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monts under its own severe by-laws and
after the tenement is built it cannot show
a profit over 1%.o That is to say tkese tene-
ments cannot be ereoted on» a business
basis or in other words pay 5%7. They eau
by a stroteli of imagination be cousidered
to just pay their way on the theory that
tlic eomniunity at large is wel recompensed
for tho loss on tlie land by the removal of
a slum ares, likely to promote, if left in
existence alI the ilis that flesli is heir to.

The application of ail this is that (1)
we have not got exproprÎatory powers for
this purpose liere. (2) We do not know
wlietlior the community would be willing
to write down the value of expropriatod
land for the benefits aforesaid. (3) We
know that the cost of building is just twice
as dear bere as i London, and (4) we
have no official data as to wliat the mini-
mutm dimensions of roonis and the mini-
mum hygienie requirements ouglit to be.
for to accept thec L.C.C. standards i these
miatters would be in tlie higlicat degree un-
scientifie. (5) Our climate is radicaily dif-
foent, and (6) the habits of our people
dif!er in a hundred matters; which radi-
ea'lly effect al plan. So that with what
we do and dIo not kuow, one thing alone is
certain and that is tliat thore il; a great
denl to be fou)ind ont. As to how this is
to be done I shail vent urc a sgeto
Iter.

Tuirning iiowv to the epatehi>prob-
lem wvc ai- miet with evngraver difficul-
tics. A lade City is a1 pflce whiere al
the 1;i;i1haiants are e.adi other's tenants
and caiothier's landlords. A place that
is where thvre are no $50,000 sliarehold-
ors, al place where the chance of any pro-
perty being depreciated by what goes up
on tie next lot is reduced to a minimum. A
place whicli qualified observera iuform. us
hias mnany of the qutalifies; of fie milleniumi
as popuflarly conceicved by Mr. Wells and
other well wishers of humauity.

Now; an estate manaogeoi oti the eo-partner-
slip basis was impossible in Englaud aintil
certain laws liad becu tora front fhe stat-
ute books and replaced by uew codes. As
our laws of property are radieally differ-
eut front those in Eugland it is obvions
that very great care not toecopy tee close-
ly i detail the Engliali precedent in these
niatters would be necessary before we could
make a Garden City possible here. In oe
inatter we coul follow that precedent

pretty elosely. I refer to their firat battis a
the freeing of the garden city f rom the.
local building by-laws, which had the ten..
dency to make building at once expensive
and hideous and which were mainly re-
sponsible for the agricultural depresaion,
as tliey precluded the building of country
cottages that a laborer could afford to liv.
iu or a builder afford to erect. The garden
city cottage competition of 1905 proved
that there were lots of excellent illegal
ways of building a decent home.

We are happily exempt from the tyran-.
uy of vested riglits of liglit and air over
adioining properties, another great difr-
eulty in England, but our freedom lias beeri
sadly misused and our co-partncrship com-.
parties will have to educate themselves not
to scek every available dollar to be got out
of every available foot of land-the land
will have to be put into their ha.nds witli
many unfaniîar restrictions as to its uise
and abuse.

Then again the ideal so mauy of us have
in mind of a population of happy working
mon (and who in Montrpal is uot a work
ing nman) eaeh with a separate home in a
separate gardon will have to bo abandon-
ed. Corner houses cost a lot to heat and
do xîot rent woll. 1 fear even thxe semi..
detached house will be too mucli for thie
financial aide of our hopes. But terrace
houses and two storey tenements need not
necessarily be vain repetitions.

>One factor, the heatiug question, wilI
dominato both the size and tho eharacter
of our eo-partnership seliemos. The cen-
tral heating station is, I bolievo, the sitar
on which the co-partuers will sacrifice their
individualism and thore are limnits of num-
bers both ways to deeide how few and how
many homes eau moat economically derive
lieat from one station. This golden num-
ber, the full unit of our co-partnership
sceme, the engîncors have not yet been
asked to compute. Thoy must be put to
work on it bofore mucli useful thinkiug
eau be donc on othor aspects of the pro>.
lem.

But our greatest and mont urgent diffi-
eulty is the land question. I fail absolute-
ly to sec how a co-partuership selieme cari
be launchod here without expropriatory
powers botli as to the acquisition and the,
option of land. England lias lier great
land owuers and tliey eau weil afford to
seîl at moderato pricos large pareIs of
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