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C O -O PE R AT IVE  HOME-WINNING.

SOME PRACTICAL RESULTS OF BUILDING ASSOCIATIONS. 

By W . A . Linn.

SO manifold are tlie bearings of mon­
ey upon the lives and characters 
of mankind, that an insight ■which 

should search out the life of a man in his 
pecuniary relations would penetrate into 
almost every cranny of liis nature,1' says 
Henry Taylor. “ He who knows, like 
St. Paul, both how to spare and how to 
abound, has great knowledge. For if 
we take account of all the virtues with 
which money is mixed up—honesty, jus­
tice, generosity, charity, frugality, fore­
thought, self-sacrifice— and of their cor­
relative vices, it is a knowledge which goes 
near to cover the length and breadth 
of humanity ; and a right measure and 
manner of getting, Having, spending, giv­
ing, taking, lending, borrowing, and be­
queathing, would almost argue a perfect 
man.”

While the accumulation of wealth is 
mixed up with many of the grievous evils 
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of this world, this statement of the im­
portance of a right method of saving will 
not be denied ; and of equal importance 
with a knowledge of saving is the knowl­
edge how best to use what one has saved. 
The great initial problem with the multi­
tude is how to save at all. Next comes 
the needed lesson, how not to squander 
what has been accumulated.

Experience has shown that some sys­
tem is absolutely necessary to induce a 
large proportion of the persons of mod­
erate means to lay aside a part of their 
incomes. The smaller the income, the 
greater, of course, is the temptation to 
spend it all in order to supply wished- 
io i: comforts of life. When money sav­
ing means a denial of some creature 
comfort, some equivalent for the denial 
must be presented clearly to view. The 
naturally frugal spy out this equivalent 
for themselves. Kut there are so many
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who are not by nature frugal; ancl it is 
for them that a system must be devised.

The most efficient system of this kind 
should combine three tilings : 1, An easily 
perceived inducement to save; 2, regu­
larity in laying aside the Havings; 3, as 
much compulsion as may be in enforcing 
the economy.

The most widely known system of this 
kind is that which is supplied by the 
savings banks. The value of these banks 
in our social economy is universally con­
ceded. But, tested by the above require­
ments, it must be acknowledged that they 
are in part lacking. The satisfaction 
felt by the depositor in his growing de­
posit, and the knowledge of the value it

so generally understood, but long tried 
and rapidly extending its operations—  
claims attention. This is the form of 
co-operation known most generally as 
the Building and Loan Association. In 
a former number of this Magazine * I 
gave a history of this kind of co-opera­
tion, and explained at length its business 
methods. In view of the growing inter­
est in the subject, and the eager demand 
that is manifested for the opinions of 
members who have tested these associ­
ations, as well as the experiments of dif­
ferent associations with particular plans 
of business, I propose to bring together 
some experiences, gathered by personal 
inquiry, and by correspondence with of-

H ouse of a C a rp e n te r at W ollaston, M ass , cost $ t ,8 o o .

will be to him in the future, supply the fieers of associations all over the country,
inducement. But as he may make his A sufficient demonstration of the impor-
deposits at his own pleasure, and suffer tance of the subject will be found in the
no penalty if he stops them altogether, following statistics, compiled from the
the second and third requisites named reports of 4,000 of these associations in
are wanting. Here another system—not «scbihkbu’s Magazine tor jimo, iss9.
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the United. States, and printed in tlie last 
report of the Secretary of Internal Affairs 
of Pennsylvania :
S h ares ............................................... 5,4150,000
Members.......................................  872,000
Borrowers.........................................  273,000
Borrowed shares . . .  /...................... 1,400,000
Assets ................................................$ii3(i,48;j,080
Receipts, ono y ea r ........................  1311,323,934
E xpenses................................ . 1,373,900
G ains.................................................. 70,512,200

Stated in tlie briefest form possible, a 
co-operative building and loan associ­
ation is a corporation, formed under a 
State law, the members of which agree 
to pay in each a fixed sum, at stated pe­
riods, on each of their shares of stock, 
until the payments with the accumulated 
profits bring the stock to its par value. 
The money, as it is paid ill, is lent to 
those members (and to members only) 
■who wish to buy or build houses, or re­
move incumbrances from real estate they 
already own. If there are more appli­
cants for loans than the treasury can 
supply, the funds on hand are put up at 
auction, and awarded to the member 
who offers the highest premium in ad­
dition to the regular interest, the statutes 
providing that the associations may do 
this without incurring a penalty for 
usury. As the money paid in is loaned 
out immediately, the interest is com­
pounded, and in this way the period re­
quired for the stock to mature is greatly

shortened. "When the stock of a series 
matures, the borrowing members receive 
notice that their mortgages are cancelled, 
aud those who have not borrowed are 
paid the value of their shares in cash.

Important elements of this system are 
regular dates for making the payments 
(usually a certain day of each month), 
and the infliction of a fine on delin­
quents. If a non-borrower is delinquent 
he knows that the fine will reduce his 
profits, and the borrower has the same 
inducement to be punctual, with the ad­
ded knowledge that continued defaults 
will be followed by a foreclosure of liis 
mortgage, and the consequent loss of his 
home. These are advantages which the 
Building and Loan Association system 
has over the savings bank. In addition 
it may be stated that the associations are 
conducted much more economically than 
the banks, that they consequently pay 
larger dividends, that they can be suc­
cessfully carried on in places too small 
to support a bank, and that, by advanc­
ing money to members to purchase 
homes, they provide an immediate in­
vestment, and give the borrower the 
strongest possible inducement to con­
tinue his saving.

The State of Massachusetts has an ex­
cellent law governing these associations, 
and they have thrived"there for many years 
without, I believe, a single failure. The
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Massachusetts law calls tliem Co-operative 
Banks, and it is very specific as to their 
business methods, leaving much less lat­
itude to the by-laws than the statutes of 
other States do. The growth of the as­
sociations there has been especially rapid 
during the last year, twenty-seven new 
ones having been formed in that time. 
The number of members 011 October 31, 
1889, was 36,747, and the assets amount­
ed to $7,041,001. I have secured some 
very interesting statements of the expe- 
rienees of Massachusetts members who 
have actually secured the ownership of 
homes through this system of co-opt; i:- 
ation.

J. T., a carpenter, owns the house in 
"Wollaston, a suburb of Quincy, Mass., 
which is represented in the illustration on

and finished paying for it last August. 
It has been a good thing for me. I could 
not have done as well in any other way. 
If I had borrowed the money of a sav­
ings bank I woidd have paid the inter­
est, but not the principal. I had about 
01,000 of my own to start with, and the 
loan of 0700 I got enabled me to put up 
the house. It was eleven years ago last 
July that I borrowed the money. My 
monthly payment, including principal 
and interest, was 07.70, The house cost 
01,800. Things were cheaper then than 
they are now. It would cost $2,100 to 
build the same house to-day. I have 
had a family of six children, so that there 
have been eight of us to support. We 
had no money coming in from any source 
except what I earned; the children were

H ouse of a C le rk  in P ittsbu rg , P a ., co st about $ 2 ,2 0 0 ,

p. 570, Here is his story : “ I have been too small to earn anything. We had to
connected with the Pioneer Co-operative live pretty close, but we did it, and now
Rani: from its beginning. I took some we have the house all paid for, so there
of the very first shares, built a house, is 110 longer any rent. I like the co-op-
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erative system well. I would always 
have been In debt if it Lad not been for 
the co-operative bank. The money cost 
me six per cent.
I have had work 
right along in 
the same place 
for thirty - three 
years. I am now 
fifty-tliree years 
of age. A young 
man cannot do 
better than to try 
this system if he 
wants to get a 
home of his own.
I am going to 
build again on 
the same plan.
I shall borrow  
the money of the 
bank and build 
another house.
The rent will pay 
the interest and 
all of the dues, 
and at the end of 
eleven years I 
shall own the 
house clear. The 
rent will cover
the taxes and insurance, too. The house 
I now own has seven rooms, with city 
water.”

Here is the story of another Massa­
chusetts borrower, Jolm J. F., a coach­
man, living at No. 39 Sawyer Street, 
Boston (Roxbury):

“ It was eleven years ago, the twenty- 
second of January, 1890, that I bought 
nine shares of the co-operative bank. 
There was much building going on then, 
and I had to pay nine per cent, for my 
loan. But all stockholders have a priv­
ilege of buying the money over again, 
and I bought again and got it for seven 
and a half, after three years. It cost me 
about $20 to get my papers renewed. My 
monthly payments were $23.80 at first, 
but afterward they were $18.80. I 
bought the house and 904 feet of land 
for $il,900, paying $200 down. Inside 
of eleven years I held the ptlace with a 
clear title. The house has eleven rooms, 
city water, and sewer connection. I have 
had but one child to Hupport. I have

house, and for the Last six years I have 
had nothing to do for three months every 
summer. I did not have a cent coming

H ouse of i

had only 35 a month since I bought the

W estern  Unton T e le g ra p h  Su p erin ten d en t a t  M ount Vernon, N. V ., co st $ 2 ,2 0 0 , 
ex c lu s iv e  o f gtou n d .

to me outside my wages, and nobody 
gave me a cent to make my payments. 
But I  had to work hard and save my 
11101103’. I did not dress in expensive 
clothing and go like a dude 011 the streets 
with a cane. If a inan does that he will 
never get anything done. I got the idea 
of saving and building from some other 
coachmen I met at Newport, from Phila­
delphia, who owned their own homes in 
this way.

“ Now, I am rather fond of giving ad­
vice, and I would say to any laboring 
man who is industrious and wants a 
home for himself and his family— especi­
ally if he is a mechanic, or one who works 
by the day or month, or piece-work— get 
into some corporation like this. When 
they are paying their monthly dues they 
are really paying for their own houses.”

It should be explained that this inves­
tor receives liis board from his employer, 
which permitted him to make his pay­
ments on the wages he received. His 
house is a small two-story brick one, 
with a mansard roof, standing at the end
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of a block. It is well built, neatly kept, find use for the funds. But many of the
and tastefully furnished. Beading co-operators, a large number of

Co-operation of this kind lias been "whom are wage-earners, and many of
tested longer and more thoroughly in foreign birth, have always manifested a
Pennsylvania than in any other of our disposition to see one series of stock at-

H ouse in S ixty-seven th  S tre et , B ay  R id g e , L . I., cost $ 2 ,5 0 0 ,

States. As a consequence, many vari­
ations in the methods of transacting the 
associations’ business have been intro­
duced in different cities and towns, none 
of them, of course, in conflict with the 
co - operative principle. In Reading, 
where there are forty associations, the 
"terminating,” or single series plan, is 
very popular. This plan is not so gen­
erally adopted throughout the country 
as the “ serial,” because in the latter the 
addition of new members from time to 
time at the starting price of the original 
stock keeps up the supply of borrowers. 
A " terminating ” association, in time, 
requires a large payment to become a 
member (all the stock being kept at the 
same price), and it becomes difficult to

tain its par value before another is be­
gun. All the terminating associations 
there are operated on practically the 
same principle, which may be thus de­
scribed : The par value of shares is usu­
ally $200, $300, or $500, the most popu­
lar amount being §300 or $500. The 
monthly dues on the $200 shares are $1 
per share, wliile on the others they are 
$2. An unusual feature is that there is 
a fixed premium demanded of both bor­
rowers and non-borrowers ; on a $300 
share this is $30, and on a $500 share 
$50. In the first three years of an asso­
ciation’s life, the competition of bidders 
for the money in the treasury is gener­
ally so brisk that the premiums are run 
up to $5 a share above the fixed amount.
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After that, a borrower can generally get 
accommodation at the fixed rate, upon 
good'security. The regular interest rote 
is six per cent. When the bidding for 
loans by members becomes slack, or falls 
off, as it does when an association lias 
run five years or more, then the direc­
tors look out for other means of invest­
ment, Sometimes the money is loaned 
to other associations -whose funds in 
hand do not satisfy their borrowers. A 
larger use, however, is found in buying 
lots of ground, and erecting buildings 
thereon, which are sold at prices varying 
from $2,000 to §7,000 each. The picture 
on p. 571 shows a row of these houses. I

factures. Only one favorable response 
was received, however, to the proposition, 
wise conservatism having prevailed. A 
new association lias since been started 
there, with a large amount of capital sub­
scribed, whose constitution contains a 
special provision for loaning funds to 
manufactories. Innovations of this kind 
endanger the good reputation of the 
building and loan association system. 
They are mixed up with speculation, and 
are certain in time to incur disaster. 
When this system of co-operation has 
had its excellence and safety proved, its' 
friends should insist that it be not en­
dangered by speculative experiments. If 
co-operative manufacturing offers a field 
anywhere, let it be conducted under its 
own name.

Of the general results of co-operative 
home-winning in Reading, a resident of 
that city writes me : “ Though building 
associations have been in continuous op­
eration here over thirty years, the man­
agement of their business has been in 
such able and safe hands that only one 
has had a defaulting treasurer in all that 
period. The community, almost without

Ji T h en  and Now’/ '  Four rooms rented in tho 
upper floor o f this b u ild in g  a l per month,

am informed that a ready mar­
ket is almost always found for 
them ; if a season of hard times 
comes on, the associations are 
“ easy ” witli the purchasers. I  
have said that non-borrowers 
also pay the fixed premium in 
these associations. To illustrate :
Z invests in four §500 shares, 
paying in $8 a month as dues 
for eleven or twelve years, as the 
case may be. When the final dis­
tribution of assets is made he re­
ceives four times §500 ($2,000), 
less the fixed premium of $200.

The growth of Reading lias been so as­
sisted by the building and loan associ­
ations, that a few months ago, the Board 
of Trade there tried to induce them to 
lend out their funds to stimulate new 
business enterprises, particularly manu­

H ouse built and o ccu p ied  by the sam e m an in H a ck en sack , N . J . ,  cost 
$ i  ,0 5 0 , m onthly paym en t $ i  i .5 0 .

exception, holds them in high esteem. 
When the Schiller Association terminat­
ed, it paid its stockholders twelve per 
cent. The Franklin expired in ten years, 
and its stockholders realized twelve per 
cent.”
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Another Pennsylvania city ■where this 
form of co-operation lias stood the test of 
long trial is Pittsburg, its extensive indus­
tries furnishing a large population who 
can hope to become bouse owners in no 
other way. The picture on p. 572 repre­
sents the house which a Pittsburg clerk 
owns by the aid of one of these associ­
ations. His story shows bow economi­
cally a business of this kind can be con­
ducted, and how capable -wage-earners 
are to manage it.

“ When I had purchased my lot, I took 
twenty-two shares of building association 
stock. The par value in my association 
was §100. I  was permitted to borrow 
$2,200 on my stock and lot. At our 
second meeting, as many slips of paper 
as there were stockholders, and num­
bered from one up, wore put into a hat, 
and each man took out one. The drawer 
of No. 1 was entitled to borrow the first 
money paid in. I  got a big number, 
which would have prevented me from 
borrowing for about six years. Fortu­
nately the man wrho drew No. 2 was not 
in a hurry, and I exchanged with him. 
Every week I paid 30 cents a share prin­
cipal, and 12 cents a share interest, a 
total of $9.24, a heavy drain on mypocket- 
book ; but I kept it up until our stock

reached par and the association expired, 
which happened after live years and six 
months. At the final settlement we 
found that §82 had been paid in dues on 
each share, the par of which was $100. 
So I  made $18 on each share. I had 
paid in interest $732.16. To sum up my 
experience, I had been allowed to pay 
back the loan in such small weekly instal­
ments as would not be accepted by a 
big corporation, and virtually I only paid 
$1.15 a week interest, or less than three 
per cent. I  place the actual interest 
paid as the amount left after subtracting 
$396, the gain on the shares, from $732.- 
10, the amount I was credited on my 
book as interest paid. I never could 
liave secured a home in any other way, 
and I had the pleasure of living in my 
own house from the start.

“ Our association was operated on eco­
nomical principles. We met in a cigar 
store, paid no rent, and the only salaried 
officer was the secretary. The initiation 
fee of 25 cents a member, with the lines, 
paid the biggest part of our expenses. 
Before the association expired the stock­
holders had all become borrowers. A 
Pittsburg blacksmith, who is still work­
ing at his trade, and who has never 
earned over $3 a day, owns $75,000 of



CO-OPERATIVE HOME-JVINNING. 577

real estate, while a city official iu Muni­
cipal Hall owns $30,000 -worth, all se­
cured by the aid of building and loan 
associations. As a general rule, these 
men bought improved property and 
made the rent pay both dues and inter­
est.”

New York is far behind not only Phil­
adelphia, that great city of co-operative 
homes, but cities insignificant in size by 
comparison, as regards these associa­
tions. A principal reason for this is 
her insular situation, and the consequent 
lack of any suburban district of her own 
where land is within the reach of men of 
moderate means. The system, too, re­
ceived a set back in New York State 
through mismanagement some years ago, 
from which it has been slow to recover.

bers, is conducted by teachers in the pub­
lic schools, with ladies in the board of 
directors, and one takes the well-known 
name, “ Western Union.” The latter 
claims the honor of starting the renewal 
of interest in this subject in New York 
City after the long period of inactivity. 
The association was incorporated in Jan­
uary, 1885, after two years of prelimi­
nary effort on the part of a few New York 
telegraphers. The management is very 
conservative, all temptation to specula­
tion by the association being prevented 
by a clause in the constitution which for­
bids it to buy property. During the 
last five years it has received and invest­
ed $153,000, loaned to ninety members, 
who are now in possession of their own 
homes, for which they are paving in easy

Hal! built by th e  C olum bia Aesociation, Je r s e y  C ity , co st, w ith  lot, $ 4 ,7 3 0 .

The reaction has begun, however, and a 
number of associations are doing good 
worlc in the city, although the majority 
of their loans are made on property out­
side the city limits. Some of these as­
sociations are in the hands of newspaper 
workers ; one, with over a thousand mem-

instalments. It is conducted on the 
serial plan. It makes loans on accepted 
real estate anywhere within one hun­
dred miles of the city, and it does not 
restrict its membership to telegraphers. 
I select this association for notice only 
in order to show that building and loan
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H ouse of a  Y o u n g  B u sin e ss  Man in R o ch ester, N. Y ,  B u iit on a w e e k iy  
paym en t o f $ 7 .2 5 ,  for a  period o f a b o u t nine years.

associations are a possibility even in a 
metropolis like New York.

As none of tbe series is old enough to 
have matured, none of the borrowers can 
be said strictly to own ” liis home. But 
a good example is afforded of the satisfac­
tory -working of the system by the state­
ment of Mr. F. A. C., the manager of the 
Western Union Telegraph. Office in the 
Windsor Hotel. His house is in Mount 
Vernon, three miles outside the city lim­
its. A view of it is given in the illustra­
tion on p. 573. “ I  had in 1885,” said 
Mr. C.j “ a lot valued at §700, In March, 
1885, I borrowed of the association 
32,000, and in. March, 1886, I borrowed 
§200 more, which completed my house. 
Wince the last date my monthly payments 
liave been: dues, $11; interest, ,$11 ; 
premium, §435 ; a total of §26.35. Since 
the house was built I have added the 
corner lot to my plot, and I now value 
the house and lot at §3,370. My house 
would easily rent for §30 a month, which 
is more than all my monthly payments.” 

If this borrower’s association closes 
out liis series in nine years, his interest 
account will stand as follows ;

Totul pnvmenta per year (§20.35 n
month)”...............................................$31G 20

111 nine years........................................ 2,845 HO
Interest charge (deducting $2,200 prin­

cipal) .................................................. 0455 80
Interest charge per year ..................... 71 70

which is at the rate of but 
a little over three per cent, 
a year.

Brooklyn, Jf. Y., has a 
large extent of adjoining 
unimproved property, not 
held at exorbitant prices, 
and it is therefore a good 
Held for co-operative build­
ing. The latest list of as­
sociations there numbers 
twenty-seven. Among the 
best known of these is the 
“ Arcanum,” some of whose 
business methods are 
worthy of mention. This 
association, of which Mr. 
J. J. Ashforth is secretary, 
was organized in Decem­
ber, 1885 ; it is not old 
enough, therefore, to have 
matured a series. It gives 
members the privilege of 

withdrawing at any time. It is conduct­
ed now on the instalment premium plan. 
A balance is struck every April and Oc­
tober, and withdrawing members receive 
all their accrued profits. The premium 
is lcept practically fixed at three per cent, 
a year. This is done by educating the 
members to pay that amount, not by any 
compulsory clause in the constitution. 
The demand for loans makes it easy to

Hous© of a  Pressm an in N ew  O rleans, cost, w ith  lot, $4 , 2 2 7 ,



CO-OPERATIVE HOME-WINNING. 579

maintain that limit. If any anxious bor­
rower wants to exceed it, he is given to 
understand tliat the officers will not look 
favorably on his application, and that a 
large margin will be required on the 
loan. The secretary informs me that this 
matter of regulation gives them little

and three finished rooms in the attic. 
It is built iu the best manner, with 
furnace, range, hot and cold water, and 
gas, and it cost $2,500. The owner bor­
rowed §2,100, and his monthly payments, 
including interest, premium, and dues 
are $30. His balance sheet stands thus :

J''fi

V .1  ( 'N- . I

H ouse of a T ailor in S t. P d u I, M inn., cost $1 a3€o«

trouble. One of the special features of 
this association is the formation of a 
“ safety fund.” Out of the premiums, 
entrance fees, and fines, all the expenses 
are first paid. The balance goes into the 
“ safety fund” which is allowed to accu­
mulate, the income from it going to the 
profit of the members, and the principal 
being held to make good any possible 
losses.

The illustration on p. 574 represents 
one of the houses acquired by the members 
of this association. It is in Sixty-seventh 
Street, Bay liidge, within live blocks of 
the Brooklyn boundary. It measures 
20 X 30 feet, with an extension, two stor­
ies, and attic ; has a parlor, dining-room, 
and kitchen on the first floor, three bed­
rooms and bath-room 011 the second,

Former annual payment for
ren t....................................  $420 00

Paym en ts to a ssocia tion .........§300 00
Taxes (less than)........................ 20 00
Insurance...............................  ” 50
Extra car fare now required.. 20 00

T o ta l............................§407 50
Allow four per cent, interest 

on owner's equity in prem­
ises (§000) ..........................  24 00

Grand total..................  §431 50

or 011.50 a year more than he expended 
as a rent payer. The present estimate 
is that the interest rate of this associ­
ation’s borrowers, when their stock ma­
tures, will be about live and a half per cent.

Mr. Aslifovtli has given me this fur­
ther illustration : “A teacher in one of 
the public schools in Brooklyn borrowed
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H ouse o f a B u ild in g  and Loan A ssoc iation  S e cre ta ry  in S t. L o u is , cost, w ith o u t lot, $ 7 .oqo.

$4,000 of the association, and built a 
three - story apartment - bouse, with all 
modern improvements. Slie was paying 
$25 a month rent for a flat when she 
built. She now occupies a Hat iu her 
own building, and rents the remaining 
two for $25 and $24, respectively. Her 
account stands thus:

Mortgage............................................ $4,000 00
Equity....................................  8,000 00

Payments to association per ,™num.. ffiOO 00
Taxes.................................................  100 00
Insurance..........................................  G 00
Interest (four per cent.) on equity., 120 00

T o ta l....................................... $S2G 00
Deduct rentals received....................  588 00
Leaves her net ren t.......................... 238 00

or at the monthly rate of $19.84, while 
all the time she is paying off her debt.” 

The illustration on p, 575 shows at a 
glance what a poor man who lives in 
rented apartments may gain by building a 
house of his own through the co-ojjerative 
system. Mr. H. is a man of family, in 
the employ of a New York business firm. 
He rented four rooms in a building on a 
business street in Hackensack, N. J., 
paying $9 a month rent. The lower floor 
was used for business purposes. His 
apartments were crowded and inconve­
nient, and by no means safe in ease of 
fire. In the spring of 1888, he bought 
three ots near the town, where some 
farm land hjd been recently cut up into 
building lots, paying $75 each. Then he



CO-OPERATIVE HOME-WINNING. 581

borrowed $1,100 of tlie Hackensack 
Building and Loan Association, on the 
three lots, and put up liis house, at a 
cost of $1,050, the association lending 
him very close because of the smallness 
of the loan, the certain, rise in the value 
of his property, and his excellent charac­
ter. His premium (gross) was §38.50. 
Now he pays to the association, as dues 
and interest, only §11.50 a month—  
which is only §2.50 a month more than 
he paid as rent —  and in about eleven 
years he will have the premises free and 
clear. Meanwhile, he has a house all to 
himself. And a very neat and attractive 
house it is, although it cost so Ettle, with 
a parlor, a dining-room, and a kitchen 
on the first floor, and three bed-rooms 
above. His wife said to me when they 
were settled: “It came very hard to 
pay out that §9 a month for rent, but 
now we know the money we pay to the 
association is paying for our home."

An association which has had a re­
markable history is the Mutual No. 1, of 
Bayonne, N. J. (a suburb of Jersey City). 
It was organized on the terminating 
plan, in June, 1879, and its final state­
ment was dated August 12, 1889. The 
original estimate was that its stock would 
mature in ten years. It actually matured 
in one hundred and twenty-three months. 
The secretary’s final report says : “Loans 
since 1885 had to be made outside the 
association, mostly on call, realizing 
whatever interest could be obtained, and 
only while the money was employed. 
The serial plan has a decided advantage 
in this respect; the introduction of new 
series prorides employment for money, 
and prevents accumulation. 
Membership, whether investors or bor­
rowers, was not confined to any class of 
society ; professional persons, merchants, 
wage-eamers of all degrees, and others 
of independent means, men and women, 
shared in the prosperity. The officers 
of the association, except the secretary 
and treasurer (one person), served with­
out compensation or emolument of any 
kind. No one ever lost a cent by any 
act of the association. The association 
never lost a cent of dues, interest, or 
fines ; never foreclosed a mortgage, never 
had a fire insurance case to settle, and 
never owned an inch of real estu,i.e.”.

The picture on p. 576 -epresents one 
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of the homes bought through this asso­
ciation. I  give it to show that it is not 
only wage-earners who may be benefited 
by this form of co-operation. This house 
is owned and occupied by a wholesale 
dry-goods merchant, doing business in 
this city, or, to be exact, by his wife, as 
he deeded it to her. “ I  went to Bayonne 
to live,” said this gentleman, “ about the 
time the association was started. A  
friend mentioned the enterprise to me, 
and I  took five shares to see what it 
amounted to. Soon I  bought some lots 
and decided to build. As I  did not care 
to take the money for the house out of 
my business, I  borrowed it from the as­
sociation after taking more shares. My 
dues and interest were 040 a month, and 
my payments ceased in ten years and 
two months. My experience was alto­
gether satisfactory, and I  would recom­
mend the same course to any man in my 
position, who does not feel like taking 
out of his business the money to buy or 
build a home.”

Some associations in Jersey City, N. J., 
have found it advisable to erect build­
ings to serve as their headquarters. The 
picture on p. 577 represents one of these, 
the building of the Columbia Associ­
ation. The reasons which induced the 
erection of this building were as follows : 
The association was organized in the 
outskirts of the city, and in the heart of 
a district which, after being occupied for 
farm purposes, had recently been cut up 
into lots. A change of ownership in the 
building where the association met hav­
ing compelled it to seek new quarters, 
the proposal was made to erect a build­
ing of its own, which took definite shape. 
The necessary money was taken from 
the general funds. The building com­
plete, with lot, cost ,94,730.65. It was 
occupied in August, 1888. In the first 
fourteen months it brought in a net rev­
enue of $346.14, which was a little over 
six per cent, on the investment. The 
ground floor is used as a hall, with a 
real estate office in front. The upper 
floor contains six large rooms, with bath 
and all other modern improvements. 
Arrangements have been made to rent 
the hall for the present year, which will 
increase the income.

As the association is a serial one, and 
the building will be a permanent asset,
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as each series matures the value of the 
building ■will be estimated, and a settle­
ment be made 'with the retiring share­
holders on that basis, as would be done 
in a business firm on the retirement of a 
partner. It is probable that the associ­
ation will eventually realize a handsome 
profit on the investment.

An association with a very interesting 
history, to which I  -would be glad to de­
vote more space than I  can. command, is 
the Mutual of Newark, N. J. This asso­
ciation was organized in June, 1867, and 
is still in prosperous operation. I  can 
call attention only to two points in re­
gard to it. The period of its existence 
covers the panic and the hard times of 
the ’70s. Although, up to 1877, it had 
loaned in Esses County (a manufactur­
ing district) $156,800, it had been 
obliged to foreclose on only three pieces 
of property. During the latter part of 
1877 and in 1878, twelve pieces of prop­
erty came into possession of the associ­
ation, on some of which losses were made. 
There has been no foreclosure in the 
last eleven years. It received from 1867 
to 1889, cash, from all sources, $659,- 
603.61; has lent on bond and mortgage 
$443,925; has collected $5,501.43 in 
fines, and $105,376.86 as interest; and 
its total expenses for twenty-two years 
were only $11,483.25. It has always 
been conducted on the “ gross ” premium 
plan. A second point worth noting, is 
the long terms of its officers. On the 
publication of its history in pamphlet 
form, in 1886, the president had held his 
office for ten years (after three years as 
vice-president, and four as director); the 
treasurer for nineteen years ; and the 
secretary. Mr. John Pardue, for sixteen 
years, after three years as director. The 
same treasurer and secretary are still in 
office.

Building and loan associations flour­
ished in central and western New York 
during the period when the movement 
was at a standstill in the southeastern 
part of the State. The first picture on p, 
578 shows the house of a young business 
man in Rochester. He figures as follows 
on his investment: “ My total payments 
to the association are $7.25 each week. If 
the association pays annual dividends of 
an average of ten per cent., as, from its 
record, there is every reason to believe

it will do, my mortgage will be paid 
off in a little less than nine years, and I 
shall have paid but 3.95 per cent, inter­
est for the use of the money.”

Building and loan associations have 
been in operation in St. Paul, Minn., for 
over twenty years, and nowhere have 
they vindicated their object more conclu­
sively than in that city and its twin, Min­
neapolis. The illustration on p. 579 is the 
picture of the house (in its winter dress) 
of D. H., a tailor, at No. 183 E. Belvi- 
dere Street, St. Paul. Here is his own 
story of the way in which he acquired it :

“ I  was induced to join a building as­
sociation in 1876, when I  began by sav­
ing $10 a month. I  was in several series 
at different times, but it seemed that, as 
often as I  got a few hundred dollars 
ahead, I  would have to use it to meet 
some pressing need. But I always be­
gan over again, until in March, 1883, 
having about $350 to my credit, I  thought 
I would 1 plant it ’ where I  couldn’t get 
it out so easily. So I  bought two lots 
for $700 and paid $350 cash on them. 
In about a year and a half I had paid off 
the mortgage and a street assessment. 
Times were rather flush in 1885, and I  
bought thirteen shares of stock of the 
St. Paul B. and L. Association No. 1, for 
about $375. I had been paying rent for 
years (I am over fifty now), at from $20 
to $25 a month. I  now found that I 
could borrow enough money of the asso­
ciation on my lots (which had increased 
in value to $1,500) and stock to build a 
good house, and have only $26 a month 
to pay on it. I  got $1,860 net, of the 
association, with which I  put up an eight- 
room house, two stories high. I have as 
fine a view as any of the nabobs of Sum­
mit Avenue, and can see up the river 
half-way to Minneapolis.

“ I  shall have to pay for thirty-one 
months more, at $26 a month, when I 
will be out of debt, and own a place 
worth $4,000. I have refused an offer of 
$3,000 for the house and one lot.”

I  am indebted to Mr, Thomas A. Rice, 
of St. Louis, author of a useful work on 
building association book-keeping, for 
the following account of the growth of 
this system of co-opez-ation in his city, 
coupled with his own personal experi­
ence :

“ I  joined my first building associa­
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tion, the Hibernia, at its organization, 
in July, 1873 ; I  was totally in tlie dark 
as to its methods, but I  took some shares 
on the advice of friends. Some three 
years later, on the resignation of the sec­
retary, being a practical accountant, I  
-was put in his place, and -wag thus forced 
to study the subject in all its bearings. 
I  now say, unhesitatingly, that there is 
nothing on the face of the earth so bene- 
fieial to all who join it— especially to 
wage-earners -who need help and encour­
agement in saving their money and get­
ting a home, as a well-managed building 
association.

“ The six associations of which I  am 
now secretary have loaned out $891,200 
to two hundred and ninety-two borrow­
ers, the majority of whom used the 
money for building bouses. When the 
Hibernia was about five years old I, 
myself, borrowed $2,500 on my five 
shares and bought a house and lot, living 
there for ten years, and now renting it 
for $25 a month. Of course, since the 
association matured (in 1882, having run 
just nine years), I  have had nothing to 
pay on it. A year and a half before the 
Hibernia matured it retired all its free 
shares, paying the stockholders the full 
amount of money paid in by them, and 
interest on the same at the rate of seven­
teen per cent, per annum for the average 
time.

“ Seeing the success of this association, 
I  easily persuaded its members, and some 
other persons, to organize the Laclede 
Association, now eight and a half years 
old. Of this association I  was secretary 
for the first two years, and I  still hold 
fifty-five shares of its stock. On these I  
borrowed $11,000, and bought a five-story 
stone front building, No. 322 Chestnut 
Street. My monthly dues and interest 
on this loan are $110, and I  receive $125 
a month rent. I  spent some $2,000 of 
my own money on it.

When the Hibernia, whose capital 
was $2o0,000, divided into five hundred 
shares of $500 each, matured in 1882, 
the members were so well pleased that 
the Hibernia No. 2 was organized the 
same day, with a capital of $500,000, di­
vided into $200 shares. Every share of 
this stock was taken at the first meeting, 
and the stock sold the next day at a 
premium of fifty per cent To accom­

modate those who could not get into this 
association, I  organized the Mound City 
six months later, with a capital of $600,- 
000, divided into $300 shares. This as­
sociation, during the last seven years, 
has handled $511,742.50, at a total ex­
pense of $6,221.82— or only one and a 
quarter cent on every dollar. To-day 
we have in St. L otus about one hundred 
and ten associations, of an average capi­
tal of $600,000, and a total membership 
of about forty thousand.

“ In May, 1886, 1 borrowed from the 
Mound City Association $11,100, with 
which I  purchased a lot at Garfield and 
Spring Avenues, and put up the house 
shown in the picture, [p. 580] ; $7,000 
of the money was used to erect the 
house. My monthly payments on this 
loan are $129.50, $2 dues on each of 
thirty-seven shares, and $55.50 interest. 
This is pretty heavy, but my lot is 141 
X 120, paid for out of this loan, and the 
vacant part has advanced in value to 
about $5,000.”

Cincinnati supports about four hun­
dred building associations, with an av­
erage capital of about $2,000,000. In 
the twenty years of their history there, 
not half a dozen of those properly or­
ganized have met with disaster, and in 
no case has there been a total failure. 
At least ten thousand houses, mostly in 
the suburbs, have been jmid for through 
the associations, their average cost being 
about $3,500. The picture at the top of 
p. 585 shows one of these suburban 
houses, owned by the bookkeeper of a 
Cincinnati firm. He took two shares, 
worth at par $500 each. The weekly dues 
are $2 ; his weekly interest on $1,000 bor­
rowed is $1.20, and his weekly premium 
16 cents, making an annual payment of 
$174,72, which is about what he paid for 
rent before building. It is calculated that 
his shares will mature in less than eight 
years. The house and lot cost $2,400.

The associations have found a secure 
hold in the far West— in Utah, Califor­
nia, and Oregon. The lower picture on 
p, 585 shows the pretty home of one of the 
members of the Citizens’ Building and 
Loan Association of San Francisco, Cal., 
at Berkeley, just across the bay. The 
owner, a bookkeeper, borrowed $2,000, 
and had his mortgage cancelled in one 
hundred and eleven months.
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While, for some reason, savings insti­
tutions have not gained so general a 
foothold in our Southern States as they 
have in the North, the building associ­
ation system is doing an excellent work 
in many Southern cities. I  have space 
to speak of their work in only three of 
these cities, but this may be looked upon 
as typicaL

There arc a number of associations in 
Washington, I). C., the Equitable being, 
perhaps, the most prominent. It has 
about four thousand members, at least 
ninety-five per cent, of whom are clerks 
in the Government departments, clerks 
in stores, small merchants, and wage- 
earners. Some five hundred are colored 
people, and probably thirty - three per 
cent, are females. The loans have ranged 
from $100 to $8,000. There have been 
eighteen issues of stock, embracing 
42,623 shares, of which 28,213 have 
been redeemed. The association has 
made about one thousand nine hundred 
loans, has foreclosed on only one, and 
has never lost a dollar.

The illustration on p. 586 represents tlie 
house of one of the members of this asso­
ciation, a clerk in the Surgeon-General’s 
office. It is situated on “ Mt. Pleasant,” 
a northern suburb of the city. It was 
built two years ago at a cost of $4,000, 
with money borrowed of the association.

The building and loan (or “ homestead 
associations,” as they are locally called 
in some instances) are a recognized fea­
ture among the business institutions of 
New Orleans, and a considerable part of 
the annual “ trade editions ” of the P ic­
ayune and the Times-Democrat are de­
voted to them. There are fifteen associ­
ations in the city, and sis or eight in 
other parts of Louisiana. The Times- 
Democrat, in its trade edition of last Sep­
tember, said : “ All of those in the city 
are in excellent financial condition, and 
hundreds of homes have been secured 
for members. The solidity of these or­
ganizations is demonstrated by the fact 
that, while several of them have gone out 
of business during the year, or consoli­
dated with other associations owing to 
lack of membership, not a single share­
holder has lost a nickel. While the num­
ber of residences has been materially in­
creased, the number of renters has been 
proportionately diminished, and land­

lords have been compelled to pay more 
attention to the comfort of their ten­
ants.”

A representative Southern home, se­
cured by co-operation, is shown in the sec­
ond picture on p. 578, the house of Mr. P. 
3L, a pressman on the Picayune. It is 
situated at No. 81 Bolivar Street. Mr. K. 
has held his present position since 1886. 
When the People’s Homestead Associ­
ation was organized in New Orleans, the 
business manager of the Picayune ad­
vised the employees to join it. Mr. E. 
subscribed for eight shares, and a few 
years later took twenty more. He had 
been a x-ent-payer since 1866, but his 
savings in the association now enabled 
him to enjoy the independence of a home 
of his own. He paid $3,400 for his house 
and lot, and has land enough to set off 
another building lot if he were inclined. 
By the time he has paid in full for the 
property, his outlay, including taxes and 
insurance, will amount to §4,227.50. 
The place is said to have cost originally 
over $12,000.

Atlanta, Ga., has enjoyed the benefits 
of these associations for a number of 
years, and the members there have given 
some interesting testimony to the bene­
fits they have received. The secretary 
of the People’s Mutual Loan and Build­
ing Association sent out jwstal cards to 
all the members, about a year ago, ask­
ing them to give him a statement of their 
experience. Here are a few of the an­
swers :

“ The association has been the means 
of my saving $1,600.”

“ The association has kept our boys’ 
money safely invested, and they are 
$925 better off than two years ago.” 
(These boys had formerly spent all their 
money for drink.)

“I owe all I  have in the world to the 
association.”

The secretary of this association, Mr. 
E. P. McBumey, writes to me : “ A ne­
gro who, when he joined, had but $500, 
lias built a store costing $4,500 in which 
he does business, and he is worth $6,000. 
The rent of half the building more than 
pays his dues. Another negro mem­
ber has built the house in which he lives 
through the association. A mechanic 
told me the other day that he had for 
foiu’ years been increasing his holding of
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H ouse o f a  C in cin n ati B o o k k eep er , cost, w ith lot, $ 2 ,4 0 0 .

stock, until lie now paid in $30 a month, ■whereas, four years ago, he did not think 
he could save a cent."

If this testimony to the beneficial operations of co-operative building and loan 
associations, gathered from so wide a territory, seems one-sided, I have only to 
say that in all the correspondence I have had on the subject I have not received 
one complaint. But the testimony should be accepted as proving, not that the sys­
tem is not open to abuses and losses under bad management, but that beyond

H ouse o f a B o o k k eep er at B e rk e le y , q suburb o f San  F ran c isco , C o L , cost $2*000*
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H ouse of a G o vern m en t C le tk  in W ash in gton , D. C . ,  co st $ 4 ,0 0 0 ,

dispute it is one of the greatest means 
for the encouragement of thrift that man 
has devised. No method has ever been 
invented, in public or private all'airs, to 
render the custody of funds entirely safe. 
But no investment and management can 
nearer approach safety than that of a 
mutual building and loan association, in 
which the officers are well chosen and in 
which all do their duty.

I have received many requests, while 
writing this article, to sound a warning 
against those so-called “ national ” asso­
ciations, which are trying to use the good 
fame of the genuine co-operative associ­
ations to build lip a business whose real 
object is the acquisition of profits for a set 
of officers.

I do not think that the co-operative 
associations have anything to fear from

the “ nationals,” except the confusion 
that may exist with a large part of the 
public about the two systems, causing 
the actually co-operative associations to 
share in any discredit and disappoint­
ments that must, sooner or later, fall to 
the others. Any man can see that a 
“national” association, with heavy ex­
penses for office hire, agents, etc., while 
the risk on its loans must be infinitely 
greater, cannot be as profitable to its 
members as a local association whose ex­
penses a few hundred dollars will cover. 
The “ nationals” are still young, but 
State officers are already “ gathering 
them in,” and time to prove the falsity 
of their system is, I think, all that will 
be required to get rid of them, even if 
the vigorous enforcement of State laws 
does not sooner weed them out.


