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Our annual review of the Building Material Markets will be
found of unusual interest this year. To-day we publish an extra
paper and issue a large edition of THE RECORD AND GUIDE to be

distributed wherever it will do the most good to our advertisers.
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The immediate outlook of general business has an improving
appearance. There is a better feeling in the stock market, and
both cotton and grain bring higher prices in the markets of the
world. Mills are resuming work and some of the closed foundries
are again in blast. While iron and steel have not advanced in
price there is more demand for them, and, findeed, for all the
metals. It cannot be truthfully said that all departments of trade
have improved, but there is certainly a better feeling than obtained
during the month of December. The handling of a great corn crop
in the West is advantaging the railroads in that section, and were
the war between the West Shore and New York Central to come to
an end we could count upon a decided advance in stock values.
But the experiences of the past three years teach us not to indulge
in overhopefulness,

-_ e —

It is whispered in real estate circles that the Land Reform Trans-
fer Commission appointed by Governor Cleveland is so far a failure.
The lawyers comprising the board are at loggerheads and cannot
agree upon any measure to be presented to the Legislature. This is
so vital a matter with real estate owners and dealers that action
should be taken irrespective of this commission. The matter should
be pressed upon the Legislature. and as early as possible. What
our real estate property holders call for is some way of cheapening
and simplifying the transfers of real[property. Our present land
laws are a disgrace to our civilization. They form an intolerable
tax to owners of reality. They make titles insecure, waste time
and money, and benefit no one but the lawyers and officials. It is
idle to say that changes cannot be effected. It is possible to pur-
chase tens of millions of stock and bonds, the title to which is
unimpeachable, which costs but a trifle in the way of commission,
and all can be done in a few hours; but every impediment is
thrown in the way of the purchase of real property and the title is
never secure, as witness the story we gave last week, entitled
‘“The Romance of a Title.” It was a mistake originally to make all
the members of this Transfer Commission lawyers, most of whom
are interested in the continuance of the present preposterous
land laws.

Governor Hill makes one important suggestion in his message.
He urges the appointment of a competent person to draft, amend
and correct the ldws passed by the Legislature. While lawyers
swarm in both the Senate and Assembly, about one-half the
enactments which are passed are defective in phraseology, or are
inconsistent with statutes already enacted. Hence the confusion
and litigation which follows from much of our legislation. This
is an evil incident to all parliamentary bodies. John Stuart Mill
long ago proposed that a permanent commission of trained experts
should have charge of all acts of Parliament before the final vote
was taken. But we do not see how any one lawyer could attend to
the multitudinous bills which are up for action at the close of the
legislative zession in this State. Still the experiment suggested by
Governor Hill is worth trying.

—_——

The Legislature will be called upon to act on several matters of
interest to New York city. The building law vetoed by Governor
Cleveland on very trivial grounds last year should be amended and
promptly passed early in the session. so that there will be no danger
of non-action this year. Then the Arcade road should be taken up
early enough in the session to have the matter properly understood
by the Legislature and the tax-payers interested in this city. The
sinking fund absurdity should be overhauled and the fiction of
a difference between the met and gross debt of the city done
away with, New York actually owes $92,000,000, and it is prepos-
terous to be charged with a larger sum which now has a legal but
no real existence, On this point Mayor Grace is all wrong.

Although Governor Hill and Mayor Grace agree in recommend-
ing spring elections for city offices, we doubt if they would give us
any better results than do the present fall elections. The only
officers of importance to be chosen would be a Mayor, Comptroller
and President of the Board of Aldermen, and the nominations
would probably be manipulated as usual by the local bosses. Tens
of thousands of our citizens would not vote because it would often
be a choice between objectionable rival candidates. One election
day a year is quite enough and then the extra expense is to be con-
sidered.

o

There ought, however, be some additional reform legislation this
winter, The Mayor should have the power of removal as well as
appointment, and something should be done to cut off the numer-
ous sinecures and over-paid officers of our city government. Our
city salary list, it seems, compared with that of Brooklyn, costs
nearly twice as much per capita.

Aiee i aled ol

Then we ought to have a good, stiff license law. The Chicago
city treasury profited to the amount of $1,600,000 last year by the
licenses exacted from the liquor dealers, New York ought to be in
receipt of at least $3,000,000 from this source. If a high license law
can be enforced in Chicago it can in this city. Mayor Grace is
right in asking that the many-headed commissions should be
abolished, and heads of departments appointed by him take their
places.

g T sty

This year our citizens will have a chance to be better informed
touching Albany affairs than they have ever before. The Real
Estate Exchange will make a special point of collecting all informa-
tion at Albany which affects our local government and real estate,
Every measure relating to this municipality will be known at the
offices of the Exchange in this city at the earliest possible moment.
Heretofore we have had to depend upon so-called reform organiza-
tions for protecting the city's interest. Every one of these tax-
payers’, citizens’ and people’s movements have finally fallen into the
hands of the city plunderers. But the Exchange will represent real
property holders, actual dealers of real estate, and 1s not likely to
fall into the toils of the politicians. There is for the first time an
organization in existence, which cannot be bullied or bribed, to look
after the interests of the tax-payers.

A s SRRl
Real Estate During 1884.

The figures we give elsewhere in addition to those of last week
are of the utmost importance to every dealer in real estate, It will
be noticed that the number of conveyances show a steady increase
since 1874, In that year there were 6,191, and in 1884, not countfng
the Twenty-third and Twenty-fourth Wards, there were 11,422,
This would seem to show that the actual transfer of property nearly
doubled in ten years’ time. Whether times are good or bad the
growth of actual real estate business steadily increases in this city.

The money spent in real estate also increases in volume, In 1878
it amounted to $64,119,187 ; in 1884 the consideration, according to
the official records, was $182,044,304. These figures, although prac-
tically official, are less than the amounts actually paid, for the num-
ber of deeds in which only a nominal consideration was given
amounted in 1884 to 3,061, and in the previous years to somewhat
less. The mortgage indebtedness incurred during 1884 was $118,-
519,976.

The rapid growth of the city is shown by the number of plans
filed, which were as follows for the past eleven years :

Year Estimated cost. | Year. Estimated cost.
$16,667,414 | 1880 $29,115,335

18,226,870 | 1881 43,391,300

5,903, 88( : 44,703,186

43,214,346
219, 42 215,423
22,507,322 m=—
............................................... $304,619,870

It should be borne in mind, however, that these are the figures
given in the estimates when the plans are first filed and are prob-
ably somewhat less than the actual cost of the structures erected in
New York during the past eleven years. Still in some cases the
buildings get no further than the filing of the plans. The larger
aggregates of former years in the way of expenditure is due to the
stoppage of apartment  and office buildings. A check has been
given to the construction of these costly edifices. For the coming
year, while there may be as many new structures, we judge there
will not be so large an outlay in money. The cost of putting up a
house will be less this year than formerly, as materials are very
cheap and labor is lowering its demands. The bricklayers have
notified their employers that they will accept fifty cents less a day,
and the brown stone men one dollar less. The bosses, however, are
in a position to demand a much greater reduction from all their
employes.

New York is doing more building than any two cities in the
Union. The Chicago journals claim that the past was the most
prosperous year in the history of that city; but the amount spent
was only $19,000,000. The total value of Chicago property trans-
ferred during the year was $33,677,728. This falls far short of the
$182,000,000 invested in real estate in New York during the past
year,
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‘When a man has decided to buy a house and lot, or a vacant lot,
or a farm, the question arises. what shall he do to protect himself
in making his written contract for the purchase ?

For while occasionally men are found foolish enough to pay for
their land first. and take their chances as to faults in the title turn-
ing up afterwards, very much as many plunge into matrimony,
marrying in haste to repent at leisure, yet the opportunities for
thorough investigation are so ample in the former venture, that few
make it until they have taken time to investigate ; and besides prep-
aration usually has to be made for the payment of the price.

Take Time.—Assuming, then, that vou will certainly not risk
your money without having the title searched, take care first to
allow yourself ample time for this before the date’when you are to
take your deed and pay your money. The eustomary time is thirty
days: and the reasons why so long a time must be allowed, at least
in large cities like New York, are these : In the first place the law
says that the County Clerk and the Register shall have twenty days
to make their returns to your searches after you put the latter in:
and if you want your work done any sooner, of course you have
to pay extra for it: for instance, if the lawful charge for the
necessary official searches against your piece of property were twenty
dollars for the County Clerk and thirty dollars for the Register, and
you want them done in a week, you will have to pay fifty per cent.
extra, that is ten dollars more to the County Clerk and fifteen dol-
lars additional to the Register, to get them in that time; and very
properly so, for to accomplish such an amount of labor, the careful
official searchers have to work, to dig into the volumes of records,
night and day. In the city of New York alone there were twelve
thousand two hundred and sixty-two deeds recorded during the year
1884, conveying houses and lots for the expressed consideration of
one hundred and eighty-two millions of dollars : three thousand
and sixty-one of those deeds were for nominal considerations, and
probably were only for the purpose of curing defects in titles, or by
way of gift from parents to children, etc. : that would make nine
thousand two hundred titles to be searched for the purchase of
property : but besides this there were ten thousand two hundred
and thirty-nine mortgages recorded for one hundred eighteen mil-
lions of dollars ; this would require nineteen thousand four hundred
searches to be made by the corps of official searchers in each of the
before mentioned offices, in the vear of three hundred and five

- working days or over sixty-four searches for each day ; and the
deeds and mortgages in the Register's office alone are contained in
thirty-seven hundred and sixty-five huge volumes, the indexes to
which must be carefully examined ; so you see you must give time
for the searchers to do your work, and you ought very properly
to pay them extra if you crowd them. But your lawyer who is
to examine your title must have two or three days to look into the
abstract and papers that you should get from the seller, so as to
know just what official searches (and how few of them as possible),
to have made ; and then after the official searches have been made,
and certified to by the Register and the County Clerk, and paid for,
your lawyer must go to the hooks of record, and take down each
volume cited, and examine it carefully to see exactly what the
instrument contains, and that it makes your title good; and that
takes several days more ; so that thirty days are a proper and reason-
able time for an ordinary title : if you are buying a big Westchester
County farm of several hundred acres, made up of thirteen smaller
tarms, so that there are really thirteen titles to examine, thirty days
are not long enough.

Examine the Title.—Many otherwise intelligent people do not
understand at all the work which a real estate lawyer has to do,
and to be fit for which he must study night and day all his life, and
they think that if an official search from the County Clerk and
Register only comes back showing a connected chain of deeds clear
from judgments, that that is all they need to know. and that the
lawyer has nothing to do.

This is one of the gravest of errors.

The Register, and County Clerk, don’t know anything about the
correctness of your title ; this is not in the least to their discredit :
they don’t pretend to know ; it is not their business, nor their duty,
1o know if the title be good ; they only tell you at what pages in what

books of record in their offices you can find deeds and mo——

etc., which affect the piece of property you inquire about ; b

the property is affected, you must find out for yourself, and f_r that
you must employ a man learned in the law, It is really surprising
how many otherwise able business men misunderstand this, to their
great risk. I have in mind now the head of a large house, liberal,
fair, but who frequently employs to ‘‘ examine ” the titles of the
houses he buys, a very honest, worthy, intelligent real estate broker,
who has bought and sold and inspected and insured many houses,
and who is a very safe guide as to values, and who knows how to
make out an official search, but who knows no more about the con-
struction of wills, and deeds, and statutes, than a lawyer knows
how to make a watch ; but my friend employs him, and congratu-
lates himself from time to time that he is saving another hundred
dollars.

A fair toast at a dinner of the Bar is ** Here’s to the man who
draws his own will, and searches his own title !

It is not to be wondered at that those who buy real estate, or who
borrow on bond and mortgage, grumble and rebel at the bills which
they have to pay their lawyers for the examination of title: but
it is not the lawyers’ fault : it is largely the result of circumstances
which ought to be and can be corrected ; which are partly due to
the enormous growth of dealings in real estate : and which must
soon he corrected, or it will be physically impossible to examine a
title in a reasonable time in the City of New York.

Multiplication of Fees.—Not long ago the Jumel property was
cut up into thirteen hundred and eighty-three pieces or parcels of
real estate and sold at partition sale. There appear to have been
about three hundred purchasers at that sale, and no doubt each
buyer, before he paid his money, carefully employed a good lawyer
to examine the title to the lot or plot that he had bought; so that
probably three hundred lawyers each of them carefully examined
and went through the same work—viz., the old deeds and mort-
gages and records affecting the whole property (for as it had never
been cut up before, each had to examine the title of the whole, no
matter how small his parcel), and each of them searched the same
volumes of long lists of names and picked out from the thirty-five
hundred volumes of deeds and mortgages then in the New York
Register’s office the same big, dusty volumes of writing, and lifted
them down and looked them through—in all three hundred times
the very same labor,

Evidently two hundred and ninety-nine times that labor was
thrown away—done over and over again uselessly.

And the clients, those buyers, together paid three hundred fees
to those lawyers, who each earned his money, but evidently two
hundred and ninety-nine of those fees were for repetitions of the
very same work,

By and by, twenty years from now, instead of only three
hundred owners of those Jumel plots, the whole thirteen
hundred and eighty-three lots will be sold and built upon,
and thirteen hundred and eighty-three new purchasers will
again pay thirteen hundred and eighty-three lawyers thirteen
hundred and eighty-three fees for examining that same Jumel title,
only the fees will be larger, for there will by that time (at the pres-
ent rate of growth, and unless a remedy be soon applied) be fully
ten thousand big folio volumes in the Hall of Records, and the
whole thirteen hundred and eighty-three fees will be for mere rep-
etitions of labor so far as the whole Jumel estate title down to 1883
is concerned, and will be practically wasted.

—_— .-
Our Prophetic Department.

OBSERVER— Well, Sir Oracle, the predictions you made during
the months of November and December have proved to be remark-
ably accurate. You said there would be a better market for stocks
at the close of November and early in December—that there would
be a heavy shrinkage in the closing weeks of the year, but you
advised people to buy when the prospect looked bluest, so as to
sell in January at better figures. Then when cotton was selling at
about 10 cents per pound in the fall you advised purchases, saying
that it would reach 11 early in the new year. You were a bull on
wheat and corn during December, and all who followed your advice
made money. Now let me ask you is the recent flurry in stocks a
boom or a boomlet? Will there not be a severe depression further
on?

SIR ORACLE—It required no great prescience to foretell higher
prices for cotton after two short crop years, or a higher valuation
for wheat when it sold for lower figures than at any period in the
history of the present generation. Then, again, stocks sell off in
December as I have time and again shown and recover in Jan-
uary, because then there are large sums to reinvest in paying
securities, Some great catastrophe excepted, I think we shall see
better prices for stocks, while cotton and wheat will hold their
own and do better later in the year. Since September I have
been arguing that the greatest corn crop the country has ever grown
must advantage the railway lines which run through the corn
region, and this will in turn help the trunk lines. I have predicted

b
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that the Grangers and especially the corn roads will show a larger
receipt than during December of last year, and that January
returns would indicate a still better business. The farmers must
sell their corn and hogs; they cannot help themselves, and T judge
that their heavy offerings of corn in January and February will
prevent any marked advance. Some time this year I expect to
see wheat sell in Chicago for $1.20 a bushel ; but that figure may
not be reached before next fall. Corn may see 60 cents a bushel
during 1885, but will not do as well this spring, owing to the large
amounts in the hands of farmers who must realize.

OBSERVER—How about the rumor affecting prominent capitalists,
will not that prevent a January * boom ?”

SirR O.—If several prominent persons failed of course it would
affect prices, but ,the higher values for stocks, which I am predict-
ing. would come later. 1 think it very likely that capitalists with
extended plans, requiring large means, may have been crippled in
their operations ; but failures now would not be as hurtful to prices
as they were, say last May, or if they had been developed after an
apparently prosperous season. It is the unexpected, such as the
Garrison collapse, and the Grant & Ward: fiasco, which startles the
street. Nothing short of the failure of a Jay Gould or a Vanderbilt
would have any lasting effect.

OBSERVER— Y ou think then that the outlook is better, and that
there will be some recovery of values ?

Stk O.—There has been a recovery of values in cotton, wheat,
corn, and there will be higher prices for stocks. I think I discern
a better feeling in the general trade of the country.

OBSERVER.—Yes, I see that a number of mills and many iron
factories have resumed work. Will not this give us a better busi-
ness for the rest of the year?

Sir O.—Let us not deceive ourselves.  We laid only 4,000 miles
of railway track last year. I think that this year we will lay from
5,000 to 6,000 miles of track., I think that more iron and all the
other metals will be consumed in 1885 than there were in 1884, but 1
see no advance in the price of iron, and till that occurs I doubt it
there will be any permanently better times. We must learn to dis-
criminate between different classes of business. Stocks ought to
advance and will advance, because of the improvement in the
business of the Western roads, due to the large corn crop, but I
expect to see a break further on, We have more railway mileage
than the business of the country can make profitable. It will take
several years for us to ‘“ catch on.” Just look at the figures pub-
lished in THE RECORD AND GUIDE of last week, showing the
number of inhabitants, of acres in grain and cotton, of bushels of
grain and bales of cotton produced per mile of railroad for the last
six years. ?

Population. Acres. Bu. grain, Bales cotton,
1879. . 581 1,566 31,600
P T ST R 545 1,466
53 bl e N e R 504 1,359
VA ST R e e DR e 473 1,236
S b gt R e 466 1,204
SRR s e Tee B 450 1,202

These figures constitute a bear argument which there is no getting
over. Then look at the shrinkage in securities, Stocks of railways
shrank in value to the amount of $625,500,360 during the year 1884
alone. No doubt the shrinkage since 1880 has been fully $3,000,000,-
000, This shrinkage in value of securities not only means a cut-
ting off of dividends, but also a decline of borrowing capacity and
the loss of business capital. But this falling off in values is not in
stocks and bonds alone, but in everything, as is shown by a para-
graph in a recent editorial of the Tribune. [Reads.]

With a fall in the aggregate of 20 per cent. since 1860, the decline in the
cost of breadstuffs was almost 30 per cent.; in sugar, tea and coffee, 25 per
cent. : in clothing, 25 per cent.; in metals, 41 per cent.; in coal and oil, 45
per cent. ; in lumber, only 6 per cent.; and in miscellaneous articles, includ-
ing building materials, glass, paints, drugs, paper, soap and chemicals, 28
per cent.  On the other hand, still comparing the lowest prices of December,
1884, with those of August, 1860, there appears an increase in liquor and
tobacco at wholesale of more than 50 per cent., on account of the taxes; an
increase of 1 per cent. in meats; and of 7 per cent. indairy and garden prod-
ucts. Manufactured articles generally, it will be observed, have declined
in price more than the average of all products.

OBSERVER—I see that the Daily Stockholder makes a distinction
between the purchasing power of money for agricultural products
and manufactured articles and stocks and bonds.

SIr O.—I can see no difference. Money purchases more of every-
thing. It is the one thing which has increased in value, due to the
demonetization of silver and the lowering stocks of gold, the meas-
urer of values all over the commercial world, yet 1 have always
argued that dividend-paying stocks ought to advance in price with
the rising value of gold, and some day I think they will. Debts
payable in the legal tender of the world, salaries, incomes that are
certain ought all become more valuable, as the cost of everything
used depreciates. This is one reason why I look for an enhance-
ment in the value of bonds and first-class stacks, while L see no
gréa_t chance for a general improvement in other values. They will
apparently shrink as geld which measures their value appreciates in
purchasing power.

ORSERVER—Real estate then will have to come down in the mar-
ket price.

SIR O.—Most assuredly. Last spring we saw the curious phe-
nomenon of an advancing real estate market, with a declining stoek
market. I expect to see a reverse of this apparent anomaly this
spring—that is an advancing stock market and a declining real
estate market. The decline of realty values will, I fear, operate for
several vears, while the advance in stock values will be but tempo-
rary; that is so far as the general market is concerned.

e e

The Iron and Coal Prospect.

Civil engineer L, I. Holbrook, well known in scientific circles, and who
has studied the subject, was asked his opinion of the iron outlook.

*“The depression,” he responded, ‘‘is not yet over, though I look for a
larger railway construction in 1885 than occurred in 1884, The Southern
iron production is proving a very serious matter for Pennsylvania manu.
facturers. ‘

I have personally investigated the iron and coal districts in
northern Alabama and know whereof I speak. The common and medium
grades of pig iron can be produced in northern Alabama very much
cheaper than in Peunsylvania, because of the proximity of the coal and iron
Geologically coal and iron belong to entirely different
They ave probably ages apart. England’s and Scotland’s supe-
riority to other parts of the globe is because iron and bituminous coal are
found close together, and both are contiguous to tide water, hence the pre-
eminence of the river Clyde for manufacturing ivon and steel ships. Penn-
sylvania coal and iron are not far apart, but they are distant from shipping
The coal and iron of the Southern States arve still more inland, but
they have extraordinary advantages in mauny ways, such as the nearness

fields to each other.
formations.

ports.

of the mines to cach other and the ease with which the iron ore is mined.
It is a variety of ore, indeed, which needs very little labor and then the
price of labor is, and is likely to remain, very cheap. The ordinary process
of mining in the manufacture of pig iron requires very little skilled labor.
The Southern iron founders cannot compete as yet with Pennsylvania in
the finer grades of iron and steel, but after all it is the low and medium
grades which comprise the bulk of the business. Cincinnati is the natural
headquarters of the Southern iron business, and the mines in Alabama,
Georgia, Tennes:ee, as well as those in Missouri, will very likely take the

whole trade of the Ohio and Mississippi Valleys, to the exclu-
sion of the Pennsylvania iron.. Colorado has very fine iron mines
and plenty of both bituminous and anthracite coal. Its coking coal

is as fine as any in the world.  Unfortunately, however, its coal and iron
fields are not near each other as in the Southern States, and then labor in
Colorado is and is likely to remain high. It will, however, have control of
the local trade, that is the steel nails and iron for rails, on account of the
freight charges to and from the East. The Colorado Coal and Iron Com-
pany will have a monopoly for some years, but when the iron industry
revives I expect to see works put up by people interested in the Union
Pacific road. They have formed an organization and have secured coal and
iron lands adjacent to each other in the Creast of Butte region, which has
an advantage over the Colorado coal and iron industries in being near each
other. The Colorado Company has had the use of the Denver & Rio
Grande system of railways, but the Union Pacific competes with this sys-
tem at every point. Nothing will be done by the Union Pacific people for
several years yet. The iron outlook is not reassuring so far as the imme-
diate future is coneerned.”
e

About Western Union.

A gentleman who is thoroughly conversant with the affairs of Western
Union was asked recently as to the *“ true inwardness ” of that company. He
declared that the ‘*‘ cut” of the Baltimore & Ohio 15 more apparent than real.
That company is adding very little to its mileage and its cutting of rates
affects but few offices comparatively. It has only 50,000 miles of wire against
the 450,000 miles worked by the Western Union. The Baltimore & Ohio has
no exclusive business while nine-tenths of the business of the Western
Union is from points which the rival company cannot reach as yet. Western
Union was really earning 6 per cent. on its capital stock.

** But,” asked the writer, ‘“ how is it that the majority of the directors,
including Cyrus W. Field, sold their stock when it was in the sixties

“T do not know that to be the case,” was the response. ‘* Were
I the absolute owner of Western Union I would suspend the pay-
ment of dividends for two or three quarters and then develop and cheapen
the telegraphic service so thoroughly that no rival company could compete
with it. The stock might go down to 40 while the dividends were stopped
but when they were resumed the stock ought to sell for par.”

‘* Is that the programme which caused the directors to sell out ¢

* Don’t quote me as saying it is, 'm telling you what T would do.
Baltimore & Ohio is, I think, loosing $3,000 a day.”

In this connection it will be noticed that the Daily Stockholder, which is
now Gould’s organ so far as Western Union is concerned, is promising that
the price will be advanced and upheld. The probabilities, however, are that
Jay Gould is again deceiving the ‘‘ street,”—that he is only creating a mar-
ket on which to sell with a view to suspending dividends and then repur-
chase at the low prices,

The

————ee

The new Standard Theatre has a very beautiful interior. It is admira-
bly planned for seeing and hearing and there is no danger of loss of life in
case of fire. The “Trip to Africa” is, however, a disappointment. True,
the scenery is tasteful,’ the costumes striking and picturesque, the music
tuneful and the libretto well constructed, but the company, male and female,
aré unattractive. The leading soprano sings fairly well, but she has no charm
in her manner. The leading male actors belong to the large class of un-
amusing comedians. One of them is a German who is a very great favorite
in his own language, but German comedians who essay English are never
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