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Land Transfer Reform Commission. 
The majority and minor i ty reports of this Commission were 

presented dur ing the past week to tlie State Legislature. This 
Comm.ission was appointed in J u n e , 1884, and from t ime to t ime 
we ventured to express the hope tha t the members would have 
frequent meetings dur ing the fall, so that a report and the neces­
sary bills would be ready by the opening of the Legislature. Mr. 
Dwight H . Olmstead, whose name stood flrst in the appomted list, 
would lia\ o been by courtesy and usage Chairman of the Commission^ 
He, howe\er , waived his r ights in the mat ter and proposed tha t Mr. 
Southmayd should act as Chairman. The Commission was not 
cabled, together unt i l December, when it was found tha t they 
differedou a vital mat ter . A majori ty of the Commission, Messrs. 
Sbuthmayd, CoggeshaU and Riker, wishing to index city property 
by lots, whUe Messrs. Olmstead and Strong favored Indexing by 
blocks. Mr. Strong was subsequently won over to the majori ty 
side. Instead of making the report in J a n u a r y so tha t some action 
could be taken, the major i ty delayed sending in their bUls and the 
reasons tlierefor, unt i l the middle of April, too late to be acted 
upon this year. The majori ty of the Commission ask for a con­
t inuance of their author i ty for another year. 

W e wUl not at this t ime under take to give our opinion as to the 
point In dispute between the advocates of the lot and block system 
of indexing. Ideally the former is the perfect one, bu t practically 
Mr. Olmstead gives some very good reasons to show w h y it may 
not work. This is a ma t t e r which pr imari ly effects real estate 
owners, and its set t lement should be left to the decision of a Com­
mittee of The Real Estate Exchange. As this Commission, which 
cannot agree, are all lawyers, the Committee to decide upon the 
mat te r should be exclusively composed of business men interested 
in real property, who would, of course, avail themselves of the 
technical knowledge of the professional lawyers. But the Ex­
change should be ready wi th the necessary bills at the open­
ing of the Legislature next year. I t is of the u tmost moment to 
real estate interests and the new Exchange t h a t land transfers 
should be made inexpensive, titles secure, and tha t no unnecessary 
t ime in transferring ownership should be wasted. In other words, 
the object to be at tained is to have the same certainty, expedition 
and economy in transfers of real estate which now obtains in 
change of ownership of personal property, such as stocks and 
bonds. In one hour millions of dollars worth of bonds can change 
bands in Wall street for a trifling fee and wi thout a question 
as to ownership ; bu t a mon th is required to pass a ti t le to real 
e s t a t e ; the oflicial and legal fees for doing so being absurdly 
high, and then there is no security of title to compensate a buyer for 
the pains and penalties imposed on the real estate interests by the 
sanction of law. 

Tha t there is a perfect system which is practicable is proved by 
the experience of other countries. On this point Mr. Dwight H . 
Olmstead in his minori ty report says : 

Unquestionably the best and most scientific way of transferring land by the 
aid of a public record, and the only one which will prevent an accvunulation 
of the records, is that devised by the late Sir Robert Torrens, and now in 
successful operation iu New Zealand, Australia, British Colombia and 
many other of the British colonies. 

It is substantially the same system as that sought to be brought into use 
by the Land Transfer Act of Lord Cairns, enacted by the British Parliament 
in 187.5, but which not being made compulsory aud not being suited to the 
EngUsh modes of conveyancing, failed of effect. A similar bill has been 
introduced into the Ontario Legislature of Canada this winter. This system 
presents two salient features. 

1. A guarantee of titles by the government. 
2. A registration of titles in the Registry office. 
It will be observed that the main feature of the Torrens system, apart 

trom the guarantee principle, is the method now in use throughout the civil­
ized world for the transfer of registered stocks, ships, bouds and other 
personal securities, namely, by the so-caUed registration of the title which 
consists substantially in the appUcation of the rule that no transfer shall 
be actually made unless and untU it is entered on the registry books, the 
deed being considered a mere power of attorney for the purpose of 
authorizing the transfer, thus assimilating the mode of transferring land 
to ordinary stock ti-ansfers. 

In the Torrens system the further rule is adopted that each trans­
fer, when so entered, shall be indefeasible e'icept iu case of actual fraud 

on the part of the transferee, thus abrogating the law of equitable notice 
and equitable assigmuent. 

The essential thing sought to be accompUshed after the first entry on 
the local index being to ensure the vaUdity of each transfer of the title as 
it passes from owuer to owner. 

This is really the ideal system of land transfer reform, bu t the 
whole American bar, including Mr. Olmstead himself, declares t ha t 
it cannot be adopted in the United States. In a new country, they 
say, it would be practicable, but t ha t it is out of the question La 
the complication of titles which exist in communit ies which have 
grown up under a very different system. But i t ia to be noted tha t 
the British Parl iament , which is not dominated by lawyers as is 
every legislative body in the United States, passed Lord Cairns ' act 
in spite of the protest of the British lawyers, who have, however, 
succeeded in nullifying the purpose of the law for very obvious 
reasons. In 1872 the Reichstag of Prussia authorized the munici­
palities of tha t kingdom to guarantee titles in the same manner as 
the colonial governments do in the British South Pacific colonies. 
I t has been so successful and popular tha t at last accounts the 
Imperial Reichstag was being urged to extend the provisions of this 
Prussian act throughout the German empire. If it is possible to 
have a government or municipal guarantee of title in an old nation 
like Germany, there can be no insurmountable objections to its 
adoption m this comparat ively young country. 

But it is obvious tha t there will be the most powerful opposition 
to the consideration even of this radical but necessary reform in 
our land laws. The lawyer is supreme in the United States. H e 
is backed by ext ravagant ly paid officials to whom the laws give 
authori ty to plunder real estate owners. The guarantee title com­
panies also which have come into existence and are such a power 
in Philadelphia, Baltimore and Boston, will oppose any state or 
municipal guarantee , as wi th such assurance of title there would 
be no place for these organizations. The real estate interest must 
look out for itself, and should not be influenced or controlled by the 
corporations, ofiicials and lawyers who profit by the monstrous 
land laws under which we are now living. 

W e have in our possession the full text of the reports of the 
majority and minority of the Land Transfer Reform Commission, 
but they are so voluminous tha t we cannot even give an abstract 
this week. W e wfll endeavor to publish their salient features next 
week. The reports show tha t all the gent lemen concerned have 
worked hard and intelligently, and they deserve the thanks of real 
estate owners for their unremunera ted labors. 

The Broad Cross Streets. 
The most notable sale of real estate during] the past week was 

that of the house and lot. No. 24 East Forty-second street. The 
dimensions were 26x98.9 and the price |70,250. This indicates an 
appreciation of property lying between the Grand Central Depot 
and Sixth avenue, which has long been expected by far-seeing real 
estate experts. This par t of the city is destined to be used for 
hotels, apar tment houses, stores and places of amuEement. Manager 
A. M. Pa lmer is of opinion tha t the great metropolitan theatre 
of New York will be situated somewhere in this part icular 
neighborhood. 

I t has always been believed tha t the broad streets extending from 
river to river would, as the city grew, become more and more 
desirable for business purposes. Natural ly the improvement in 
values commenced at locations at which were concentrated the 
largest number of persons. These happened to be the " L " road 
stations ; hence the marvellous change which has taken place within 
a few years on Four teenth street, between Third and Sixth avenues 
Twenty-tliird street next became a centre of interest, due to the 
crowds which come to and from the station corner of Sixth avenue. 
These met the currents of travel from upper and lower Broadway 
and Fifth and Madison avenues. Thirty-fourth street will also in 
t ime be metamorphosed into a business thoroughfare. Many 
of the stores which should be situated on this cross street are to 
be found on Fifth avenue, below Forty-second street. Property on 
Forty-second street, between the Grand Central Depot and Sixth 
avenue wfll probably command even higher prices in t ime than 
eitlier Four teenth or Twenty-third streets, for as a thoroughfare it 
must be more largely used as the number cf people increase who 
use tha t depot to enter and leave the city. The new annex to this 
depot will liave a tendency to improve Forty-second street easterlyt 
Were it possible to get rid of the reservoir and sell the ground east 
of Bryant Pa rk for business purposes, a very great enhancement of 
values would take place on this, the crown of Murray HiU. Hote l s , 
great apar tment houses, stores, and perhaps a theatre would be 
called into existence on the site of the present reservoir. 

All the broad streets have a future. Thirty-fourth street wUl be 
bettered when it has a horse car line, and if ever the cable 
system should come into existence it would greatly advantage every 
thoroughfare available for a transverse road. The ferry travel nat­
uraUy and necessarily adds to the numbers who make use of the 
broad streets. New York is becoming more and more a business, 
though not necessarily less a resident city, for while more space is 
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given to business on the street levels, our city edifices are increas­
ing in altitude to accommodate people who wish to live in the 
metropolis. 

• 
A New Jersey Oasis. 

The continuous and rapid growth of Newark, phenomenal among 
the cities of New Jersey, is something to attract attention and 
invite inquiry. 

The city is suburban to New York in point of location, but it is 
no suburb in fact. The ride to Market street from this city costs 
only twenty-five or thirty minutes time ; but once there you feel 
that you have passed beyond the atmosphere of the commercial 
metropolis and entered a city having a local character peculiarly its 
own, and not especially dependent on its proximity to New York 
for its prosperity. However largely engaged in manufacturing, the 
city of New York is commercial in its aspect; but however largely 
devoted to traffic Newark may seem on certain streets, the thrift 
of an industrial city is everywhere manifest. Brooklyn, counting 
now its nearly three-quarters of a million inhabitants, seems much 
more Uke a suburban city than Newark. 

Passing from exteriors, and studying the characteristics of 
Newark in its municipal government and local customs, the dis­
tinction between that city and New York becomes even more 
apparent. True, there have been sufficient manifestations of 
rascality, municipal and financial, in Newark to show that she is 
fully abreast with the most advanced spirit of the times; but her 
people have a cautious, calculating disposition and thrift, and these 
qualities have so far stamped themselves upon her policy that she 
has risen superior to the manipulations of her chevaliers dCindustrie 
and remains one of the most lightly taxed and well governed among 
the considerable cities of the Union. With a large population, 
superior and well-sustained pubUc schools, an abundant if not 
strictly pellucid water supply, a sewerage system reasonably good 
when all the disadvantages of location are considered, with several 
hundred miles of streets, paved albeit a little too substantially with 
cobble stones, and with a fire department that challenges com­
parison with that of other cities for its efficiency, the tax levy 
reaches only 2.04 per cent., and the entire municipal debt, about 
one-third covered by securities held in the sinking fund, is only a 
little more than $11,000,000. The uncovered portions of the bonded 
debt, indeed, exclusive of water bonds, amounts to only $4,805,355.45. 
The total in the different sinking funds reaches $3,294,479.50, a 
very thrifty showing for a city that covers a space as large as 
Brooklyn, with its interminable extension of streets and sewers. 
It is even questionable if a city so lightly taxed as Newark, rapidly 
growing, and with so large a proportion of its population made up 
of factory operatives dependent on local surroundings for their 
health and enjoyment, is justified in having quite so sniaU a debt. 
The city has no parks suitable for recreation. This would be a 
dangerous suggestion if made by a local editor. The late Dr. Hunt, 
of the Daily Advertiser, came near breaking up the Republican jiarty 
by suggesting with too much persistency that Newark needed more 
park area. But the doctor was right, and it is a pity that the 
improvement which he advocated has not by this time expanded 
into a full-grown and delightful place of public recreation. The 
city would have been somewhat more deeply in debt, but its real 
estate values would have increased more rapidly, and the rate of 
taxation would not be higher. 

But we began with the intention of suggesting the chief cause of 
the present prosperity of Newark, and must not be drawn aside to 
discuss a scheme, which, as it turned out, was not in any respect a 
cause. It is no doubt true that a fiscal administration conducted 
with economy has been of great advantage to the city, offering a 
pledge for the security of investments whicli has led to their 
increase. But Newark has grown rapidly, and is still growing rap­
idly, even in comparison with New York and Brooklyn, because her 
people never mistook the vocaiibn of the city. She never aspired to 
the honor of being a suburban city, but coveted rather the distinc­
tion of an industrial metropolis. Her improvements have been made 
with no speculative view of inviting a large residence population of 
New York business men, but to meet local demands and to subserve 
local interests. She has gained largely by this policy. True, she 
has given a little too much attention to cobble stone pavements 
and not quite enough to parks ; but she has offered an admirable 
field for the investment of manufacturing capital, and it has 
grown apace. Her building statistics are suggestive. Between 
January 1st, 1881, and January 1st, 1885, a period of four years, 
3,596 new buildings were erected, an average of nearly 650 per 
year. Of this number 2,082 were dwellings. During the year 
1884 the number of new structures rose to 862, and the current 
year promises an equal if not even a larger total. ProportionaUy, 
this about equals if it does not surpass the growth of Brooklyn. It 
must be said, however, that new buUdings in Newark are usuaUy 
smaUer and less expensive than the new buildings in Br joklyn, and 
in the former city the economy of flats has not yet been discovered, 
•r, possibly, is not admitted. The new buUdings in Newark are 
BsuaUy located in the outskirts of the city and upon new groun 

few an additional evidence of growing population. There 
reconstructions, except for purposes of embeUishment. ~~^ 

One cause that is giving a sudden impulse to the buUding mdus-
try in Newark, aside from the increase in population, is found in 
the growth of building and loan associations, a substitute for sav­
ings banks among an industrial population that has almost trans­
formed the city of Pliiladelphia, and promises equal results in the 
metropolitan city of New Jersey. There are more than a d*zen of 
these organizations in Newark, mainly the growth of the past two 
years. Such as-ociations are of no service to business men having 
capital and resources at command; but when prudently and 
honestly managed they are probably better than savings banks for 
mechanics and factory operatives. They hold the shareholder more 
closely to his economies, whUe his investments are equaUy secure. 
They contribute also more directly to the productive forces ot the 
community, every dollar invested being turned directly to the 
resources of labor. It is a thrifty idea which is as likely to take 
root and blossom in Newark as in any other city in the Union. 

But this is only collateral. As suggested before, the principal cause 
for the rapid improvement and increase of wealth in Newark must 
be traced to its distinct local interests, and its independence of the 
metropolitan movement in population. Less specialized than Pat­
erson, too, in its industries, it is less tban that city affected by 
periods of business depression. Its normal condition is one of steady 
progress. It may occasionally stand still, but it never retrogrades. 

A Needed Improvement Delayed 
There is a great deal of natural dissatisfaction among the prop­

erty-holders affected at the delay in commencing the improvements 
which are intended to make a ship canal of the Harlem River and 
Spuyten Duyvil Creek. The original appropriation of $300,000 was 
made by Congress in 1878. The following year an additional appro­
priation of $100,000 was authorized, but the Federal Government 
demanded that the right of way should be secured free of costs to 
the United States. Since 1879, after the matter got into tbe hands 
of the state authorities, there have been constant delays. A com­
mission was appointed to appraisd the damages to property, ^nd at 
the end of three years (in 1883) they made a report, and with it 
presented a bill of expenses of $109,719.86. One of the commis­
sioners who gets $10,000 is ex-Marine Bank President James D. 
Fish, now in jail, while Mayor Grace also comes in for a fee of a 
similar amount. It is claimed, however, that the costs were not 
excessive, as tliere were 23,000 parcels of property to appraise. 

There should be no further delay. The improvement would be 
of the utmost value to New York City. It would, in effect, give us 
an unobstructed navigable stream from the Hudson River to Long 
Island Sound. It would save twenty miles of navigation and greatly 
relieve the pressure on the docks of the North and East Rivers. It 
would add largely to the values of real estate on the north end of this 
island, as well as in the wards on the other side of the Harlem 
River. This new avenue of water communication would soon be 
thronged with vessels of all kinds carrying freight, while the whole 
distance between the river and the sound would present a busy 
scene. The lumber, coal and stone yards for supplying the city 
would be there located; markets would spring up, warehouses 
would be built and other improvements made which would attract 
a very large population to the northern and southern shores of this 
improved waterway. By all means let the work go on. The 
national money has been ready for six years. Let the biUs be paid, 
even if they are exorbitant, for it is not economy to delay this work 

under any pretext. 
• 

An Extra Session. 
Should war break out it is to be hoped that President Cleveland 

wUl lose no time in calling together an extra session of Congress. 
There is a well-founded belief that a war which commenced in 
Central Asia would in a short time involve the leading nations of 
Europe. Russia would naturally attempt to attack England on the 
high seas, and then there would be danger that we would be 
embroiled in the contest. If Congress met measures should at once 
be taken to put our seacoast cities, especiaUy New York, in a state 
of defence. We should repeal such of our navigation laws as pro­
hibit the purchase of foreign ships to sail under the American flag. 
We should also define our relations to the belligerents, decide on a 
poUcy to be pursued toward the Central and South American states, 
and endeavor in some way to rehabilitate our merchant marine and 
get back a portion of the commerce which Great Britain robbed us 
of by favoring the Confederate privateers. 

It may be that the President may not care to face the leaders of 
his own party in Congress. While the country is generally very 
weU satisfied with his nominations the working Democratic poU­
ticians are not, but we believe there is sufflcient patriotism in both 
parties to warnUy second any efforts on the part of the administra­
tion to promote our natural interests in the face of possible foreign 
complications. 

The Tribune in commenting upon the business establishments 
which have recently made their appearance upon Fifth avenue, 
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between Madison square and Forty-second street, expresses the 
opinion that the change will not affect that thoroughfare as a 
fashionable promenade. On the contrary, it seems to think that a 
number of fine stores would add to its attractiveness. There is no 
danger for the next ten years that any other avenue will take the 
precedence of the Fifth as a promenade, yet fashion in this respect 
has changed very much within the memory of people now living. 
Less than forty years ago the lower end of Broadway and the 
Battery were the fashionable lounging places for the beUes and 
beaux. Before the Civil War Broadway, between Canal and Four­
teenth streets, was thronged by the best dressed people on Sunday 
afternoons. Fifth avenue has now the call, but as stores multiply 
below Forty-second street the crowds of promenaders will become 
denser above that street. It is not impossible that the young man or 
woman of 1885 may live to see the Boulevard the fashionable 
promenade of New York. The facUities for swift intermural 
travel will steadily increase as years roU by, and hence the most 
attractive place, even if distant from the most thickly populated 
part of the city, wiU be the favorite promenade where people wiU 
go to see and be seen. 

Our Prophetic Department. 
OFFICER—As war in Central Asia seems very probable what pre­

diction do you feel safe in making. Sir Oracle, respecting tho imme­
diate and the final result ? 

SIR ORACLE—England is never ready at the beginning of her 
wars. She always makes mistakes. The commissary department 
is sure to be at fault. I should expect Russian successes for some 
time, possibly the capture of Herat, but later on I shovdd expect the 
splended military vigor of the English race to give a good account 
of itself. If the Britith military authoritiei place any dependence 
upon the Afghans or the Sepoys they will lose every time they 
fight, but I do not believe an equal number of Russians could defeat 
an equal number of Englishmen if the arms on both sides were 
equally good and the leadership of about the same average ability. 
General Roberts would, I think, prove a match for any of the 
Russian leaders who may oppose him. The English armies never 
failed of being well led after hostUities were fairly under way. 

OFFICKH—Which army is the best seasoned for fighting ? The 
English forces have had training in Soiith Africa, in Abyssinia, in 
Afghanistan and in Egypt, whUe the Russians have liad no serious 
fighting to do since the close of the last Turkish war. 

SIB O.—Yes, the Russians have had more or lesi fighting to do in 
Central Asia, but I have always held to the opinion that warring 
with an inferior foe is a detriment to an army of the superior race. 
The French troops which have been successfully employed against 
the Arabs in Algeria were, because of that conflict, no match for 
the German armies which had been victorious over Danes and Aus-
trians. The German forces owe their high prestige to the fact that 
they were successful over armies composed of Germans, Hunga­
rians, Danes and Frenchmen. General Roberts, should he com­
mand the English forces, will find a different foe in the Russians 
froni what he had when beating the Afghans. The Russian troops 
that conquered the Turcomans wiU be at a disadvantage when they 
face the British red coats. 

OFFICER—Would it not be well for Great Britain to give up all 
pretense of defending Afghanistan and rely on her own natural 
boundary ? As I understand it, the country surrounding Herat is 
a kind of oasis with a desert to the north and another to the south. 
The recent Russian advance gives them command of the Herat 
country. The British have to cross a desert to reach the region in 
dispute. Why not surrender Herat_and rely upon this desert as a 
defence to India ? 

SIR O.—Herat is reaUy the key to open the gate to India. Every 
conqueror of the peninsula has first obtained possession of Herat 
and the surrounding country. It is a rich agricultural region, well 
watered, fertUe and capable of supplying an army of 100,000 men. 
The ruins of its fortifications show an extreme antiquity. It has 
been besieged how many times is not known, but mighty armies 
had contended for it, long before the era of authentic history. 
From tlie day Russia gets possession of Herat, the power of England 
in India is doomed. 

OFFICER—But what appeal can the Russians make to the Hindoos 
that Great Britain cannot make to the Turcomans and the other 
tribes which Russia has recently subjugated in Central Asia? 

SIR O.—A Russian conquest assimUates the inhabitants of the 
newly acquired region. No respect is paid by the Russians to 
those formerly in authority, but the common people and the trad­
ing class have aU the rights of Russian subjects. Turcomans are 
to-day in command of Russian regiments and Central Asia is as 
loyal to the Czar as any part of his dominions. A very different 
state of affairs exists in Hindoostan. The native princes have been 
eonciUated and are in the pay of England, but the mass of the 
population detests the British rule. No Hindoo can occupy a 
higher grade than sergeant in the Sepoy regiments. The civU ser-
Tic« officers are all English. The judges of aU, save the minor 

courts, are Englishmen. Every office of profit or honor is denied 
to the native Hindoos. Hence every person who desires to get on 
in the world in aU that vast peninsula is instinctively hostile to the 
British rule. The danger to Great Britain in Asia is not so much 
the might of the Russian armies as the disaffection in Hindoostan. 
I, for one, firmly beUeve that this century wUl see the end of the 
British domination south of the Himalayas. 

OFFICER—If war breaks out you are on record as thinking it may 
involve a conffict in Europe. WUl we be in any danger of war ? 

SIR O.—There are physical contagions as weU as moral conta­
gions which sometimes can be localized, but which often affect the 
whole world. As we know, a reUgious excitement wUl sometimes 
spread from one country to another. If there should be a war in 
Europe inevitably wiU we be influenced thereby? Our people are 
enterprising, and wiU seek to advantage themselves by supplying 
the wants of one or both combatants. Unfortunately, we are now 
neither a military nor naval power. England is the only nation we 
could injure, for we could invade Canada, but we are so pitiably 
weak in defensive agencies that I would confidently expect to see 
our seaboard in possession of some foreign power with a naval 
force before this international war was over. We Americans wiU 
realize after the catastrophe occurs what purbUnd idiots we have 
been in not having guns, floating batteries and a torpedo service to 
protect our leading seaboard cities. 

OFFICER—Is there no danger from Central America complica­
tions ? 

SIR O.—Just as soon as the French complete the construction of 
the Panama Canal there wUl be a miUtary occupation of the isthmus 
by the joint representatives of the European powers. We wiU 
talk beUigerently when the time comes, but wiU te forced to submit 
because of our naval weakness. President Cleveland's administra­
tion wiU have to deal with foreign politics more than has any other 
previous administration. I confess I look upon the future with 
great disquiet. 

OFFICER—And yet you believe that a foreign war would stimiUate 
business ? 

SIB O.—Yes ; it would give us a market for grain and provisions 
and .help aU our manufacturing industries. It woiUd set free the 
money locked up in banks and for a time help us in every way. 
We would be all right if we could keep out of the conflict ourselves; 
but I do not think we could avoid taking part in a general scrim­
mage. 

Guide to Buyers and Sellers of Real Estate. 
BY GEOBOE W. VAN SICi:.EN 

COPYRIGHTED. 

Description—We must now consider the description of tlie prem­
ises in your contract. 

This cannot be too clear and accurate. This is a part very apt 
to be sUghted, usually because the printed blanks do not leave 
room enough to write all that ought to be written; if it be only 
a city lot of four sides that is to be conveyed, it needs but little 
space ; but if a farm, with many courses, and various rights 
of way or easements, or a house or factory, with movable 
fixtures to be enumerated, remember that the deed must 
foUow the contract, and that if you begin to enumerate 
and describe everything, whatever you omit wiU not go with 
the rest as a matter of course; therefore, take more care with 
the description. It is not essential that the description of a 
property should have such particular identification as to render it 
entu-ely needless to caU in outside eWdence to determine what 
property was contracted to be sold, but the terms must be sufficient 
to comprehend it, so that with the assistance of outside evidence, 
the description without being contradicted or added to can be con­
nected with and applied to the very property intended to the 
exclusion cf all other property. 

What " L a n d " Means.—The word land is broad in its meaning 
and includes growing grass and standing trees. A contract for the 
sale of standing timber is therefore a contract for the sale of an 
interest in land, and must be written ; so is one for the sale of 
growing crops ; but if the standing trees are sold with the intention 
of their being immediately cut down, this contract need not be in 
writing ; and the same has been held with regard to a crop of 
peaches, the buyer to gather and remove the peaches as they ripen ; 
so may hops upon the vine, and hop roots be sold without a written 
contract, although at the time the bargain was made the roots were 
in the ground. But in England the sale of a right to shoot over 
land, and to take away part of the game kiUed, comes within the 
statute of frauds, and must be in writing ; and so must a sale of 
coal and the right to take coal ; and a permission to flow land with 
water as for a niiU pond ; and tbe same has been held in respect to 
mining claims ; but the sale of shares in a mining company is not a 
sale of land or of an interest in land. A contract for the sale of 
improvements on land, such as houses, has been held in some 
states to be a sale of personal property, and not within the statute. 




































































