

$1.8 million to retire with.)  

This example is a bit of overkill, but by raising the rent 

to 45% location value, or $315,000, the current motel 

owner insures the trebler will not break even by Year 

12.   Notice that a trebler would experience a loss in 

the first six years in excess of the profit in the next six.  

The trebler would be paying an average rent over the 

12 year span of 102.18% location value.  

The lands rights owner should keep in mind that land 

value is usually rising, and a treble-safe ground rent 

one day will tend to become unsafe the next. 

Increasing density and diversity also increases the 

likelihood that an òorder of magnitudeó trebler will 

treble for an altogether different and more efficient 

use, regardless of the rent. 

 

Oil and Minerals  

Because of low ODV, the treble safe rent for natural resources is quite high. A typical long-lived mine will have 

a treble-safe rent of 51% location value with average rents near 100% location value due to mining innovation 

and improper self-assessment.  A trebling system automatically leads to the highest possible rent for 

ŘŜǇƭŜǘƛƴƎ ǘƘŜ 9ŀǊǘƘΩǎ ǊŜǎƻǳǊŎŜǎΦ 

Natural resource companies such as oil fields and mines will generally have a much higher treble-safe rent than 34% 

of net profits.  Without an innovation that makes the mining more efficient, all profits will be from location value. 

Extraction must be non-stop over three shifts or the mine will be trebled. Maximum efficiency is essential. 

$700,000

$1,200,000 Rent Rate of Fall 10%

45%Business Interest Rate 3%

3%Risk Free Rate of Return 2%

$1,800,000 Pre-Treble Rent $315,000

$54,000 Cost to treble $2,745,000

$2,196,000 Risk Free Return on 20% Down $10,980

$65,880 Average %LV if treble point 102.18%

Year Rent Profit/Loss Cumulative Profit/Loss Risk Free Profit

1 $945,000 ($364,880) ($364,880) $10,980

2 $850,500 ($281,326) ($646,206) $22,180

3 $765,450 ($204,716) ($850,923) $33,603

4 $688,905 ($134,313) ($985,235) $45,255

5 $620,015 ($69,452) ($1,054,687) $57,140

6 $558,013 ($9,534) ($1,064,220) $69,263

7 $502,212 $45,982 ($1,018,239) $81,628

8 $451,991 $97,582 ($920,657) $94,241

9 $406,792 $145,709 ($774,948) $107,106

10 $366,112 $190,759 ($584,189) $120,228

11 $329,501 $233,093 ($351,095) $133,612

12 $315,000 $254,587 ($96,508) $147,265

Profitability ratio in year 12 (0.66)

Numbers do not reflect business/location/vacancy risk

Business Takeover Worksheet (Motel)

 ------------------------------------------------------------------------------------------------------

Location Value

ODV

Percent Location Value

Depreciation Rate

150% ODV

Annual Depreciation

Loan Amount

Annual Interest

Use net rents from location value before interest,taxes,depreciation
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The problem is that the ODV is very low, perhaps even zero, if the mining equipment is all portable. Suppose the 

mine has 50 yearsõ worth of ore and returns EBITDA of $10,000,000 annually with only $100,000 of improvements 

that stay with the land. We see that even paying a ground rent of 40% the $10 million location value, a trebler would 

make over 45 times the risk-free rate of return at the start of year 12. Despite big losses in the first 3 years, this mine, 

with 50 yearsõ worth of ore, will be trebled instantly. Even though this property has a ground rent that is too low, the 

average location value returned to the people from the trebling of a 40% ground rent is 90.83%.  

What is the treble point for this mine and how 

much location value does that return to the 

people? 

Without showing the worksheet, the treble point 

is 48%. That is, any time the rent is less than $4.8 

million, the mine will be trebled for 12 times the 

risk-free rate of return at the start of Year 12. This 

returns an average location value back to the 

people of 108.99% location value! Of course, the 

smart mine operator will freeze the rent at this 

next level before it returns to the treble point and 

is trebled again. 

 

 

If 48% is the treble point, what is a safe ground 

rent for the mine that will not be trebled? 

That number turns out to be 51.5%. By paying a 

ground rent of  $5,150,000, the mine will not be 

trebled. The annual profit at this rent can be seen 

in the 2nd column of the 12th year in the table. It is 

$4,352,420 after interest, rent, and depreciation. 

Notice that if this mine were trebled the average 

location value returned to the people over the 11 

year journey back to 51.5% would be 116.94%.  

Ground rent of 90.83% location value or more 

returned to the people for mines with many more 

than 12 years of life reflects the moral principle 

that natureõs gifts belong to all of us.  

How will the oil companies react to a safe ground rent of 51.5% net profits? These rents will be less than the taxes oil 

companies currently pay! In the previous 25 years, they paid $2.2 trillion in taxes and made only .7 trillion in profits.  

Much of that $2.2 trillion went to foreign governmentsFTN2.03. Consider, too, that oil companies had to pay for the 

land they drill on. Sometimes this takes the form of a government grant for exclusive oil rights in exchange for a non-

competitive paymentFTN10.23. With land rented from the commons, undeveloped land is free and the safe rent 

following discovery is less than what is currently paid to foreign governments. Over the 25 years, $3 trillion in profits, 

$10,000,000

$100,000 Rent Rate of Fall 10%

40%Business Interest Rate 3%

3%Risk Free Rate of Return 2%

$150,000 Pre-Treble Rent $4,000,000

$4,500 Cost to treble $12,150,000

$9,720,000 Risk Free Return on 20% Down $48,600

$291,600 Average %LV if treble point 90.83%

Year Rent Profit/Loss Cumulative Profit/Loss Risk Free Profit

1 $12,000,000 ($2,296,100) ($2,296,100) $48,600

2 $10,800,000 ($1,164,983) ($3,461,083) $98,172

3 $9,720,000 ($119,932) ($3,581,015) $148,735

4 $8,748,000 $848,470 ($2,732,546) $200,310

5 $7,873,200 $1,748,724 ($983,822) $252,916

6 $7,085,880 $2,588,505 $1,604,683 $306,575

7 $6,377,292 $3,326,608 $4,931,291 $361,306

8 $5,739,563 $3,964,337 $8,895,628 $417,132

9 $5,165,607 $4,538,293 $13,433,922 $474,075

10 $4,649,046 $5,054,854 $18,488,776 $532,156

11 $4,184,141 $5,519,759 $24,008,535 $591,400

12 $4,000,000 $5,703,900 $29,712,435 $651,828

Profitability ratio in year 12 45.58

Numbers do not reflect business/location/vacancy risk

Business Takeover Worksheet (Mine)

 ------------------------------------------------------------------------------------------------------

Location Value

ODV

Percent Location Value

Depreciation Rate

150% ODV

Annual Depreciation

Loan Amount

Annual Interest

Use net rents from location value before interest,taxes,depreciation

$10,000,000

$100,000 Rent Rate of Fall 10%

52%Business Interest Rate 3%

3%Risk Free Rate of Return 2%

$150,000 Pre-Treble Rent $5,150,000

$4,500 Cost to treble $15,600,000

$12,480,000 Risk Free Return on 20% Down $62,400

$374,400 Average %LV if treble point 116.94%

Year Rent Profit/Loss Cumulative Profit/Loss Risk Free Profit

1 $15,450,000 ($5,828,900) ($5,828,900) $62,400

2 $13,905,000 ($4,458,767) ($10,287,667) $126,048

3 $12,514,500 ($3,202,030) ($13,489,697) $190,969

4 $11,263,050 ($2,046,641) ($15,536,338) $257,188

5 $10,136,745 ($981,735) ($16,518,073) $324,732

6 $9,123,071 $2,487 ($16,515,586) $393,627

7 $8,210,763 $914,869 ($15,600,717) $463,899

8 $7,389,687 $1,763,391 ($13,837,325) $535,577

9 $6,650,718 $2,555,262 ($11,282,064) $608,689

10 $5,985,647 $3,296,992 ($7,985,072) $683,263

11 $5,387,082 $3,994,466 ($3,990,606) $759,328

12 $5,150,000 $4,351,382 $360,776 $836,914

Profitability ratio in year 12 0.43

Numbers do not reflect business/location/vacancy risk

Business Takeover Worksheet (Mine)

 ------------------------------------------------------------------------------------------------------

Location Value

ODV

Percent Location Value

Depreciation Rate

150% ODV

Annual Depreciation

Loan Amount

Annual Interest

Use net rents from location value before interest,taxes,depreciation
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excluding the massive savings from free land, would require a 51.5% rent of $1.54 trillion. The effect of land rental 

would be to bring oil production home, saving the companies over $.6 trillion in taxes over 25 years, increase U.S. 

energy independence, and move revenues from foreign taxes to U.S. ground rents. The oil barons should be pleased, 

provided they can avoid trebler wars. 

The estimated value of all minerals mined and processed (including coal) in the United States in 2005 totaled $500.3 

billion.FTN2.04  Excluding existing taxes, profits are near $200 billion. If half of the mineral land is able to find a safe 

rent of 51% LV and the other half is trebled with an average rent of 108% LV, that $200 billion will generate $160 

billion in rents or over 3% of the total distribution package, roughly twice that of oil. 

The total rental contribution from oil and minerals is about 5% - 7% of the distribution package (funds required for 

basic income and public services) depending on the amount of trebling.  

Lands for mining are frequently acquired through mineral leases. If a land rights owner leases mineral rights, that lease 

is only as good as the joint effort of the land rights owner and mining company to fend off treblers. A land rights 

owner that sits on significant mineral deposits or other valuable natural resources without the means to exploit those 

resources will most certainly be trebled.   

Agriculture -Cropland and Repairing Damage from the Farm Subsidies  

Current agricultural subsidies and cropland protectionism will make AFFEERCE cropland vulnerable to non-

agricultural treblers. A temporary protective ground rent surcharge will be applied to converted cropland. By 

routing the trebled ground rents plus surcharge into an increase in the food distribution, excess profits will 

flow to farmers owing to the decreased supply of cropland. Much of these profits can be used to raise ground 

rent, allowing the surcharge to be dropped. This continues until the surcharge is zero and the free market is 

restored in agriculture.  

The initial ground rent on an acre of cropland is set at $36. This amounts to over 120 free acres per farmer or farm 

family member based on the housing distribution.  Even with cropland rent expected to increase dramatically, the 

housing distribution gives the family farm, commune or kibbutz a competitive edge over the large corporate farm.  

Initially, $16.3 billion or a mere .5% of the total distribution package is paid by cropland. Without protection, at $36, 

most cropland near communities would be trebled. For developers, farm land is gold, compared with an average rural 

residential rent of $30,000 per acre (see, Initial Rent, below). How can the farmer and food supply be protected, and 

the free market respected?  

Today, farming is supported by government subsidies that will disappear under AFFEERCE. There is a way the 

ground rent can be used as a tool to prevent catastrophe, and restore the free market. An initial rent surcharge of 

$20,000 for cropland conversion is on par with an average rural residential rent of $30,000 per acre. Trebling proceeds 

as normal, but with $20,000 in escrow, conversion occurs when the transaction is completed. The new rent is $20,108 

or $20,000 plus whatever the trebled outcome. A land rights owner can convert their own cropland to residential by 

adding $20,000 to the one year advance payment in escrow and subsequent payments at the higher ground rent. 

Converting non-cropland to cropland, does not affect the ground rent directly, but forces the trebler to pay the 

surcharge. The land rights owner can then allow the rent to naturally fall to much lower levels. As long as the 

surcharge exists, vegetable gardens encircling a propertyõs periphery, protect against trebling, allow savings on the rent, 

and bring in cash through direct sales to consumers, increasing land productivity. 
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The goal is to eliminate the surcharge. In the Treasury administered program, additional ground rent from converted 

cropland is divided between reducing the multiplier and increasing the food distribution.  Currently, for every dollar 

spent on food, only 5% goes to the farmerFTN2.32. Using Midwestern grain (about $230 profit/$700 revenue per acre), 

about $30 of the $220 per month per person food distribution ($95 billion of the $700 billion) is farm revenue. The 

following 9 steps eliminate the surcharge. They are not sequential, but concurrent and incremental, possibly over 

several years.  

Since the Treasury is tasked with keeping the rate of fall of the multiplier at a constant 10%, we will assume that all 

trebles outside the conversion go to other accounts that will be discussed in the chapter on balance of the RCs. 

1. 60 million acres of cropland converted with average ground rent of $21,000. Rent increases by $1.26 trillion. 

2. $430 billion reduces the multiplier by 10%, lowering average rural rent to $27,000. 

3. $830 billion raises the food distribution to $450 per person.  

4. Competition cuts into manufacturer, retailer margins. Most of $830 billion goes to the farmer due to decrease in 

cropland supply with increased consumer demand giving a 9-fold increase in revenue and 20-fold increase in 

profits or better. 

5. To protect super-profits from growing frenzy, farmers increase ground rent by 50% of profits, $415 billion. 

6. Average rent increases $415 billion/382 million acres = $1,086 per acre. Total around $1,200 per acre. 

7. Average cropland conversion now generates rent of $23,600.  

8. In the following year, rent increases of $415 billion plus $15 from other sources reduces multiplier by 10%, 

lowering average rural ground rent to $24,300.  

9. In one yearõs time the difference between rural residential and trebled farmland has gone from $6,000 to $900. In 

about 3 additional months, it will go negative, and the process will halt or reverse. 

10. When the process halts or reverses (rent in step 7 exceeds rent in step 8), the surcharge is dropped by $1000, and 

the process continues until the surcharge is eliminated.  

 

Rangeland was excluded from the analysis for simplification. An increased food distribution would also increase 

rangeland ground rent. Rangeland might or might not share the same surcharge with cropland. 

When the surcharge is eliminated, the most productive cropland will remain, farmers will earn a good profit that can 

be invested in expanding productivity, and the free market will be restored in agriculture. 

Rangeland and Timberland  

These lands sport initial ground rent of $12 per acre and contribute less than 1% to the distribution package. 

Trebling in active lumber areas could raise rents to $108/acre or more. Planting of grass on rangeland might qualify 

the acreage for the cropland surcharge. Re-forestation of timberland might invoke a special surcharge subsequently 

conditioned on good timber management. Planting grass seed or trees are improvements paid at 150% on a treble. A 

billion acres of range and timberland funds only $12-$36 billion toward the distribution package (.5 to 1%), although 

the rent on rangeland should grow considerably with the Treasury program of raising the food distribution to free 

agricultural markets. 

Trebling the Spectrum  

Trebling for radio spectrum within geographical boundaries will  easily supply 1% of the distribution package. 
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In an AFFEERCE economy, physical locations will not be the only resources owned in common by the people. The 

limited radio spectrum will also be owned in common. It is in high demand by mobile carriers, radio stations, and 

other enterprises requiring exclusive use of a frequency. Since 1994 the FCC has conducted 87 spectrum auctions, 

raising over $60 billion for the treasury. Collusion is generally accepted in these auctions which become negotiations 

between bidders. A number of social policies take precedence over maximizing profitFTN2.33. Standard AM and FM 

radio frequencies were grandfathered before the auctions began. 

Subjecting frequencies to trebling should produce far more revenue than the auctions. Each frequency is represented 

by a map of the United States. Frequencies would be apportioned to the 7 levels of the cellular democracy, alternating 

between dominions to prevent interference. Social goals or propaganda associated with the frequency could be passed 

by a 2/3 or 5/6 plurality of the dominion. (See, Chapter 9 ð Government, Law, and Justice).   

Wireless companies might pay up to 50% of spectrum profit to protect their spectrum from treblers. Like natural 

resource extraction, trebling of frequencies will generate ground rents not much below 100% of profits. The 

percentage is a function of supply and demand, but clearly the winners will be those who use the spectrum most 

efficiently. Spectrum taxes could easily supply 1% ($40 billion) of the distribution package.   

Office Buildings and Prime Retail  

Luxury and prime retail on the ground floor of smaller office buildings have treble-safe ground rents of 51% 

location value with average ground rents near 100% location value. As the attached office buildings become 

more efficient and as the retail becomes less exclusive, ground rents for prime retail/office can drop as low as 

23% location value with average rents of 52% location value. It is a fundamental law of AFFEERCE trebling that 

well-maintained improvements and increased efficiency will lower the ground rents on a property.  

Japan's fast-fashion Uniqlo chain paid $2,000 a 

square foot per year to establish its U.S. flagship on 

Fifth Avenue in New York. The 15-year lease, 

reported to be a New York City record, is valued at 

more than $300 million.FTN2.06 

The Uniqlo ground floor lease runs $13 million a 

year for 6,500 square feet of retail space. For 

simplicity, pretend this is a single story 6,500 square foot 

building; a 100õ x 65õ structure; the kind with an ODV under $1.2 

million. A trebler need pay at most $1.8 million (150% objective 

depreciated value). With typical costs of only $5/square foot, net 

rents are $1,995/sq. ft./ year.  

$12,967,500

$1,200,000 Rent Rate of Fall 10%

51%Business Interest Rate 3%

3%Risk Free Rate of Return 2%

$1,800,000 Pre-Treble Rent $6,613,425

$54,000 Cost to treble $21,640,275

$17,312,220 Risk Free Return on 20% Down $86,561

$519,367 Average %LV if treble point 115.81%

Year Rent Profit/Loss Cumulative Profit/Loss Risk Free Profit

1 $19,840,275 ($7,446,142) ($7,446,142) $86,561

2 $17,856,248 ($5,685,498) ($13,131,640) $174,853

3 $16,070,623 ($4,070,439) ($17,202,078) $264,912

4 $14,463,560 ($2,585,489) ($19,787,568) $356,771

5 $13,017,204 ($1,216,698) ($21,004,266) $450,467

6 $11,715,484 $48,521 ($20,955,745) $546,038

7 $10,543,936 $1,221,525 ($19,734,219) $643,520

8 $9,489,542 $2,312,565 ($17,421,654) $742,951

9 $8,540,588 $3,330,896 ($14,090,758) $844,371

10 $7,686,529 $4,284,882 ($9,805,877) $947,820

11 $6,917,876 $5,182,081 ($4,623,796) $1,053,337

12 $6,613,425 $5,641,995 $1,018,199 $1,160,965

Profitability ratio in year 12 0.88

Numbers do not reflect business/location/vacancy risk

Business Takeover Worksheet (Uniqlo Building - Stand alone)

 ------------------------------------------------------------------------------------------------------

Location Value

ODV

Percent Location Value

Depreciation Rate

150% ODV

Annual Depreciation

Loan Amount

Annual Interest

Use net rents from location value before interest,taxes,depreciation




























































































































































































































































































































































































































































