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Thei'e is very little changp to be noticed in the business situation. 
In the stock market and the principal departments of trade the 
usual midsummer inactivity prevails. The indications, however, 
are tliat we shall have an early fall season. The exports of gold 
are likely to be less than tbey have been, owing to the large 
increase in the supply of bills. The crop outlook, upon which, after 
all, the future principally depends, must be pronotmced on the 
whole satisfactory, if not excellent. A large corn crop seems 
again not improbable; and this will mean heavy traffic for the rail­
roads and a big increase in our live-stock supply. We are still 
feeling the benefits of the abundant corn harvest of last year iu 
the large cattle shipments now being made—all the steamship 
accommodation to Europe for many weeks ahead being engaged. 
Another year of large crops could not fail to stimulate business and 
have a generally beneficial influence on the prosperity of the 
country. 

More than once attention has been called to the demand by 
builders for lots south of 33d streetas sitesforflats and tenements. 
This demand has led to an increase in the price of available lots, 
and as high as $30,000 was paid for lots on some of the side streets. 
This will be acknowledged to be a high figure, but now we have to 
record that it has been exceeded. Two lots on West 13th street, 
near Gth avenue, have changed hands at $33,500 each, and the btiyer 
covenants not to interfere with the light of adjoining buildings and 
to set the flats back some distance from the building line. Although 
it looks somewhat extravagant to pay such prices for lots for tene­
ments and flat purposes, such builders as have confined then- opera­
tions to the district in question have foimd a ready sale for the 
houses produced and have invariably commenced new work wben 
able to secure the lots. After jjaying for the lots and putting up 
the buildings the figures wbich must be obtained from purchasers 
necessarily allow the latter a comparatively low interest on invest­
ments. 

The State Board of Equalization have requested Commissioner 
Coleman to send to them the assessments made by the City 
Assessors on 3,000 pieces of property in New York. The assump­
tion , of course, is tbat the selection was made haphazard, and that the 
proportion wbich the assessments hold to the true value of these 
pieces of x>roperty is good for the entire city. The selection, how­
ever, is made with considerable care for the interests of the State 
outside of the city. The scales which the Board of. Equalization 
use have always had only one side to them. The two thousand 
•pieces of property are as carefully selected as the top layer of straw­
berries in a huckster's basket. Any one with only a moderate 
knowledge of New York realty would find little difficulty in 
choosing a number of parcels that would show apparently very low 
assessments. Week after week property is transferred at fictitious 
figures, and, for the sake of deception, deeds are recorded contain­
ing the bogus consideration. All tbat would be necessary to make 
out a xyi"ima facie case of under-assessment would be to select 
property that had been treated in this way and the property 
adjacent to it, aud then compare the assessment with the assumed 
value of the property as established by the sale. It might be asked, 
"Wliat better proof of value couJd be given than the actual cash 
paid?" A has transferred his tenement at a bogus consideration to 
a "dummy." It is worth, say $50,000, but the price put in the 
deed is $75,000. It is easy enough to show, then, to any one who 
does uot understand tbe tricks of the trade, not only that A's 
house has been assessed at too low a figure, but B's, adjoining, has 
been so treated. These bogus transfers are to-day one of the 
greatest evils in the real estate business. They create distrust and 
confusion. The official records are made the basis of "shyster" 
transactions. Real estate men, jealous of theu- reputation and 
interests, should bestir themselves to get a law passed making it 
illegal and punishable to state a fictitious consideration in a deed. 
If a i^u-chaser wishes to keep bis affairs private let him state the 
price paid as " nominal;" but he has no right to prostitute the city 
records for his own gain. Some time ago THE RECORD AND GuroB 

had a bill introduced at Albany to this end, but though it came near 
passing it was ultimately defeated in a way that seemed to indicate 
that the measure was touching detrimentally somebody's interests. 
There is,'however, more need for such a bill to-day than ever, aud 
an effort to pass one might be successful. 

Now that the salt combination, or " trust " as it is loosely called, 
known as tbe North America Salt Company, is definitely established, 
we shall no doubt, as the price of salt advances, hear from certain 
quarters that it is all due to the " tariff;" and we shall be told once 
more that if it were not for the tariff we should need no ti-ust legis­
lation; but should be as free from monopolistic trade combinations 
as Great Britain is. More than once we have shown the folly of 
these assertions. There is no occasion to go into the controversy as 
to the merits of free trade and protection. Free trade may be 
sound, or protection may be sound; but this statement about ti-usts 
and the tariff is palpably absm-d. There are trusts and trade com­
binations in England just as there are over here. In tbe first half 
of this year the capital of new trust companies registered in London 
amounted tonearlylS124,000,000, which certainly mdicatestbat ti-uata 
are not doing so badly as one might supijose i n ' a country where 
" they don't exist because of free trade." There is a salt combination 
in England known as the " Salt Union." Its capital is $20,000,000, 
though at the time of subscription the British public, that knows 
nothing of trusts except as a distant American institution, applied 
for tbe securities to the extent of $200,000,000—a sum nearly equal 
to the capitalization of the lead, sugar, cotton oil, distillers and 
cattle feeders, and American cattle trust in this country. What 
nonsense it is tlien to continue to ascribe the existence of ti'usts 
wholly or principally to the tai'iff. 

Reviewing tbe building figures published in THE RECORD AND 
GUIDE at the fii-st of this month the Financial Chronicle says: " The 
new (railroad) mileage built in 1887 was distinctly the largest for any 
single year in the history of the coimiry, The new building pro­
jects in New York in the eame period were also exceptionally large. 
The reaction in 1888 in both cases followed from a like cause—that 
is, the work had been overdone, and a halt became necessary. But 
here the parallel ceases. In tbe sections where railroad building 
has been most active in recent years, inducements for further new 
ventures seem to have heen entirely withdrawn, and numerous and 
potent influences are working against an early resumption of activ­
ity. Fi-om these special difficulties attending investments in rail­
road undertakings, real estate operations of course have been free. 
These latter have not been hampered in that way, and though the 
experience of many builders and real estate investors during 1887 
and 1888 was far from encouraging, yet the effect upon the iJublic 
mind was less disastrous and damaging than the similar unfavora­
ble outcome of railroad transactions. Special parties have suffered 
losses, but confidence in the growth of New York City has remained 
unimpaired. It is perhaps questionable whether this sudden upward 
start again in new building projects is desii-able or wise." 

In the last week of March THE RECORD AND GUIDE analyzed tbe 
remarkable activity which commenced early this year, and warned 
those concerned that it was not wai-ranted by the condition of the 
market. Nothing has occun-ed to call for a modification of this 
opinion. The activity in building has continued, but the condition 
of tbe market has not materially improved. The immense amount 
of work done in 1886, and especially in 1887, overstocked the 
market, and the quieter times in 1888, while they bettered the situa­
tion somewhat, did not by any means justify a resumption of the 
phenomenal activity of 1887. Yet that is what has happened. 
Eliminating the fictitious plans filed in 1887, due to the contem­
plated change in the building law, the amount of new consti-uction 
this year may be regarded as the largest in the history of the city, 
the filings for every month, with the exception of March and April, 
having been more than a million dollars in excess of those of 1887. 
The figures for March and April, 1887, however, form no good basis 
for a compai'ison, and there is little doubt that if we could eliminate 
all the plans filed, not for tbe purpose of building, but to bold on to 
the more favorable conditions of the old laws, we should find that 
even in these two months 1889 has been as active as 1888. It is 
impossible for conservative operators to be satisfied with the situa­
tion. A lively market iu the fall is needed to remove many dangers 
ahead. Our article published on Marcli SOth is worth reperusal by 

om" readers. 
a 

The Indianapolis Sentinel echoes the general feehng of hostility 
to ^railroads, which exists out West, when it says : " The existing 
system of over-capitalization imposes a ti'emendous and intolerable 
burden upon the people, and is at tbe root of what is popularly 
known as the ' railroad problem.' Mr. Henry V. Poor, the highest 
authority on railroad statistics, computes that of the capital stock, 
bonds and other evidences of indebtedness issued by tbe railroads 
of the country, amounting, at the close of 1883, to $7,495,471,311, at 
least $3,000,000,000 represents what is known as ' watered stock.' 
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Another estimate, based on the returns up to 1886, placed this 
watered stock at $3,000,000,000. Hundreds of millions of dollars 
are paid by the people in the form of dividends and interest upon 
these fictitious securities. There is need of di'astic legislation by 
all tbe States and by Congi-ess to put a stop to this abominable evil. 
Railroads are necessities, and conscienceless 'financiers' should no 
longer be permitted to employ them as instrumentalities for the 
systematic robbery and oppression of the people." Without deny­
ing that there is a great deal of unwan-anted watering done by tbe 
"financiers" whom the Sentinelcomp\a.uia of, there is aside to the 
matter of "wa te r ing" tbat is seldom if ever looked at by the 
public, who aa a rule is ready to refuse at all times to corpora­
tions the rights wbich it demands for itself. For instance, a 
farmer in the West who should invest $10,000 in a farm, or the 
editor of the Sentinel, if be should put a hke sum in a newspaper 
plant, and should find that after a lapse of time that it was worth 
say $20,000, would be indignant if any one were to tell him that he 
was not entitled to the increased value; that be "imposed a 
tremendous and intolerable burden upon the people," and tbat 
" drastic legislation " was needed to prevent the " systematic rob­
bery and oppression." But what is the watering of stocks but a 
means for obtaining the increment in value of a railroad or other 
corporation ? Directors prefer to water stock to double its amount 
and pay 5 per cent, on it than to pay 10 per cent, in an honest, 
straightforward way. The public is responsible for this by deny­
ing to corporations the increment which in its own affaire it takes 
readily enough. It would be much better if, instead of passing 
ineffective laws limiting dividends, tbe public, without grum­
bling, allowed companies to pay whatever dividend was earned. 
Tbe chances are this would stimulate competition. At all events it 
is almost impossible to pass a law that will deprive a corporation of 
tbe most it can possibly eara. If the stock is not watered, or some­
thing of tbe kind done, tbe surplus of earnings above the amormt 
necessary to pay the limited dividend will be spent upon costly 
betterments, large salaries, etc. Tbe most effective way, perhaps, 
to limit the earning capacity of a railroad is for the State to fix 
the maximum rate, but even this cannot be made to work entirely 

successfully. 
• • — -

Mayor Grant has done well in giving official countenance to the 
movement for holding the Exposition in 1893 in this city. The 
feeling throughout the country in favor of an Exposition is so 
strong that we may regard it as prac'tically decided tbat there will 
be one. The principal matter remaining to be settled is the choice 
of a site. Is it to be Washington or New York? The question 
seems to have been narrowed down to this. Other cities have been 
proposed, but none can be regarded ae a serious rival to these two— 
the Political and the Commercial capitals of the country. Apart 
from all local prejudice, tbere is little doubt that the majority of 
Americans would vote to-morrow in favor of New York, In a 
matter of this kind New York is to the United States what Paris is 
to France, London to England, Vienna to Austria, It is the site, 
the metropohs, the centre of wealth and commerce. Washington, 
however, has pushed her claims so energetically that at the present 
moment she has the better position in the race, being, if not ahead, 
at least, as yachtsmen say, " well to windward," aud it is plain that 
if New York is to be the site of the Exposition she must do some­
thing, and not merely talk through the newspapers of the enormous 
capacity of her hotels, etc. In this Exposition business, as in many 
other affairs, the mouey side of the matter is one of the most impor­
tant, and our citizens, if they want to see the next World's Fair in 
one of tbe new parks across the Harlem, must put their hands 
pretty deeply into their pockets, A large contribution befitting the 
wealth of the metropolis would do more to settle the matter than 
anything else would. If we want the Exposition we must pay for it. 

But, having obtained it, there are several problems to be solved 
in making it a success. It is plain that the Exposition could not he 
a success without adequate rapid transit facilities. This is really 
quite as important as the hotel accommodation to which tbe daily 
papers are devoting so much space. The buildings will, no doubt, 
be in one of the new parks across the Harlem ; but no matter where 
they may be the majority of visitors will expect to reach them by 
some means of transportation. To-day we have not proper faci'i-
ties for transporting our own population. All tbe principal lines in 
the city are striving to carry twice as many people as they decently 
ought to. There is no parallel in the world for the disgracefully 
overcrowded condition of many of our roads—yet we call ourselves 
a highly civilized and enterprising people. But what shall we do 
when several hundred thousand visitors above the ordinary are in 
the city, all of them needing transportation, and that all concen­
trated along certain lines. An Exposition with our present rapid 
transit facilities would be a failure, and it would deserve to be 
such. Mayor Grant has given this subject some study ; so has the 
daily press. Both came to the conclusion some time ago that the 
common sense act of increasing the facilities we have until some­
thing better is provided should not be tolerated, and that it would 

be preferable for the city to remain in its present condition than 
allow the elevated roads to double their capacity by adding a tliird 
track to their lines and building a " loop" at the Battery. With the 
Exposition in view, how do they propose we shall meet the diffi­
culty ? Every rapid transit scheme promising us ample accommo­
dation tbat has ever been proposed, even the Mayor's own scheme, 
has died a natural death, or has heen killed at Albany and in the 
courts. 

The Post-office Building. 
Postmaster-General Wanamaker, Secretary of the Ti-easury 

Windom, and Supervising Architect Windi'im, spent Wednesday 
last in examining the Post-office building in this city, to decide on 
changes tbat are proposed to be made to the interior of the building 
to secure increased facilities for the transaction of business, tbe ever 
increasing volume of mail matter having finally overtook the capac­
ity of the building as at present arranged, after only fifteen years 
of occupancy, although it was supposed at the tiuie of erection that 
the size of the building would provide ample accommodation for a 
stretch of fifty years from its completion. Extending over anumber 
of years past, the late Postmaster Pearson and the local Superin­
tendent of Repairs have earnestly urged alterations and additions 
to be made to the interior of the building, tbe better to accommodate 
the post-office force and for public convenience, and it looks now as 
though a united and successful effort will be made by the depai"t-
ments at Washington to secure from Congress a sufficient appropri­
ation to carry out the work. 

Mr. Wanamaker is reported as being in favor of selling the 
present post-office building to the city, if possible, for a municipal 
building, or to the highest bidder, and building a new post-office 
further up town. But several years would probably elapse before 
Congress would make an appropriation for a new Federal building, 
the land secured and tbe structure completed. The city is in too 
great need of accommodation for its own departments to wait that 
length of time. 

The act authorizing the erection of the present Federal building 
was for'a Court House and Post-office, Without action is taken by 
Congress the entire building cannot be appropriated for post-office 
purposes aud the courts turned adrift, and if the present building 
should be sold and a new post-office erected, there must also be a 
new United States Court House built, or both accommodated again 
in one structure. As it stands, however, the present building 
cannot be sold to a private purchaser, for the deed from the city to 
the general government of tbe land upon wbich the building stands 
expressly provides that if the premises shall at any time cease to be 
used for a Post-office and Court House, or for some one of them, or 
if the same shall be used for any other purpose thau so stated, then 
all right, title, estate and interest therein shall revert to and be 
reinvested in the city. The building cost about eight and three-
quarter million dollars, exclusive of the land, which cost about 
half a million dollars more, making about nine and a quarter mill­
ion dollars as the total cost for land and building. Nor could a 
private purchaser afford to pay anything hke its original cost to 
obtain an adequate return from the investment, as the inside 
capacity of the building is small compared with its apparent enor­
mous size from the outside, being ti-iangular in shape and having 
excessively high stories. 

It would seem, then, tbat the United States is uot likely to dispose 
of its present building, nor is there any need of removing there­
from the general post-office or the courts. What this city needs is 
additional sub-post-offices—at least twenty stations in all—and in 
buildings specially erected for the pm-pose and owned by the gov­
ernment, and these stations connected together and with the 
general office by pneumatic tubes. Each of the present stations 
does aa large a post-office business as is ordinarily transacted in a 
city of one hundred thousand or more inhabitants, and they should 
be and can be treated as distinct from each other both in 
receiving and sending away mail matter. Obviously there 
are a good many details connected with the perfecting of such 
a plan, such as inducing business firms and others to iusist 
that their correspondents shall address letters " Station A, New 
York," or " Station B," etc., so that mail matter will come direct 
to the proper station in sacks so marked, instead of in sacks first 
to the general office. The increasing area of the city will ulti­
mately compel some such arrangement, and the sooner it is entered 
into and time given for its development and perfection the better 
for prompt and safe mail connections in the future. 

The great business interests of this city have no desu-e to see the 
general post office removed from its present location for many 
years yet. The narrow roadway owned by the government on the 
north side of the building is too contracted for the huge mail 
wagons tbat bring to, aud carry away from, the mails, and the 
Postmaster is desirous that the government obtain possession of 
the sidewalk which lies between the roadway and Mail street 
proper, so that the increased space can be covered over with a 
one-story iron and glass shed, and the mails received and dis­
patched under cover, As every man, woman and child in this 
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city is directly interested in giving to the post-office all reasonable 
space for the transaction of its business, probably public sentiment 
will not object to the sidewalk in question being given up. One 
thing it is safe to predict, the Federal building will remain 
where it now is, and be occupied as it now is for a generation or 
two to come at least. 

English Municipal Q-oYermnent. 
Efforts for improved city government in tbis country seem to 

tend invariably towards the omnipotence of the Mayor. In England, 
however, good government has been sought and measurably 
attained by the opposite policy—that of making the Mayor a figure­
head, and giving almost absolute power into the bands of a council 
composed of a single chamber. The Councilmen are elected for 
tbree years, oue-thfrd retiring each year by rotation. They in turn 
elect one-third as many " Aldermen," who hold office for six years, 
sit with the Councilmen and have equal rights with them. This 
uni-eameral council elects the Mayor for a single year. The latter 
official has only such remuneration as the council chooses to give 
him; he has no appointive power whatever—not even the right to 
name the committees of the council—nor can he veto any ordinance. 
Iu fact he does very little as Mayor, except to attend to the " dignity 
business." After serving a year he usually resumes his place as a 
common Alderman, 

To an American such an omnipotent council would seem to be 
capable of nothing but generating jobs. Yet an American editor, 
who recently devoted considerable time to a personal examination 
of the English municipal system, thinks that this simplicity is one 
of its chief merits. "The system is as simple, logical and effect­
ive as the American system ia complicated and incompatible witb 
harmonious and responsible administration. City government in 
America defeats its own ends by its systems of checks and balances, 
its partition of responsibility, and its grand opportunities for the 
game of hide-and-seek. Infinitely superior is tbe English system, 
by which the people give the entire management of their affairs to a 
big committee of their own, whicli they renew from time to time," 

Vacancies in the departments of English city governments are 
usually advertised, and applications are received, not merely from 
tbe locality where the man is wanted, but from all over the King­
dom. A Chief of Police for a small town may be chosen from a 
lower rank in the Police Department of a larger; or, on the other 
hand, a man who has distinguished himself at the head of a depart­
ment in a email place may be promoted by being called to a similar 
position in a larger city. Competitive examinations are not resorted 
to, but other means are taken of determining the comparative 
fitness of the candidates. The science of adminietration is suffi­
ciently well understood so that there are definite professional stand­
ards by which applicants may be tried. As in this country there 
are standards by which we can teU a good judge from a bad one, 
and as our people will not, as a rule, tolerate a bad one, so in Eng­
land similar tests and a simUar determination produce like results 
in administrative affairs. 

Another important matter in which Enghsh pohcy contrasts 
with ours is that of quasi-public works. H. C. Adams insists that 
the best way to purify city governments is not to abolish as many 
of their functions ae possible. On the contrary, give them plenty 
to do, and all citizens will then be constrained to see that they do it 
well. English experience seems to confirm the wisdom of this 
view. In a former number we gave some of tbe figures regarding 
monopolies of local service in English cities. I t may be added that 
one-third of all the gas consumed in the British islands is manufact­
ured by local authorities. Municipal works have steadily reduced 
the selling price and increased the consumption. The price of gas 
in the large towns is from 50 to 75 cents per 1,000 feet; and this 
price is said to yield a profit of about 5 cents per 1,000 to tbe muni­
cipality. It is very significant that the public works, while supply­
ing only one-third of the total amount of gas, are reaching nearly 
as many consumers as the private companies reach, and are 
supplying two-thirds as many public lamps. Tliis means that the 
poor are users of gas from public works to nearly twice the extent 
that they use private gas, and that the streets are much better 
lighted in the towns that have the public supply, London, wbich 
is also outside the operations of the general corporations act, is still 
supplied by private companies; but such towns as Glasgow, Bir­
mingham, Manchester, Leeds and York own their own gas works. 
Edinburgh has recently bought out the private companies at a high 
figure. 

Great Britain has a little less than 800 miles of street car lines, 
of which 333 miles have beeu constructed and are owned by the 
local authorities. Neither Liverpool, Glasgow, Manchester, Salford, 
Birmingham nor Sheffield allows any private company^to lay rails in 
the streets. The tracks are usually laid by the cities and then leased 
to operating companies. In Glasgow the terms of the lease provide 
for (1) full interest upon the cost of the lines, (3) a percentage for a 
renewal and repair fund, (3) a sufficient annual amount for a sink­
ing fund to repay the total capital outlay within the period of the 
lease, aud (4) a moderate mileage rental. 

The conditions in an English city differ somewhat from our own 
because there tbe proletariat is not easily available for campaign 
purposes. The franchise is, in fact, a four or five-fold chaos, the 
lists of vo'ters varying according to the various pui-poses for which 
the election may be called. Those who have received public poor 
relief during the year are rigidly excluded from the franchise; a 
striking contrast to Baltimore, where an attempt was recently 
made to vote tbe entire almshouse population. 

I t is not intended to hold up the English municipality as a perfect 
model, for many relics of the Middle Ages still cling to i t ; but 
merely to call attention to certain suggestive contrasts. 

Our Impai'tial Observer—The Tmst Stocks. 
Most of the discussion which goes on in the newspapers about tbe danger 

of investing or speculating in these securities is best described by the term 
"flapdoodle." If anyone is ignorant of what this word ireans the intel­
ligent reader can inform him, ou my authority, that it is the bait witb 
which gudgeons, are most surely caught. 

The newspapers are shocked at the "over-capitalization" of the indus­
trial stocks, and ask what can be the value of a stock which is watered 
four for one. 

This talk is in reality tbe reflection of a good deal of what the financial 
writers pick up in certain brokers' offices. To hsten to tbis stock exchange 
chatter, one would suppose that watering stocks was an entu-elj'unpre­
cedented occurrence in Americau "flnancial" circles. It mighu be sup­
posed that these moralists of the " street" had determined to frown down 
with all tbe indignation their severe virtue could commatid the first intro­
duction of such methods. 

May I venture to suggest tbat American railroad stocks have been 
diluted before this; there are even persons yet living who remember to 
their sorrow the increase o£ the capital stock of the Ceutral Sc Hudson 
River Railroad, at a time wben they were unfortunately " short." 

In more modem thnes and in the last ten years a great many raib-oad 
stocks have beeu increased by stock dividends which were nothing less 
than pure " watering" operations. Notably was this the case with Louis­
ville & Nashville & Rock Island, But to go back to the original 
creation of American railroad securities; in the inception of these under­
takings, how many of their capital stocks, it may well be inquired, repre­
sent any material contribution in cash ? It would be very hazardous to 
say that any of them were ever paid for originally at 2(1 per cent, of their 
par value. And of late years, in all the creation of new raih'oad enter­
prises, their capital stocks have been almost uniformly given away as a 
bonus for subscriptions to the stock of construction companies. The State 
ot New York authorizes the incorporation of railroads and permits them 
to exercise the right of eminent domain on the munificent cash contribu­
tion of $100 paid in for each mile of road proposed to be built. There is 
but bttle doubt that, taking the railroads of New York State as au entirety, 
this would about represent what the cash contribution to their capital has 
been. This would pi obably be true of the entire railroad systeoi of the 
United States. The only exceptions are in the instances where counties or 
towns have subscribed to the capital stocks at par, but this has only been 
a round about method of donating so much money towards their construc­
tion. No one, however, seems to remember this in the 
current agitation about trust capitalization, nor has it ever been 
aUeged against railroad stocks as investments or speculative foot­
balls. The truth is that the value of tbe trust stocks, like the raib-oad 
stocks, or any other securities, depends altogether upon their earning 
capacity. It by no means follows tbat because so many manufactories 
have been purchased for so many dollars that the aggregated plant may 
not be worth more than the sum of each of them collectively. If, for 
example, tbe business conducted individually has been unprofitable and by 
means of their consolidation or harmonious working increased efficiency 
of direction is secured at remunerative prices, this very result may legiti­
mately authorize a large increase of capital to represent a vast increment 
in earning money for the shareholders. Just as there was some reason in 
the excuse made by the late Commodore Vanderbilt for the issue of addi­
tional capital stock by the Central & Hudson Railroad to represent better­
ments and additions not charged to construction account because of tbe 
increased earning capacity they gave, so does the fact of the consolidation 
per se or tha very fact of the creation of the trust (if it be justified by the 
event) afEord legitimate excuse for the creation of new capital. Something 
has in fact been evolved by the organization of a profitable industry before 
unprofitable, and which had no existence as a profit-making employment of 
capital. This certainly authorizes the issue of securities to represent the 
capital so created. 

The industrial securities are in one respect in much better condition than 
most of the American railroad enterprises, in that they have none of the 
enormous loads of watered capital in tbe shape of infiatad mortgages and 
debentures ahead of their capital stock paying high rates of interest to be 
deducted from their pi-oflt before tbe stockholders have any return. 

Nor are the trusts fighting like Kilkenny Cats for their share of a trafflo 
which does not increase proportionately with the number of companies 
amongst which it has to be divided. 

The management of the trusts will certainly compare favorably with 
that of the railroads which are constantly at the mercy of rate-cutting 
employes over which they seem so far to have been either unable or unwill­
ing to exercise any control. 

Tbe talk about pubhc hostifity to trusts rests ou uo better foundation in 
fact than do the fears of the railroad stock manipulations and their 
brokers about the dreadful fate in store for the wicked speculators in trust 
stocks. This aUeged hostility has uo eyistence out rf the columns of certain 
newspapers with personal or pohtical purposes to serve by pretending 
that there is a great public disturbance in the minds of the public on the 
subject. 

I have an excellent opportunity to ascertain the opinions of workingmen, 

I 
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conservatives aud radicals, on all economic subjects (about which they are 
much better infoi-med than uhe general public have any idea). Their 
feehng in regard to the rapid organization of industry into trusts may be 
summed up thus: The conservative laboring men believe that the rapid 
increase of trusts is merely part of the general economic evolution of 
busk'ess which must ultimately be for the benefit of the workingman 
by minimizing the incentive of competition to cut down wages, and they 
believe, thei'efore, that they can better exppct to secure reasonable com­
pensation from a profitable industry thau from an unprofitable one. I t 
certainly is true that reductions in wages invariably succeed over-compe­
tition resulting from decbuing demand or over-production, or sometimes 
from both. The ti-ust system is hostile to either infiuence, and ought 
therefore to steady the rate of wages. The radical workingman, such as tbe 
Socialists, hails tbe organization of trusts as an evidence of the t ruth of 
bis theories, aud considers then- creation as a vast step toward the ulti­
mate conduct of all industries by the State. 

I t is uot difficult to see that the recent activity in industrial securities 
in Wall street, and tbe very general interest which tbe investing and 
speculating public at once took in their fiuetuatious, must have disturbed 
a good many schemes of the railroad manipulators. There is, in fact, an 
irrepressible confiict between speculation in raihoad stocks and operating 
in "industr ials ." The old modes of influencing fluctuations will have to 
be superseded hy entirely new ones, aud the proverb is antique that " it is 
har-d to teach an old dog new tricks." No more will the " r a t e w a r " 
affright the ears of the average speculator in trust stocks as it did bis 
confrere of tbe railroads, nor will the condition of Mr, J ay Gould's 
digestion have auy public interest. 

Much of the power wliich the raib-oad " m a g n a t e s " erst exercised in 
stock speculation is bkely to be transferred to Congress, for the tariff is a 
matter of the most vital impoi-tance to most of tbe industries which have 
been organized iuto ti-usts. 

I t will have to be a more vu-tuous Congress, however, tbau any we have 
lately bad, for the " a rgumen t s " which the trusts are likely to bring to 
bear to be without overwhelming effect. I t does not seem bkely, tbei'e-
foi-e, that any interference is to come from legislation with tbe profits 

, which tbe trusts seem to have in sight. CHRISTOPHER WALTON. 

That Excessive State Tax, 
OVEE-ASSESSINQ NEW YORK NEARI,Y $120,000,000, 

New York taxpayers have a vague idea that the State Assessors have 
taxed this city too highly, and thus made them pay moneys which should 
have come out of the pockets of tbe county taxpayers. But thev will be 
a httle more interested and concerned to know that tbe State Assessors in 
one year alone—1887—foi'ced them to pay taxes on $119,7^5,885 more than 
they ought to have paid by law. And this is the little story : 

Robert Hah, a taxpayer and citizen of the City and County of New 
York, brought suit against Abram S, Hewitt, E. V. Loew, Hy. R, Beek­
man and Michael Coleman, enjoining them from paying taxes into the 
State Treasm-y for New York County on more than a valuation of 
$1,380,824,940, which was the total assessed valuation of the county, sworn 
to as being over 6S per cent, of the full value in 1887. Tbe State Assessors, 
however, taxed the county on a valuation of $1,500,560,8^5, wbich was 
nearly $i;iO,O00,000 more thau they should legally have imposed. The 
State tax was 2.7 per cent., and the amoimt imposed was $3,.573,900,76, 
while it should have been $3,2.'iO,640.S7, so the complaint aUeges. The 
taxpayei-s were thei'efore saddled witb a payment of J323,959.89 over and 
above what the law requh-ed. Hence the action by Taxpayer Hall, and 
hence the refusal of Comptroller Myers, Mr. Loew's successor, to band over 
that sum unless ordered to do so by the courts. 

But the story is not ended. I t appears from tbe complaint that on the 
first Tuesday in September, 1887, four of the State Assessors met at the 
office of tbe Secretary of State, a t the Capitol, Albany, and beid a meeting 
to detei'mine the assessments for each county in the State for the ensuing 
year. Now there are ten officials appointed by law to fix the amount aud 
the rate of the State tax, and as thei'e woreonly four pi-esent the complaint 
states tbat there was not a quorum, six members having been absent. Not-
with.standing this, business waT conducted just as though a quorum reaUy 
were present, and an adjournment was takeu until October 0,1887. The 
table of equaUzed assessments had in the meantime been printed, with the 
amounts to be assessed to each county, aud this table was presented at the 
adjourned meeting and ratifled, despite the fact tbat no meeting had taken 
place iu the interim at which a quorum coidd be present to lawfully settle 
upon tbe assessments. The law demands that tbe assessors shah fully post 
themselves as to the necessity for au inci-ease or decrease in every county; 
in a word, it i-equires tba t eacb assessor shall fully understand the matter 
in its minutest beai-iugs. The complaint urges that these officers not only did 
not perform then- duty according to the law, but that they were unable to 
perform it, as they did uot have the requisite knowledge and information iu 
their possession at the time. Not only did tbey charge New York Cityaiid 
County with taxes ou a valuation of nearly $120,000,000 more than was 
just, but they reduced tbe assessed valuation of Kings County by $32,009,-
788 iu a year which saw about the greatest building and real estate move­
ment which the City of Churches and its suburbs have ever experienced. 
This reduction, by the way, is said to have been due to the efforts of Mayor 
Chapin on behalf of the city of which he is now Mayoi-. Mr. Chapin was 
then Comptroller of the State, 

The mat ter is now before es-Judge Couuti-yman, of Albany, who has 
beeu appointed referee iu the case, and it will remaiu to be seeu whether 
tbe city wiH have to pay the State S323,259 more than is justly due. 

Failure of Joaepli Scliwartzler. 
The five houses built by Joseph Schwartzler on 97th street, south side, 

105 feet west of 3d aveuue, have been ti-ansferred to his creditors, among 
whom are Wm. Dempsey, Jobn H. Sturk, August Jacob, F. Reynolds and 
Valentine Moeslein, in settlement of their claims against him. 

Our Badly-Paved Thorouglifares, 
THE GRAND BOULEVARD'S CONDITION. 

The article which appeared in T H E RECORD AND GOTDE on the 13th inst., 
describing tbe topogi'aphy of the lots along the Grand Boulevai-d, between 
59tb and 8Gth streets, also called attention to the bad condition of the road­
way on that fine thoroughfare. The atteution of the Board of Estimate 
and Apportionment has been called this week to the iu'portance of prop­
erly paving the Boulevard, and Mr. W, E. D, Stokes appeared before the 
board ou Thursday to ui-ge the appropriation of SlOO,000, out of tbe 
$1,000,000 allowed by law, to pave tba t thoroughfare. In a letter to Com-
[uissioner Gib-oy he points out that the curbing, flagging and macadamiz­
ing of the Boulevard cost the property-ownei-s benefited some $500,000 per 
mile, tbe most excessive assessment ever levied, and states that the property-
owners claim that the time has nriw arrived for the city authorities tomake 
good the promise made by their predecessors of twenty year? ago, tbat a 
proper sm-face should be later on placed upon the present fouudations, the 
powers of that day having only p u t a t e m p o r a i y surface on the roadway. 
Mr. Stokes says that the west side district, including Wards Nos. 
12, 19 aud 32, ui 1878 paid taxes on $357,470,000, aud in 1883 on 
$517,209,000, au increase of over 100 per cent,, being 40 per cent, of all 
the city taxes. He says that the taxes of eacb of these wards 
are larger than those of any other ward, and tbat tbis has ^ resulted 
from the extraordmary improvements made in them during tbe 
last few years. He asks tbat the Boulevard shall first be paved between 
72d and 110th streets, and suHrgests that an asphalt pavement would be the 
most suitable one to lay down. In a hasty measurement of the Boulevard, 
between those streets, he found that 67,000 square yards would be required 
to be covered, and be says that tbis could be doue, with asphalt, for 
$100,000, with a bonded guarantee to keep the road in repau- for five years 
included. 

Commissioner Gilroy thoroughly agreed with Mr. Stokes that the Boule­
vard badly needed repaving. The only drawback to an asphalt road at 
present was that the great number of building carts which used the Boule-
vai-d would probably destroy the roadway very quickly. Mr. Stokes 
thinks this should not prove abarr ier , as the contractors vi'ili keep tbe road 
in repair, anyway. 

THOSE OBSTRUCTING BA2LR0ADS. 
I t will be reniembei'ed tha t a few weeks ago we reported that Commis­

sioner Gilroy had written to the railroad companies, asking them their 
intention in reference to using cable or electi-ic motors, as now allowed by 
law. The object in view was to ascertain how far the city would be justi­
fied in repaving streets whe:e horse raib-oads now r u n , a s any change in 
power after the streets were paved would partly destroy tbe regularity of 
the newly-laid pavements. The city authorities wanted to know about this 
beforehand, so that they could lay the pavements after, and not before, 
the changes were made by the street I'ailroads. The replies sent in by the 
roads are ludeflnite and unsatisfactory, and Commissioner Gilroy advises 
that tlie street improvements be therefore postponed. He recommends, 
however, tba t tbe following streets shall be repaved aud repahed: 

With granite blocks on concrete foundations; Cedar, from Broadway (o Green­
wich street; Reade. between Elm and Washicgton streets; Thomas, between 
Church and Hudson streets; Worth, from Broadway to Hudson slreei; Leouaiti, 
from Broadway to Hudson streei; Fraultlin, frcm We.̂ t Brcadwaj' loWasliington 
street; Laight. from Canal to Greenwich street; Bletcker, from Eowery to 

street to Broadway; Horatio, from Greenwich aveDoe to West 4lh street; Cliff, 
from Ferry to John street; Piatt, from Pearl to William street; Cedar, from 
Pearl to Nassau street; Stone, from William to Broad street; Broad, from 
Kxchange place to Pearl street; Bridge, from Proad to Stale street; Howard 
street, from Bi'oadway to Mercer street; 13th, between Avenue B and ."ith avenue; 
Greenwich avenue, trom Sth aveuue to Weat 13th street; Lexington avenue, 
betweeu 2]Kt and 3i;d streets, between 341h and 25th streets and between 59th and 
!(7th streets. 

With asphalt on concrete foundation; Lesington avenue, between 42d and 59th 
streets; Broad street, from Wall .street to Exchange place, 

Witb astjhalt on the present stone block pavement: Mulberry, between Houston 
and bleecker streets; ysth, ber.ween Broadway and fitli avenue; 32d, between 4th 
and. Sth avenues; 33d, from 4th avenue to Broadway; ;;tith, between 4tb and fith 
avenues; 3rth, between 4th and Gth avenues; 3Stli, between Sth and Cth avenues; 
43d, betweeu Uth avenue aud Broadway; 4Gth, betweitn Madisou and Gih avenues; 
4Tth, between Madison and. lith avenues; 46th, between Madisou and (ith avenues; 
Parkavenue, between 3<thand4Cth streets; 67th, between 4th and 5th avenues; 
G8th, between 4th and 5th avenues. 

In support of bis recommendation to cover with asphalt the present stone 
block pavements, Commissioner Gilroy seated that he had ascertained that 
asphalt pavements laid in tbis manner in Washington bad proved very suc­
cessful. I t bad certainly proved to be a very desii-able pavement, 
especially for private i-esidence streets and thoi-oughfares, as it affords 
both noiseless and pleasant driving. 

A Question as to Oommission, 
Editor RECORD AND G U I D E : 
D E A R SIR—Eiudly enhghten me about the proper amount which I am 

entitled to as commission under the following cu-cumstances: 
Where I rent for ten years at $5,000 per annum, property valued at 

$100,000, the tenant having the privilege of purchase any time within oue 
year, how is a broker's commission to be ai-rived at? Should 1 percent, on 
the enthe rental, $50,000, be charged now, and, in case the tenant ava.ils 
himself of bis privilege of purchase, what additional compensation would 
I be entitled to? 

I t is fair to say tha t the tenant is now making such extensive alterations 
that he would not he justified iu doing unless he fully intended purchasing. 
The owner has proposed to pay commission at the rate of 3)-3 per cent, on 
the fli'st year's rental, and at the espii-ation of that time, in case the 
property is sold, theu to pay the regular 1 per cent, commission on pm-chase 
price. 

Should I accept bis offer now or wait untU the first yeai- has expn-ed and 
then adjust the commission? Wha t is the usual method when privileges 
to purchase are given? Very respectfully, MANHATTAN. 

ANSWER.—The broker's compensation dejiends on the agreement 
expressed or implied, in respect to it, between him and his omployei', I n 



tbe absence of a statement of tbis agreement, or of tbe general usage in the 
trade in respect to such cases, we cau do no more than make a few sug­
gestions covering the questions presented. We thinic the transaction 
between the landlord and the tenant for the purpose of estimating the 
broker's present couipensatiou is a hiriug absolute for one year, upon 
which he is entitled to bis compensation now; also an option to the tenant 
to buy, which, if exercised bv kiui, will, wben so exercised, entitle the 
broker to his couipensatiou on the sale, aud at tbe usual rate for sale; but 
if not esei-clsad, then the broker, a t the expiration of the year, will be 
entitled to the commission on the other nine years' rental, a t the rate of 
commission and payable a t - the time aud iu the manner agreed on, or 
according to the established usage in the trade. 

The making of tbe improvements by the tenant is not, we think, an 
election by bim to purchase. 

The broker can safely take the commission in the first year's rental now 
offered by the landlord, but he should, to avoid question, incorporate in his 
receipt which will evidence the transaction a statement that the amount 
of his commission on the sale, or ou the other nine years' i-enting, in reserved 
until the election by the tenant t-j purchase; or until the expiration of the 
year allowed for such election; and for the same precaution this paper 
should be signed by tbe landlord. 

Diapossession for Non-Paymeiit of Eeut. 
Editor RECORD AND G U I D E : 

D E A R SIR—Will you kindly favor us, through your joui-ual, with the 
present law relative to dispossessing for nou-pa3Tnent of rent and for hold­
ing over, with the mode of procedure? and greatly obhge, very truly 
yours, MARQUAND BROS. 

ANSWER,—The laiv on this subject will be found in Sections 2331 to 3205, 
both inclusive, of the Code of Civil Procedure, aud the decisions of the 
courts. I t would be impracticable to publish all these sections and tbe 
construction of them by the court. If there be any particular question 
under this subject we will, if it be presented, answer it witb pleasure. 

Men and Things. 

West side real estate men have settled, iu tbeir own minds, tha t the only 
place to hold the Exposition of 1893 is somewhere in the 12th Ward. 

^** 
The tax rate for nes t year will be £1,95, so Deputy-Comptroller Storrs 

informed a reporter of T H E RECORD AND G U I D E . This is good news for 
the taxpayers. 

* * * 
Tbe reduction in the tax rate is 0.27 per cent., as compared with this 

session. This will reduce our tax payments next year nearly nine cents on 
the dollar. 

* * * 
Tbe reduction is due to the measui-e passed tbi'ougb the Legislatui-e last 

session, enablingithe city to use certain sums out of the Sinking Fund toward 
payment of interest and the redemption of debt. This will amount to 
about 53,000,000, so Comptroller Myers informed a I'eporter of THE 
RECORD AND GUIDE, and taxpayers will therefore have $3,000,000 less 
taxes to pay in ISOO, 

* * * 
John D, CriimninB, Angelo L. Myers and others filed an agreement last 

week, restricting all tbe lots on 110th, 111th, 112th and 113th streets, 
extanding from a point 100 feet west of 7th avenue to a point 100 feet east 

of 8th avenue, 
*** 

The Manhattan Elevated Road should do something to theu* stinicture 
between 135th aud 135th street stations. Tbe ratt le of the whole structure 
when a train passes over it is so great tha t it is impossible to hear a person 
speak two feet away. Real estate meu complain tba t this noise, made 
unendurable by opeu windows iu summer, has decreased the demand for 
Sth avenue houses, 

*** 
Fifth and Madison avenues, above .ISOtb street, are likely to become 

business and tenemeut house avenues in the not distant future. As busi­
ness along the Harlem River increases tbe demand for laborers assumes 
larger proportions, and tbe laborers, in- their turn, create a district for 
cheap tenement houses. This destroys the privacy and quietness tha t are 
essential to successful residence streets, 

The Daft Electric Company, who have beeu experimenting with th t 
electric motor on the Ninth Aveuue Elevated Road, ai-e building a cai-
which will weigh more than twice what the present one does. With the 
macbine now in use, which weighs nine and a-quarter tons, tbey have 
attained a speed of thirty miles an hour with a train of four cars attached, 
and it is claimed that this engine will do the work of a steam locomotive 
weighingabout twenty-two tons, Tbe electrical engine now being built is 
to weigh nineteen tons, and to draw a train of eight cai-s a t or above a 
speed of thir ty miles an hour. Tbe officials of the electric company say 
that there is a saving of over one-half in tbe actual expense of running 
trains by means of their system as against steam, tba t the wear aud tear 
on tbe elevated structm-e is much less because of the lighter weight of the 
engine, that the motion is easiei- and tbe means of generating power 
cleaner than tba t now in vogue, and, finaUy, tha t it is only a question of a 
very short time when tbe Manhattan Company will sign a contract for 
enough machines to supply al! their hues. Col, Hain, of the Manhattan 
Company, says he knows nothing about any approach toward a contract 
for electrical machines, because the experiments made thus far have been 
fai- from Eatisfactoiy. Tbe experiments have all been made at the expense 
of the motor company, who will bs at a total loss unless future ventures 

prove more successful, 
* * + 

Pubhc ofScials of this city and vicinity often develop a trai t tha t is 
jiupposed to b§ ?ntire]y forei^ t^ t̂ he Anjenoan ctiaraet^r-stupidity, 

Not only do they avail themselves of all the red-tape afforded them by 
rules aud regulations to tie citizens up iu a knot, but when there is no 
fixed way for doing a thing they, nnie times out of ten, do it in the most 
inconvenient fashion. Large Ci-otou water pipes, 4 feet iu diameter, 
have for the past week lain, end close to end, in tbe gutter on the nortb 
side of 125th street, betweeu 5th aud Leuox avenues. There is not a single 
break in the long liue, and it is impossible for a man to squeeze between 
any tn^o pipes, much less for a wagon to back up for delivery of any 
goods. The occupants of this block, mostly storekeepers, have been put to 
great iucouvenienee by tbis short-sighted carelessness, and execrations 
have been *' both loud and deep." 

«** 
A new hydraulic brick is now manufactured in eight different shades of 

red aud brown wbich, on cheap bouses, is designed to supply the place of 
browustoue or sandstone for trimmings. The shades of color run from a 
rather dark brown to a reddish hue and at a superficial glance might well 
be taken for the stones the place of which they supply. 

* * * 
The iron beams for the first fioor of the Manhattan Athletic Club 

House have been placed iu position. 

*** 
Tbe Health Department have at last ordered an inspection of the cendi-

tion of the " L " road retii-ing rooms. Manyof them were unfit for use 
for a great part of last winter and spring, and there should be better 
accommodation foi' the public. 

*** 
Mayor Grant should insist upon the Hudson River Raih-oad dispensing 

with soft coal or in some way doing away with the smoke from their 
engines. This has for a long time been a nuisance and has stopped 
many of our wealthy citizens from building costly homes on Riverside 
Drive. Modern science has enabled us to have smokeless engines, and the 
Hudson River Raib-oad is rich enough to afford the cost of making the 
change. 

The purchase by Cornehus Vanderbilt of the two houses a t Kos. 750 and 
756 5th*avenu6 has two reasons; tbe one being tbat he wishes to enlarge 
his residence, the other being that he wants to save the houses from being 
turned into business or club buildings, like tbree or four of those on the 
Jones estate block opposite. I n a recent article on the purchase of the 
Bonner lots, we pointed out that Messrs. Huntington, Astor, Whitney, 
VanderbUt, and probably others m tbe immediate neighborhood, would 
eventually find it necosai'y to purchase the two blocks to the north and 
south of them if they wished to maintain them private cbaracter and not 
be surrounded by business buildings which these houses would otherwise 
certainly be altered into in course of time. 

* * * 
The disappearance of Wm. S. Mercer, who has been building seventeen 

houses on 88th and 93d streets, has caused quite a stir on the west side. A 
number of mechanics' hens have been filed on the property, as will be 
noticed in our weekly list of hens in another column, 

* * * 
The Jerome Avenue Railway Company has just been incorporated, with 

a capital of §800,000. I t i s to run from Jerome avenue, a t or near the 
terminus of tbe bridge across the Harlem River, and known as MeComb'a 
or Central Bridge. A double track will run from that point to Woodlawn 
Cemetery, a distance of five miles. The directors are J. Romaine Brown 
Frank Yorau, WOliam B. Whitney, Hemy CampbeU, Moses Mehrbach^ 
Adolph C. Horbacher, James H. Sullivan, WiUiam Chapman, John 
Whalen, Thomas E, Crunmius, Hugh N. Camp, Riehai-d A. Cunningham 
and D. Lowber Smith, nearly all of them gentlemen known in real estate 
circles. 

* * + 
Plans were filed at tbe Building Department during tbe week for a three-

story brick Reformatory for Women, to be erected on a plot a t Inwood 
bounded by 313th and 214th streets and 14th aveuue. The buUding, which 
is 201.6x160 feet iu size, is to cost $950,000, and wiU be in charge of the 
Sisters of St. Mary, 

* * * 
Under the new order of things m the Health Department, aspiring 

plumbers have the opportunity they have been so long looking for viz,: 
that of serving tbe public as inspectors of plumbing in the Department of 
Sew Buildings, Already they are beginning to contest their assertive 
r ight with the graduates of the School of Mines—and suecessfuUy. too it 
appears—the board havmg recently fiUed up some vacancies on the staff by 
the selection of plumbers from the list of eUgible candidates sent in by the 
Civil Service Examining Board. 

4 

Building ABsooiation Notes, 
There has not been very much doing in the associations throughout tho 

past week. Tbe week before was so unusually active tha t the loaning 
facilities of the associations are for tbe time exhausted, and in conse­
quence a period of duUness has succeeded. Nofchmg further has happened 
as to the suit about the habihty of the associations to taxation, and until 
that is settled all other possible events ia the association world are com­
paratively unimportant. 

New Jei-sey it seems, like New York, is waking up to the value of the 
associations. According to the Home Seeker some 00,000 citizens of tha t 
State are interested in tbe movement, and the shareholders ore obtaining 
great benefits from it. Numerous small investors from Hew York possess 
such impbcit confidence in these Jersey organizations that they have in­
vested largely in the nearby institutions of Hudson County, where thir ty 
associations enjoy a prosperous existence. 

I t is m and about Newark that the associations cluster more than in any 
other part of the State. The first was started twenty years ago, while 
PQW there are forty-fgiir of them and (01 prosperous, Doubtless tbe healtliy 
















































