BULLETIN
THE UNIVERSITY OF TEXAS

1915: No. 21

APRIL 10 : 1915

Studies in Farm Tenancy in Texas
By

DIVISEION of PUBLIC WELFARE, DEPARTMENT of EXTENSION
With Chapters by
E. V. WHITE
Division of Public School Improvement
And
WILLIAM E. LEONARD
School of Econciiies

Published by the University six times a month and entered as second-
class matter at the postoffice at Austin, Texas



B75-415-5m-7821

BULLETIN
THE UNIVERSITY OF TEXAS

1915: No. 21

APRIL 10 1918

Studies in Farm Tenancy in Texas
By
DIVISION of PUBLIC WELFARE, DEPARTMENT of EXTENSION

With Chapters by
E. V. WHITE
Division of Public School Improvement
And
WILLIAM E. LEONARD

School of Economies

Published by the University six times a month and entered as
second class matter at the postoffice at Austin, Texas.



The benefits of education and of
useful knowledge, generally diffused
through a community, are essential
to the preservation of a free gov-

ernment,
Sam Houston.

Cultivated mind is the guardian
genius of democracy.....It is the
only dictator that freemen ackmowl-
edge and the only security that free-

amen desire,
Mirabeau B. Lamar.



CONTENTS

Page

Introduction ............. i 5
CHAPTER I

The Growth and Development of Tenancy in Texas........ 7
CHAPTER 11

The Personal Property of the Tenant.................... 36
CHAPTER III

Sources of Credit and Capital for the Tenant.............. 48
CHAPTER IV

The Chattel Mortgage and the One-Crop System........... 55
CHAPTER V

Financing the Production of Live Stoek.................. 79
CHAPTER VI

Rents and the Bonus System............................ 89

CHAPTER VII

The Economic Aspects of the Tenant Problem in Ellis
County (William E. Leonard)

CHAPTER VIII
Personal Experiences of Tenants and Landowners Who Have

Been Tenants . ..........c.iuiiiiiin i, 125
CHAPTER IX

Farm Tenancy and the Public Schools (E. V. White)...... 141
CHAPTER X

CONCIUBIONS + s 0 s s 5s ms 06 5.5 505 50 w0555 055 55 bom oo sre oo are o 148



DEPARTMENT OF EXTENSION
OFFICERS OF ADMINISTRATION

WiLLiaM JamEs Barrie, Pa. D., Acting President of the Uni-
versity.

A, CaswrrL Erns, Pr. D., Acting Director of the Department
of Extension.

Sam C. PorLg, Secretary to the Director.

Division of Correspondence Instruction.
L. W. Paywyg, Jr., Pa. D., Head of the Division
W. EtHEL BARRON, Registrar.
Division. of Public Welfare.
CaArtEs B. Austiy, M. A, Head of the Division.
Grorge S. WEHRWEIN, B. S., Agricultural Economics.
'W. A. ScHOENFELD, B. S., Farm and CoGperative Enterprise
Accounting.
Division of Public Discussion.
E. D. SuurTER, PH. D., Head of the Division.
A. J. RoBiNsoN, B. A., Lecturer and Athletic Organizer
Marian Epite Porrs, B. A., Package Librarian.
Division of Home Welfare.
Mary E. GEariNGg, Head of the Division.
JessiE P. RicH, B. S., Lecturer on Domestic Economy.
EpitH ApnLeN, B. A., Lecturer on Domestic Economy.
Division of Public School Improvement.
E. V. WHITE, B. S., Head of the Division.*
Epwarp E. Davis, B. A., Lecturer
Amanpa Storrzrus, L. I., Lecturer.
Division of Public Lectures and Publicity.
JorN A. Lomax, M. A., Head of the Division.
Division of Child Welfare.
A. CasweLL Euuis, Pa. D., Head of the Division.
N. L. HOOPINGARNER, B. A., Assistant.

*Resigned April 1, 1915.



INTRODUCTION

This bulletin is called ‘‘Studies in Farm Tenancy’’ because
the men who have contributed material to its pages are students
of the question. In this work we have not tried to cover every
phase of the tenant problem, but we hope the question has been
studied from a sufficient number of points to allow considerable
light to be thrown upon the subject and to justify our con-
clusions and constructive suggestions. Our investigation of the
situation as it confronts us is to continue, and we expect to
take up other phases of the question either in classroom work
or while in the field doing extension work. Other bulletins
similar to this and containing the result of our work will ap-
pear later.

‘What chance has the farm tenant in Texas to become a horae
owner? Some of them have the same chance or opportunity
to become home owners that the average merchant in the town
has to become a merchant prince. The chances are slight. Most
tenants have the same opportunity to own a home that this
same merchant has to acquire a comfortable competency by
holding his own with his competitors. Some merchants exist
by the grace of over-shadowing corporations. A few tenants
may be put into this same class.

Some men see a remedy for tenancy from the viewpoint of
legislation ; others from the viewpoint of education. Some see
the cure in' Socialistic reforms. The writers of this bulletin
cannot see the remedy from either of these standpoints. No
sooner do we recognize the importance of legislation than we
remember that human nature is a matter of spirit and not of
law. Nor can we agree that education, dealing with the mental
handicaps, could reduce tenancy to the minimum without a
change in some of our Texas land policies. But the last men-
tioned change cannot be safely handled except by a trained
citizenship.

If left free to follow personal choice there will always be
tenants who are not able to own land, because some men will
continue to make the mistake of becoming farmers when they
are not fitted for farm life, just as some men will continue to
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make the mistake of becoming merchants or lawyers. The
problem before us is to give the largest possible opportunity for
men in all classes to become home owners.

In the preparation of this bulletin the Division of Public Wel-
fare has been assisted from many sources and by many people.
Farmers who have assisted us on former occasions have aided
us also on this work. We wish to thank the many hundreds of
farmers, both renters and land owners, who have furnished us
mformation in one way or another. We have been compelled
to omit much personal testimony that we wanted to use, but
in cases of this kind we have given the experiences of others
who have faced similar problems. Our thanks are also due the
county officials in many counties. In our work we have found
them ever ready to aid us in any way possible.

‘We have used the personal services of several graduate stu-
dents 1n the University. It has been very gratifying to find
so many of the men interested in the work which the Division
of Public Welfare is doing. Special mention should be made
of the services rendered by Mr. N. L. Hoopingarner and Mr.
J. G. Grissom.

The material from which most of the 1llustrations were made
was prepared by Mr. George S. Wehrwein. It is our purpose
to continue the preparation of this kind of material until a
sufficient amount for a separate bulletin has been made. When
the next Census is taken, there will be new material for the
same kind of study; and the material which has already been
prepared will form an excellent basis for comparison and for
measuring the scope of our agricultural progress.

CHARLES B. AUSTIN.



CHAPTER 1

THE GROWTH AND DEVELOPMENT OF TENANCY
IN TEXAS

Professor Franklin H. Giddings, of Columbia University,
who is recognized as one of the world’s greatest authorities in
social and economic studies, has put into one of his books the
following paragraph :

‘“Whenever a commonwealth, whose people are impoverished and
burdened with mortgages and other debts, is observed to appeal
continually to its government to enact laws of a socialistic nature,
or to undertake industrial and commercial enterprises for the benefit
of a suffering population, the first inquiry made should ascertain
whether that commonwealth is not really suffering from sociological
poverty—from a certain incapacity or lack of enterprise to organize
those varied forms of voluntary association by which, in other com-
munities, great economic activities are successfully maintained.”

In the opinion of the present writer, Texas is suffering from
sociological poverty. The foregoing paragraph contains the
keynote of most of the difficulties which we, as a state, face
today. In the following pages we have discussed many of the
problems pertaining to tenancy and tenant life. But the ten-
ant as a class cannot be set off from the rest of our citizenship
and discussed without reference to other classes and to many
other problems besides that which is commonly known as the
tenant question. In other words, whatever may be said in the
following pages concerning tenant conditions, it must be re-
membered that the writers believe that all citiZens of the state
must assume their share of responsibility for any deplorable
conditions which may be found. The tenant has his short-
comings. So has the commercial man, the professional man,
and the land owner. But the tenant as a class has less chance
to assist in that voluntary association work which has meant
so much to other sections of the country. The man with some-
thing accumulated, and with that something constantly adding
perspective to his view, must assume his greater responsibility.

To what is our sociological poverty due? In other words,
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why have we as a people and as a state permitted any problem
to rise to the proportions of the tenant question? There are
many reasons. They may be enumerated here, but we shall
take little time to discuss them at this point. In the first place,
we have always had in Texas such an abundance of land and
natural resources that they have possessed small value and
have been given little consideration. In time passed only the
minority comprehended the relation between industrial devel-
opment and the rise in the value of land, and this minority
took advantage of the opportunity and succeeded in obtaining
large holdings. The wisdom of their actions has been justified.
In the second place, the conquest of nature has been carried
forward with great rapidity. The stream of immigration has
flowed constantly in and constantly toward that section of the
state where farming promised most for the least effort. The
rise in the value of land has been greatest in this section.

The tenant question is now most pressing where originally
farming could be started with the least immediate expenditure
of labor and capital. To make a living in Texas or in most of
the south has been easier than elsewhere, but easy living condi-
tions are not conducive to strong or united social action. Abil-
ity to make a comfortable existence on a piece of land of suffi-
cient size to keep the tiller of the soil isolated from the neigh-
bors, has kept out all evidence of need for social unity and
social action. This has been supplemented by a lack of com-
con school facilities and of compulsory education for those who
thought the farmer could farm without education.

The problems of industry confronting us today have not
grown slowly. The rapid industrial development has rather
thrust them upon the people. It takes time to acquire socio-
logical wealth,—more time than nas elapsed since our indus-
trial development began,—and hence our people are unpre-
pared to meet the large and bewildering problems which sud-
denly confront us. Every tide of home-seekers coming into the
state from other sections and other countries, tends to keep us
from that wealth because the new-comers must be assimilated
by the social body. One of the great drawbacks to cooperative
action has been the newness of the country and the fact that
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TEXAS IN 1851

This map of Texas is reproduced from a map of the United States
published in Bamberg, Bavaria, Germany, in 1851. It is entitled,
“Newest Railroad, Canal and Postal Map for Travelers in the United
States of North America, Canada, Texas and California.” The original
map is in the possession of George S. Wehrwein, whose grandfather
brought it to this country. If the reader will compare this map with
an up-to-date map of Texas, he will get an appreciation of the rapidity
of our industrial development.
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sufficient time has not elapsed to permit the growing up of*
stable community life.

It would be possible to take the voting population of the
greater number of our counties and show what is meant by the
foregoing comments on social life. As an example, we have
taken the voters of Brown county and have grouped them by
ages, so that the first table below shows the number of farmer
voters in each age group. In the second table we have shown
by certain groups, of so many years duration, how long these
voters have been in the state and in the county. These tables
give a fair idea of the movement of population in this state.
In 1910 Brown county had a 42 per cent of tenancy in its
farm population. The table shows that there were in 1913, 23
voters of more than 60 years of age, but only four men had
been in the state that long and none had been in the county
that long. The greatest number of voters in any age group
was between the ages of 30 and 35; the number being 354. But
there are in the county 376 men who have been in the state
that long. However, only 224 have been in the county that
long. Further study of these tables will bring out other facts
of a similar nature.!

Table 1. Table II.
Voters in Year In In
Age Group. Each Group. Group. State. County.
21-24 .. 245 O 36 271
DB-00 w o st sed i sin i ars 31s 328 S 53 390
B0234: .« viv e eiaaoe e ey e 354 10-14 ......... 79 283
3539 ... 346 Ib=19  vevgmas 124 149
R0-H4 . v ninmnsie @ s 258 20-24 ...oviwan 390 359
4549 ... 214 25-29 ..., 386 280
BO-54 v oo 199 30-34 ......... 376 224
5559 vt 199 35-39 ......... 315 171
60-over ............0... 23 40-44 ... 171 22
45-49 .. ....... 96 10
50-54 ......... 75 7
55-59 ......... 65 1
60-  ......... 4 0

'There are 2,172 farmers, but not all ages ar~ recorded.
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As there may be some readers who would like to develop
somewhat further this idea of the relation between the growth
of our institutions and the composition of our population in
so far as mativity is concerned, we give the following table for
the state at large as the figures stand in the 1910 census:

Class of Population— 1910. 1900. 1890.
Total population ............. 3,896,542 3,048,710 2,235,527
Born in United States.......... 3,654,604 2,869,353 2,082,567
Born in Texas................ 2,730,757 2,031,575 1,370,243
Born outside of Texas.......... 923,847 837,778 712,324
Per cent born outside of Texas.. 25.3 29.2 34.2

The above figures are illustrated in various ways, either in
whole or in part, by our various maps and charts, but atten-
tion is called here to Figure I, which shows the population of

POPULATION - TEXAS

BPORN 11 UNITED STATES

BORN IN OTHER OSTATES
2537, OF WHOLE POP.
319 OF URBAN 259 OF RURAL.,

Figure 1

Texas born in the United States, and the rural and urban
population born in the state and in other states.

Closely connected with the movement of population in our
own state and in many other states, has been the increase or
decrease in the number of farm tenants. For the purpose of
making a comparison between Texas and several other South-



12 Bulletin of the University of Texas

ern states and states from different sections of the country,
we give the following table concerning farm tenants, the in-
crease or decrease being represented by percents instead of
numbers.

Growth of Tenancy in the Uniled States

1880. 1890. 1900. 1910.

United States .................... 25.6 28.4 35.8 37.0
MIssissippl v wowsssimsmasssmssms 43.8 52.8 62.4 66.1
Georgia ... ...t i e 44.9 53.6 59.9 65.6
South Carolina ................... 50.3 55.3 61.1 63.0
KIGDGIIE 5 s me s s s o s e ss 5iss 46.8 48.6 57.5  60.2
Louisiama ............couieiieannn 35.2 44.4 58.0 55.3
OKlahoma ...........ccoieuiinnnnnn e R 43.8 54.8
TORES: cvsnsipmsimins cusEssRanwine®ms 37.6 41.9 49.7 52.6
TOWE. o ol 1o wust m sos o 0 om0 im0l H o 5 G B2 506 3 23.8 28.1 34.9 37.8
Kentucky ......c..viiinennnennnnns 26.5 25.0 32.8 33.9
INATAND wosmsms spsmsmpimsmmy s go 23.7 25.4 28.6 30.0
MISSOURT . ivcwsnssmsaremsmimasmins 27.3 26.8 30.5 29.9
Virginia ............. ... . ..., 29.5 26.9 30.7 26.5
New YOrK ...ovviiiiiiieeeennn 16.5 20.2 23.9 20.8

The movement of population and the increase in the num-
ber of people per unit of area in Texas may be very closely
followed by taking note of the time of organization of the dif-
ferent counties in the state. While almost anyone can tell
where the older counties of the state are located and where the
newer counties are to be found, very few people, perhaps, have
in mind the general development as it is brought out in Fig-
ure II.

As may be seen, the older section of the state is the small
portion of the southeast part. Bexar County stands alone on
the west side. There is a complete tier of counties between it
and other original counties on the east. On the north, Shelby
County marks the limit except for Fannin and Red River,
which stand alone like two frontier sentries on the extreme
north of the state. The counties which were organized between
1836 and 1840 may be easily distinguished on the map.

During the next decade, 1840-1850, the most of the coun-
ties in the northeast corner of the state were organized. There
was also a block of a half-dozen organized around Bexar
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County and four in the southern point of the state. Of twenty-
five of our leading cotton counties now, only two-thirds were
organized before the year 1850.

Between the years 1850 and 1860 there was a solid block at
the center of the state which extended both to the north and

Figure II

the south. Ellis, Johnson, Hill, Bosque, McLennan, Falls, Bell,
Coryell, Hamilton, Tarrant, Parker, Palo Pinto, Jack, Wise,
Montague, and others in the southwest were all organized dur-
ing this decade.

Perhaps not more than five counties were organized between
1860 and 1870, but in 1870 more than a half dozen of the
smaller counties of the northeast corner of the state were ready
for organization and on the west between 1870 and 1880 there
was organization from Clay and Baylor on the north to the
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south and west as far as the Rio Grande, and three counties in
the El Paso country.

With the exception of Wheeler and Tom Green Counties all
of the plains and pan-handle country north of San Angelo has
been organized since 1880. The greater part of it has been
organized into counties since 1890. The work of organization
is still going on.

A study of the map will show the settling up and filling in
of the state. It does not show our population as it now exists.
Figure III shows the density of population in 1910. The map

Figure III

which we are now discussing shows the speed and direction
of movement of the people in order to settle the state as it is
peopled now. It is not to be understood that the people who
lived in the southeastern section of the state, sent their chil-
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dren into the center of the state and their grandchildren into
the western part. This may be true in a large degree, but the
tide of immigration which has swept in from the older states
has been largely responsible for this later development in the
central and western portions.

The important point, in connection with our brief study of
development, is that the great agricultural and industrial prob-
lems of present day Texas are to be found in a section of the
state which was organized five or ten years after Texas entered
the Union.

Taking the 37 counties of the state which had in 1910 a ten-
ancy in excess of 59 per cent, we find the following with re-
gard to the dates of their organization:

Six were organized between 1836 and 1839, inclusive
Three were organized between 1840 and 1844, inclusive
Thirteen were organized between 1845 and 1849, inclusive
Six were organized between 1850 and 1854, inclusive
One was organized between 1855 and 1859, inclusive
Three were organized between 1870 and 1874, inclusive
Three were organized between 1880 and 1884, inclusive
One was organized between 1885 and 1889, inclusive
One was organized between 1890 and 1894, inclusive

These 37 counties include all the greatest cotton counties of
the state. Twenty-two were organized before 1850 and fifteen
of them since.

The point to be brought out by this table and the map is,
that tenancy is by no means coincident with the older coun-
ties of the state. Tenancy is not a question of the length of
time that settlement has been made. It is rather a question
coincident with black soil and one crop. Professor J. G. Gran-
bury, of Southwestern University, has stated the matter as he
sees it in the following words:*

“The trouble does not seem to be that there is not land enough,
but that there is not rich black land enough for all who prefer to
farm where farming is easy. . . . But the price of such land
puts it beyond the reach of most tenant farmers.”

Figure III shows where the farmers of Texas were located
in 1910. It need not be said, as it would be taken for granted,

Survey, July 11, 1914.
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that the greatest number of farmers is to be found where the
greatest amount of cotton is produced. A glance at the map
showing the number .of farmers and the map showing where
the cotton is produced will be worth while. There is in the
northeastern part of the state a relatively dense farming popu-
lation, and this is not in the belt where the greatest amount of
cotton is produced. Other maps which we have not published
here show that down in the southeastern section of.the state,
where the counties have been longest organized, will be found
relatively few farms. In this section there are many large
holdings which are still intact or were divided up only a short
time ago. On the other hand, it is known that in some of the
oldest counties of the state, which are located in the extreme
northern part, Fannin county for example, there has been the
greatest breaking up of large holdings.

The Census divides the farmers of Texas into three broad
classes—the native white, which includes all white people born
in the U. S.; whether born in Texas or not; foreign-born white
—which includes all whites born outside of the jurisdiction of

NATIVE WHITE
164 %

347,852

ALl FTARMERD
OF TEXA Y

Figure IV

the U. S.; and thirdly, the negro and non-white (that is,
Japanese, Chinese, etc.). Mexicans are classed as white. Fig-
ure IV shows how many of our farmers belong to each of



these classes.

Farm Tenancy wn Texas

The native white farmers make up over three-
fourths of our farming population; negroes, roughly, 17 per

cent; and the foreign-born white, 7 per cent.

In this study we are concerned mostly with the tenant
farmer. The Census shows that for the whole state, 52.6 per

4 :
[[] TENANTO
OWNERS &
52.6% MANACERS
300
3 497%
zso%
[_.
i 49%
‘ D)
/50[1-] 37(,70
T
Iooa
[r.
150
1910 1900 1890 1880
Figure V
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cent of our farmers were renters in 1910, and with the steady
increase in tenancy the percentage is probably higher by this
time, for the Census figures are now five years old. That
leaves 47.4 per cent as owners and managers, the managers
being but a small and insignificant number. The growth of
tenancy has been steady and uninterrupted. Figure V shows
this progress graphically since 1880. In this figure the whole
oblong (both black and white parts) shows the number of
farms in the state for that year. It will be noticed that while
the number of farm owners has increased steadily, the num-
ber of .tenants has increased more rapidly. In 1880 only 37.6
per cent of our farmers were renters, but in 1910 over 52 per
cent.

Figure VI shows the location of Texas tenant farmers in

PER CENT OF
FARMS OPERATED
BY TENANTS
N TEXAS
1910 CENSUS

Figure V1

1910. The fignres show the percentage by counties of farmers
who were renters, and the map has been shaded to bring this
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fact clearly to the observer. It should be kept in mind that
some of our Western counties have few farms and few farmers,
and the percentage of tenancy in these counties is rather ab-
normal and not to be strictly compared with some of the more
densely peopled counties of the cotton belt.

‘While it is true that there has been a steady increase in the
percentage of farm tenancy for the entire state from decade
to decade, it is not true that there has been an increase of ten-
ants-in every county. Figure VII, made from the Census fig-

A7 “fi‘l";i’i’l’ﬂ‘\’i?

EEaEEIE

37 |46 | 797 | sa7| 73
e

""" 4% | gk ln‘s]n’f Pip

INCREASE. amo DECREASE
TENANCY

BLACK FIGURES SHOW THE
INCREASE It TEMANTS 1900-1910.
WHITE. PIGURED [irt bLack counmes] SHOW DECREASE.
IN TENANTS 1900- 1910
CENSUS 1910

DIVISION OF PUBLIC WELFARE
DEPARTMENT OF EXTERSION
UNVERSITY OF TEUAS

Figure VII

ures of 1910, shows that in forty-two of the counties of Texas,
there was an actual decrease in the number of tenants be-
tween the years 1900 and 1910. We need give no further dis-
cussion of this question, as the figure is self-explanatory.

‘While there was an actual decrease of the number of ten-
ants in 42 counties, there was an actual decrease of farm own-
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ers in 50 counties. Figure VIII explains the increase and de-
crease in farm owners for the same period and in the same way
that Figure VII explains the increase and decrease in farm
tenants.

In order to get the true situation for any one county or for
the state at large, it would be necessary to make a careful com-
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parison of Figures VII and VIII. For example, in Ellis
County, between the years 1900 and 1910, there was an actual
increase of 87 farm tenants, and during the same period an
actual decrease of 245 farm owners. The problem in this
county then, is not that there was an actual increase of 87
farm renters, but that through consolidation of holdings or
other means, there was an actual decrease of 245 farm owners.
In Clay County where there was an actual decrease of 91 ten-
ants in the ten year period, there was an inecrease of 404 farm
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owners. Other interesting facts can be brought out by con-
tinuing the comparison of the two figures county by county.
The map of Figure IX is in a way a combination of Figures
VII and VIII. But Figure IX includes all of the rural popu-
lation, which means that it includes, in addition to the farm
operators shown in Figures VII and VIII, their families
and hired help. The figures on rural population include all
people who live in the country or in towns of less than 2,500

7812 |70 78)1985
88y |42 58y 451

Véd e ivse|aiisiis

597 i) v i

=
74/

578 43 o | 870|175 i 777 | 7592 ke 237
1460 483 16 .;s;{m{@ \.m-,,,., 878 %0 i37a it oS
a8 s (155 i "'5{9'*\ £ y';é—, ______ s

e dot CLai 381 |77 73 | 857 e pie2) Y '*gi‘ P 8 R
38 266 " -----

g e I BOONT
B9 555\ 4

e 512 rxeq oo Tt
/“"‘ el il S0 AT, o2t
207, NORREE s | :
38 824 378 |49 ] 12755
310

o 377
758
‘‘‘‘‘‘‘‘ 137% (32
95 |, [Rasde e P
286¢ 3350 | 2
954|757 lsis2 874 2
e o e\ RIS LN 3TN s
1097 | 4495|2861 62NN, A g 939/
¥ " /rry A
INCREADE. wo DECREASE. Wi, iy, ], oo 8
/. W0
RURAL PSPULATIOH .......... HE
. i 48 |7797
BLACK FIGURES SHOW INCREASE
WHITE. FIGURES [in BLACcK counmies] SHOW DECREASE. —
IN RURAL POPULATION 1900~ I9I0 g3 ) | siof BF i 1
R Ul ES ALL PEOPLE rinsien| ¥ NVERSTTY. OF TEXAS
[RURAL POPULATION INCLUDES A 0 LaielB
LIVING OUTSIDE. OF TOWNS OF 2500 OR OVER]
1910 CENSUS

Figure 1X

population. It is worthy of note that in every county printed
in black there has been a rural depopulation. These people
may have moved to farms in other sections of the state or they
may have moved into towns containing more than 2,500 people.
If we again use Ellis County as an example, we may note that
there was an actual increase of 87 tenants and an actual de-
crease of 245 farm owners, which means an actual decrease of
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158 farm operators, and yet Figure IX shows an actual in-
crease of 830 in rural population. This increase of total rural
population may be accounted for in several ways. It may be
that the farm tenant has been supplanted by the hired laborer,
and the laborer and his family would not be shown in Figure
VII, or VIII. There may have been a rapid growth in small
towns and this would offset the decrease in farmers. It may
be that the farm tenants who have come in have brought with

Figure X

them large families and the home owners who have moved out
had only small families. ‘

Figure X shows the location of the area of greatest cotton
produection in Texas, and it is interesting to note the relation
between tenancy and cotton production. The cotton belt fol-
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lows very closely the black soil belt from Oklahoma to San An-
tonio. There is a distinet tongue extending from Waco to-
wards Galveston. In the northern part of the state the belt
broadens toward the east. Beyond the ‘‘Cross timbers’’ is an-
other belt of cotton land extending from Runnels County to
the Oklahoma line, including Hall and Childress counties. By
comparing this cotton map with the tenant map it will be no-
ticed that the two correspond so closely that one could be easily
substituted for the other, and very few exceptions will be found
to the rule that tenancy and cotton go together. The one-crop
system with all other crops subordinated or omitted, easily
lends itself to renting. Omne reason probably is that the di-
vision of the product is very simple and satisfact~rv to both
parties.

The Census shows that the tenant farmers are divided in
somewhat different proportions than the farming population as
a whole. (Compare Figure IV and Figure XI.) In Figure

NATIVE. WHITE

TENANT FARMERS

Figure XI

XTI it will be noticed that 72 per cent of our tenants are native
whites, 22 per cent negroes and 5 per cent foreign born whites.
The negro makes up a larger proportion of the tenant farmer
class than he does of the whole farming population.

Taking the negro farmer by himself, Figure XII shows that
almost 70 per cent of the negro farmers were renters in 1930
and 30 per cent were owners and managers. Figure XIII
shows the location of the negro farmers in the state. The great.
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Figure XII

Figure XIII
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mass of the negro population engaged in agriculture is located
in the northeastern part of the state, and (with the exception
of a few counties) not in the black land belt, where the com-
petition for the land is severest. Figure XIV was made to

Figure XIV

show what part of all the tenant farmers of Texas were negroes

‘in 1910, and this map corresponds with the map just noticed,
Figure XIII. The negro is not a factor, at least as yet, in the
severe competition that exists for the land in the best cotton
region of Texas. However, in many places the economic com-
petition between the white and the negro is being felt, and the
negro is a factor not to be overlooked in this problem of land
ownership and tenancy.

In Figure XV, the figures in the counties show the per cent
that the negro tenant was of all tenants in that eounty in 1900.
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The counties in black are those in which the percentage of negro
tenancy has increased more rapidly than white tenancy between
1900 and 1910. In these counties the negro has become a
stronger factor in the tenant situation, and it is seen that sev-
eral of these counties are in the black land section. In east
Texas counties where, according to Figure XIII, most of our
negro farmers are located, the ratio of white to negro tenants
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Figure XV

has increased because of the greater increase of the white ten-
ant during the same decade. We may conelude, therefore, that
the negro farmer is moving into the black land sections of the
state, but he is not moving in with any great rapidity. Sinece
1860, 30 per cent of the negro agricultural population hag ac-
quired land. In the last decade they have acquired landed
property about one-half as fast as the white farmer, and have
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become tenants less than one-fourth as fast as the white farmer.
This is shown by the following table:

Per cent
1900. 1910. Increase.
White owners ......... 154,500 174,631 13
White renters ......... 129,685 170,970 31.1
Negro owners ......... 20,139 21,232 5.4
Negro renters ......... 45,306 48,605 7

The foreign-born white farmers offer even greater contrasts.
Figure XVI shows that almost 60 per cent of those people born
outside of the U. S. and coming to this state, have acquired
farms. This is done in one generation, for these figures do not

OWNERD

AND

MANAGERS

16721 + 13) = 16852

584 %

FOREIGN BORN WHITE

Figure XVI

include persons born of foreign-born parents; and therefore
these people have no means of acquiring land by inheritance
from father to son—which is possible with the negro and native
white. The land must be acquired by the one who is in pos-
session. However, a few cases have been cited to us in which
certain new-comers had been assisted by the people back home,
but we do not believe that many of these cases could be found:?
Figure XVII shows the prineipal peoples which compose
our total foreign-born population and the proportions of each
that are farmers. The Mexicans compose over one-half of the

‘1Two real estate men who have had several years of experience in
selling land to foreign-born citizens say our opinion is correct.
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Figure XVII

Figure XVIII
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total foreign-born; the Germans nearly one-fifth; and the Aus-
trians nearly one-tenth. When foreign-born white farmers
alone are considered, as in the second diagram of Figure XVII,
the Mexicans are less than one-fourth of the number; the Ger-
mans about three-eights; and the Austrians nearly one-fifth.
Figure XVIII shows the location of these foreign-born farm-
‘ers. They occupy a territory which would be bounded in a
general way by lines drawn from Waco to San Antonio, to

Figure XIX

Beeville, to Houston, and back to Waco. It will be noticed
from Figure XIX that owners predominate over renters in
most of the counties within this area as well as outside of it.
Figure XX shows the location of the foreign-born Mexicans
in Texas. Omitting Bexar County with its large Mexican popu-
lation, South Texas, the El Paso country and the territory
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south of Austin are centers of Mexican influx. Comparing this
figure with Figure XVIII it is seen that this Mexican area
has very few foreign-born white farmers. The conclusion is

Figure XX

that the Mexican of the first generation is not a farmer either
as a tenant or owner, but rather hired labor, if on the farm at
all.? In discussing the tenant question care should be taken to
distinguish between the farm hand who works for wages and the
man who is a farm operator and receives his income from the
sale of farm products.

*Mr. Emilio Flores, secretary of the Mexican Protective Associa-
tion, San Antonio, estimates that after the first year, 25 per cent
of the Mexicans become farmers, 50 per cent return to Mexico, and
25 per cent drift into different occupations. In our opinion his
first figure is too high and the last too low.
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Figures XXI and XXII show the location of foreign-born
Austrians and Germans. These maps do not represent farm-
ers; so it will be necessary to omit counties having large
cities. But on the whole it will be noticed that these peoples
are well within the general foreign-born area. A glance at the
general tenancy map will show that where these are thickest,
there is a smaller percentage of tenancy.

Figure XXI

The Austrians include many peoples commonly known by other
names. Many of the Poles and Bohemians come under this head-
ing. The Polish farmers are found in greatest numbers in Falls,
Fayette, Grimes, Karnes, Robertson, Washington and Wilson
Counties. They have proven themselves good workers in a new
country. They are an independent, self-supporting and efficient
people.
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The Bohemians are found largely in Fayette, Lavaca, Austin,
Burleson, Williamson and McLennan Counties. Some recently
established colonies in West Texas are offshoots of the older
colonies. Mr. LeRoy Hodges, speaking of Slavs on Southern
Farms, in Senate Document No. 595 (63 Cong. Sess. 2), says:
‘“They (the Bohemians) have introduced diversified farming in
the cotton belt, and have demonstrated that the farms can be
made self-supporting outside of the money crop.’’ In some cases
the establishment of a Polish or Bohemian settlement has meant
an exodus of the native farmers, but good prices have been paid
the Americans for the land which they were leaving.

Figure XXII shows quite plainly the location of the Germans.
Several of their colonies have become historical. Perhaps the
best known and one of the most successful settlements is that at
New Braunfels. The desirable characteristics of German farm-
ing are too well known to need further discussion.

Figure XXII
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Figure XXTIII pertains only to native born white farmers. We
mean by this, farmers who were born some place in the United
States. When we consider native white farmers only, the per-
centages of farm owners and tenants are about equal. The
diagram shows the exact figures for managers and owners, and
tenants. '

One of the points mentioned whenever the tenant question is
talked about is the problem of land holding by non-residents.

30.2 %

OWHNERD
MANAGERS

137210+ 2120~ 169030

TENANTS

498 %
198,938

NATIVE WHITE

Figure XXIII

‘We have not secured the figures for all of the counties from
which we have secured other data concerning the conditions of
the tenant farmer, but we give below the figures for some coun-
ties that are located in different portions of the state. The
table shows how the holdings may be grouped with regard to
size, and we may add that we have taken from the records al-
most the entire number of holdings.

Non-resident Land Holdings

Size of
Holdings. Brown. Medina. Ft. Bend. Robertson.
0- 49 ......... 33 21 83 10
50- 99 ......... 29 7 59 19
100- 199 ......... 52 16 105 35
200- 499 ......... 29 23 107 55

500- 749 ......... 8 12 34 21
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Size of
Holdings. Brown. Medina. F't. Bend. Robertson.

750- 999 ......... 2 8 12 3
1000-1499 ......... 1 3 12 7
1500-1999 ......... .. 3 5 3
2000-2999 ......... 1 6 5 3
3000-3999 ......... 1 P 1
4000-4999 ......... 4 1 1
5000 and over...... 6 3 2

In order to go a step further into detail, we give the follow-
ing table to show the number of non-residents who hold land
in one of the counties given above, and the total acreage which
is held by each group and by all. These are 1914 renditions.

Total acreage

Group. No. Cases. for group.

Less than 50 acres ............ 83 1,790
50- 100 acres ............ 59 4,117
100- 200 acres ............ 105 15,089
200- 300 acres .......inan. 42 9,557
300- 400 acres . ........... 42 14,022
400- 500 acres ............ 23 10,401
500- 600 acres ............ 12 6,522
600- 700 acres ............ 16 10,249
700- 800 acres ........... . 10 7,385
800- 900 acres ............ 5 4,197
900-1000 acres ............ 3 2,775
Over 1000 acres ............ 26 64,039

The above table gives 426 cases of non-resident land hold-
ing, showing a total acreage of 150,163. The following figures
show how nearly we have accounted for all of the holdings by
men who live outside of the county:

Acres. Valuation.
ResidEnt . uwsvsenwsmarmsniness 325,736 $4,951,530
Non-resident ................. 150,983 2,247,900
Unrendered .........c00vuu... 77,285 1,010,900

The following table fpr another of these same counties shows
109 cases of land holding by men who live outside of the county.
The total acreage is 123,666 with a valuation of $901,950.
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Total Acreage

Group. No. Cases. for group.
Less than 50 acres ............ 21 259
50- 100 acres ............ 7 505
100- 200 acres ............ 15 2,186
200- 300 acres ............ 11 2,441
300- 400 zeres ............ 6 1,954

400- 500 acres ............
500- 600 acres ............ 2,110
600- 700 acres ............ 4,487

6 2,682
4
7

700- 800 acres ............ 2 1,487
3
4
3

800- 900 acres ............ 2,647
900-1000 acres ............ 3,760
Over 1000 acres .......... im B 99,348

The records in Robertson showed that men who resided out-
side the county owned 91,609 acres of farm land valued at
$887,075. The 110 cases given in the table account for all
of this land except 418 acres.

This chapter should be followed by one dealing with the
Public Domain of Texas. We refrain from doing this because
we know that another person has worked out the history of that
question fully, and we hope to have his results in print within
a few months. TUntil then we may rely upon our common
knowledge.



CHAPTER II
THE PERSONAL PROPERTY OF THE TENANT

In times past it has been possible for the tenant in the State
of Texas to buy a farm, or transpose himself from the renter
class to the landlord class, without much money. In many
cases cited in different communities there was either no initial
payment at all or one of small amount. As long as land can be
had cheaply there is little need to save for the purpose of be-
coming a land owner. In older sections of the country it has
long been recognized that if a renter ever expected to become
a home owner it would be necessary for him to save from the
proceeds of his crops and to gather about him a considerable
amount of personal property. It is this personal property, in
the form of cows, horses, mules, chickens, and the like, which
gives the proceeds to make the first payment on the land pur-
chased. It is the stock, implements, wagons, carriages, and
other personal property, which give the renter the finanecial
standing in the community that makes it possible for him to
undertake to buy. This is becoming true in the state of Texas.
Savings can best be shown by personal property, for the kinds
of property mentioned above are the forms which permit. sav-
ings to grow during the period of waiting for encugh accumu-
lation to embark upon the venture of becoming a land owner.
The higher the price of land, the greater will needs be the
amount of the first payment, and the first payment must come
from the personal property.

In several counties of the state we have gathered from the
records data showing the amount of personal property owned
by the tenant. We find many cases where a tenant who has
purchased land, renders for taxation less personal property
afterward than before purchasing. This is perfectly reason-
able. While our figures will show that in many cases the
renter does not have any great amount of property, in other
cases the amount given to the tax assessor is so small as to be-
speak the meagerest kind of farming so far as efficiency is con-
cerned. We recognize, of course, that the tax records are not
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reliable as to values. But in most cases they are reliable when
it is a question of counting heads of stock or vehicles. This
tangible property is the working capital of the renter. It shows
first of all whether the renter tries to grow one thing or more
than one. From the list of holdings, one may tell what kind
of living the farmer provides for his family, or at least one can
see from what source the living is acquired. If the personal
property shows dependence upon one crop, then the renter
must be classed with those who are at the mercy of one market
and the whims of nature in dealing with one crop.

‘We have gathered this data for the sole purpose of getting
a line on the holdings from which the renter derives his eco-
nomic power. The accumulation of property shows whether
the renter can take advantage of different markets and differ-
ent opportunities offered by the business world. In a direct
way the accumulation of goods and property will tend to hold
the tenant to one locality and one farm. Moving usually means
a sacrifice of some of the stock or other property. While no
one tax record necessarily shows the amount that one man pays
to support the state, for his land is assessed where it is lo-
cated, and many tenants own land in a different county from
the one where they rent, it must be remembered that the kinds
of personal property mentioned above are the source of income
for the farmer. If he does not possess this property, then he
depends upon a crop or crops which are annual in their na-
ture and which require the same work and attention year after
year, without increased prospect.

Robertson County Tenamt Renditions in 117 Cases, 1913

No. Value.
CABOS « ¢veveeveccoroancnnononnssse 117
Horses and mules. .........c.o0vvnn 324 $24,480
Cattle . ..oviiin e ennennnnann 314 3,820
HOZE : ssmsmwssm s @ s em s o ol s e m e s s 320 1,125
DOEE « o 0coinod 5185060586500 s 6 5ui @30 5583 5 115
Vehicles . ....ovviniiiiiniiinaanes 149 3,830
Implements . ....ccovivereerenseese aons < & e
Cagh & vttt c e e 600
Miscellaneous . .......cocecrencanne con 2,525

Total value ...........iiieneninns $36,495
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The sum total of the property rendered is $36,495 for the
117 tenants, or an average of $311.92 each. It will be noticed
that there is an average of less than 3 horses and mules or 3
head of cattle, or 3 hogs per farmer. In only one case was any
cash rendered: the amount was $600. The value of implements
is not known, as we were told that implements were rendered
under the heading of miscellaneous. As shown in the table,
however, the average value of miscellaneous property, which
includes machinery, is $21.58. The rendition value is probably
not over 50 per cent of the true value, but as this is true in all
tables like this which we are using, the tables may be compared.
The important feature is to note the absolute number of pieces
of property or head of stock rendered regardless of what value
may be placed upon the same.

With regard to groupings of cattle:

18 tenants rendered .............c0000unnn none at all
20 tenants rendered ...........c.iieuinannn 1 each
36 tenants rendered ...............0iiiinnn. 2 each
12 tenants rendered ...........c0.iiiennnaan 3 each
14 tenants rendered .............00iiienaann 4 each
5 tenants rendered ............ ... 5 each
3 tenants rendered ..............c.0 0. 6 each
1 tenant rendered .............c.0 i 7

5 tenants rendered ..........000 it 8 each
2 tenants rendered ...........cc0iiuiinn.n 10 each
1 tenant rendered .............iiiiiiinnnn 20

It will be seen that 12 men own 105 of the 314 cattle. This
leaves 209 to be owned by 105 men, which is an average of
about 2 each. Looking at the other side of the table, it is seen
that 74 men, out of the 117, own only 92 head of cattle, or that

a little over 63 per cent of the men own a little over 29 per cent
of the cattle.

‘With regard to horses and mules:
11 tenants rendered

........................ 1 each
52 tenants rendered ........................ 2 each
21 tenants rendered ........................ 3 each
25 tenants rendered ........................ 4 each
4 tenants rendered ........................ 5 each

3 tenants rendered ........................ 6 each
1 tenant rendered ........................ 8
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‘With regard to hogs:

20 tenants rendered
13 tenants rendered ............. ... 0. 1 each
27 tenants rendered ............ .00 2 each
23 tenants rendered ..........cc000iiiianaan 3 each

13 tenants rendered ..........cciiiiiiinnn 4 each
7 tenants rendered ...........cvvieivnnnnnn 5 each
5 tenants rendered ..............ciiiniannn 6 each
2 tenants rendered ..........c. i 7 each
1 tenant rendered ...........cciiiiiiiaenn 8
1 tenant rendered .............ciiiiiinann 12
i tenant rendered ...........cc00iiiiiieann 15
1 tenant rendered ...........c. i 18

If we take the largest renditions we find 67 hogs are owned
by 6 men, which leaves 253 to be owned by 111 men; the aver-
age being only slightly over 2 per man. In tables like those
given above, it should be remembered that the ages of the ani-
mals vary greatly, and the sex is not considered. Special at-
tention is called to the fact that in these 117 cases, over 17
per cent of the men give in for taxation no hogs at all, and
over 15 per cent gave in no cattle. One man who gave in 2
dogs at $25 each, gave in no hogs, and another who gave in 1
dog at $25 gave in no hogs and no vehicles.

Brown County Tenant Renditions in 103 Cases, 1913

No. Value.

CaSeS . ittt ittt it e e 103
Horses and mules. .........cco0uu.. 333 $17,645
Cattle . .......ciiiiiiiiiniinnenns 339 3,975
Jacks and jenmnets.................. 2 55
HOBS . wusmms Muinas ssRsmasissmemb 140 550
DOgS &+ vttt ittt e e e 12 290
Vehicles s wuiwpsmpsnsmmsneomsnmmsne 126 3,085
Implements . .......ci0eeiiunenenn . 2,760
Cash . ...n ittt ittt 4,065
Miscellaneous . .........cueuveuenenn §ms 390
TOtal VALUG: v wsvm s wmsin 59 @ s 5 6905 5 5 5w 8 8 508 $32,815

It may be well to call attention to the fact that these 103 ten-
ants render for taxation an average of slightly over three cattle
or three horses or mules each. It would take sixty-six more
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hogs to average two each. Miscellaneous property averag
$3.79 for each person. Cash rendered was from six person
The individual amounts running as follows: $3,000, $40, $40
$50, $475, and $100. The average value of implements render¢
is $26.80. The average value of the animals may be easi
found. This rendition value is probably not over 50 per cer
of the true value. Hogs are given in at an average of $3.¢
each; dogs at an average of $24.17. The average value of tl
total property rendered is $318.59.

With regard to groupings of cattle:

17 tenants rendered ........... N T T none at all
15 tenants rendered ............c0iiennennnn 1 each
26 tenants rendered .............. e R S . 2 each

8 tenants rendered ................... R el 3 each

8 tenants rendered ............c0iiiunnnn 4 each
11 tenants rendered ..............ceuiinnnnn 5 each

4 tenants rendered ............c00iiuiinnnnn 6 each

3 tenants rendered ............000iinnn.. 7 each

4 tenants rendered ............c00iuirnnn.. 8 each

2 tenants rendered ............c.000inennnnn 9 each

1 tenant rendered .............eeeeeennann 10

1 tenant rendered ............000iiiinnnnn 21

1 tenant rendered ..............c.ciennnnnnn 24

‘With regard to horses and mules:

6 tenants rendered ................ ... ... 1 each
33 tenants rendered .............00000nnna... 2 each
28 tenants rendered ............0000i00n.. 3 each
16 tenants rendered ............c.000ninn... 4 each

7 tenants rendered .............00.iiiunnnnn. 5 each

6 tenants rendered ........................ 6 each

2 tenants rendered ........................ 7 each

1 tenant rendered ...................0..n. 8

1 tenant rendered ........................ 9

t tenant rendered ........................ 11

‘With regard to hogs:

54 tenants rendered ...................... none at all
10 tenants rendered ...................... 1 each
20 tenants rendered ...................... 2 each

4 tenants rendered .................. : 3 each

8 tenants rendered
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2 tenants rendered .......cccc00iienennnn 5 each
1 tenant rTendered .............. 00000, 6
3 tenants rendered .............c0iinn T each

1 tenant rendered

It will be noted from these short tables that 56.3 per cent
of the 103 farmers had only 19.8 per cent of the cattle and that
81.5 per cent had only 74.3 per cent of the hogs. In the case
of horses, 80.5 per cent had 66.1 per cent of the total.

The following one hundred renditions from Brown County
in 1909 and 1913 show the total amount of property rendered
by groups varying in amounts of $50. The 100 cases of 1913
are the same men as for 1909 except that the records show that
four were not assessed in 1913:

Number Number

Dollars. 1909. 1913.
05 Y oo wes wommms o um s s w6 e w0 e 1 5
B0~ 99 ::ivcsssimimieibedssenismns 7 7
100-149 . ... ... e e 14 7
TBO0=199 .:wwuiomowmimwsisssmes e s sss 14 17
200-249 ....... ... it 13 9
260299 . visvwwom w5 ww 5 pow e s ww i we S 7 12
800-849 .uissinssssrsinpimesniEas 15 10
605899 o s sriaing wst o adel Siale il St o 7 5
400-449 . .cvwiivsvnswnanesEsn s 5 !/
400-499 ;v cinssnsaniEEsERenE R EE 2 3
500-649 ........ .. i 1. 3
BE0=599 s worswmomu o oiwnsmesesss 3 3
600-650 :uvensicmsansmesnednieesss 4 1

The following renditions for 1909 were above $650; $675;
$700; $785; $900; $955; $1160; $1330. The following rendi-
tions were above $650 for the year 1913: $810; $760; $1051;
$900; $1080; $2250; $1240. Only 11 men, out of 100, are
shown to have acquired land between 1909 and 1913. Their
personal property for 1909, 1913, and the value of their land,
are shown by the following table:

Personal Personal Land
1909. 1913. 1913.
$ 250 $ 320 $ 120
1,330 1,290 1,210
355 235 400

130 215 800
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Personal Personal Land
465 355 500
650 460 760
305 320 1,200
240 255 600
700 280 700
315 20 320
365 405 1,320
Totals....$5,105 $4,155 $7,930

Going back to the first table, we find that the total amount
of personal property rendered by the 100 men in 1909 was
$31,129. An average of $311.29 per man. The total amount
for 1913 was $31,005. This is an average of $322.97, as there
were only 96 cases.

In the second table the personal property rendered in both
cases has been counted in this average. As might be supposed,
there was a less amount of personal property rendered in 1913
than in 1909 by the men who acquired land. Personal prop-
erty in the 11 cases fell off $950. The value of real estate ac-

quired was $7,930. How much of the land is covered by debt
is not known.

Matagorda County Tenant Renditions in Thirty-eight Cases, 1913

No. Value.

CREES , vowpimpeupsmpmsmessioswisgss 38
Horses and mules. ................. 168 $ 9,745
Cattle . ....oiiieriniiiiniinnnnnn. 102 1,670
HOBS : ssswnswsimssnvisasms smaammns 65 276
Vehicles . .o eneniii it 43 838
Implements . .......coivveeuneians w5 760
Miscellaneous . .......cooiiiinnnnne .. 125
Total Value o smmswms@s sdoamss s ssioe e 13,414

The above table, concerning renditions for taxation, covers
38 cases where neither land nor city property is included. The
total amount of the property thus rendered by 38 men, is $13 -
414, or an average of $353 per man. In looking at these tenant
renditions, in comparison with similar figures found for other
counties, it may be well to call attention to the fact that there



Farm Tenancy i Texas 43

is no mention of dogs in any case. It is stated, however, that
for the whole county there are about 40 dogs rendered for taxa-
tion. In no case was there a rendition of cash on hand, and
the $125 of miscellaneous property was given in by two men.
One man gave in a watch and clock at $25, and another man
without mention of property by name gave in $100.

In the case of implements, it may be interesting to note that
25, out of the 38 men, did not consider that they had enough
farm machinery to render it for taxation, and two others ren-
dered less than $25 worth. A brief table will show the value of
the implements by groupings. The average value of the im-
plements rendered by 13 men being $58.46.

Value of implements, No. of Cases.
0= 24 waewmemmemeseyiees s

26- 49 L.t

50- 74
100-124
125-150

[0 )

.....................

8 =W

.....................

Twenty-five men out of 38 rendered no implements. Nine
men out of 38 rendered no cattle. Twenty-seven men out of
38 rendered no hogs. Eleven men out of 38 rendered no
vehicles. Thirty-six men out of 38 rendered no miscellaneous
property. Thirty-eight men out of 38 said they had no cash
on hand.

The following brief table will show how the 168 horses and
mules were distributed:

2 tenants rendered ............c00iiiiiiinn. 1 each
6 tenants rendered ..........cc0 00ttt 2 each
8 tenants rendered ........... .00 3 each
10 tenants rendered ...........00 0t 4 each
1 tenant rendered ............. gt T et o TS 5

6 tenants rendered .........cciiiiiiin.n 6 each
2 tenants rendered ...........c. i 7 each
1 tenant Tendered i.iivscsisensnsiviisnes 8

1 tenant rendered .............0. .. 9

1 tenignt TORAGTEd ..ov v mowmom vy some e vass 18



44 Bulletin of the University of Texas

The following table will show how the cattle were distributed:

9 tenants rendered ............ci0uiiinn. none at all
8 tenants rendered ............. .. 1 each
6 tenants rendered ..............0 ... 2 each
7 tenants rendered ........... ..., 3 each
3 tenants rendered ..........c0ciiiinannnns 4 each
1 tenant rendered ..........cciiiiiiiia. 5
1 tenant rendered ........c.oc0iiiiiiianann 8
2 tenants rendered ..........cci00 i 10 each
1 tenant rendered ............. ... 0t 16

The following table shows how the hogs were distributed :

27 tenants rendered .........ccc0iiininann none at all
1 tenant rendered .............c 000 1
2 tenants rendered .........c.0cc0iieenacnenn 2 each
1 tenant rendered ..........c.c00ccieneaanan 4
2 tenants rendered .........c000ciieieaan 5 each
2 tenants rendered ..........c.ciiiiinannnn 6 each
1 tenant rendered ............c..ciieennnnn 8
1 tenant rendered .............ciiinennn 10
1 tenant rendered ............c0ciiiinann 16

The following table will show the distribution of the vehicles:

11 tenants rendered ................00.... none at all
15 tenants rendered .............civiinienans 1 each
9 tenants rendered .............. ... 2 each
2 tenants rendered .............. ... 3 each
1 tenant rendered ............... .00 4

In view of the facts stated above concerning these thirty-
eight men, how much property does a man need to possess to
have as much as the average man renders for taxation? We
may answer the question fairly accurately by saying that he
would have to have $3 worth of miscellaneous property, $20
worth of farm implements, 1 vehicle, 2 hogs, 3 cattle, and 4
horses. But the answer would be quite different if the ques-
tion were, how much money and property must a man have to
possess as much as the majority of these 38 men possess? Sinece
they render for taxation no miscellaneous property, no imple-
ments, no hogs, and no money, a man would need to possess
only 1 vehicle, 1 cow, and 3 horses to have the equivalent of
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what the majority of these 838 men render as property of tax-

able worth.

Fort Bend County Tenant Renditions in 108 Cases, 1913

No. Value.
CaSE8 & vt ittt i it e 108
Horses and mules.................. 498 $22,380
Cattle « savomusmsamemnimiemedns sns 322 3,360
HOES © v ivt it iii it i it et iaeennn 10 40
DOLH : snssumsinasnasmsNusREiasisss 6 230
Vehicles . ... iiviiiiiniiiiii i 144 3,280
Implements . .........cciiieivnnn oo —
Cashi i ccvssmaemsdbidmiamiBas®s doe
Miscellaneous . ..........civieean. .. e
Sheep . ssvsessuninssnsimsnessssns 60 90
Total value .........couiiiiiiiennennnnnnn $29,380

‘With regard to this table it is well to call attention to the
fact that all of the hogs were given in by one man. There was
not a single cash item entered in any case; neither are there
any implements or miscellaneous property given in. In the
case of the sheep, all were given in by one man the same as in
the case of the hogs. The six dogs belonged to three men, one
man giving three at a value of $150, the total value of all of his
property, including the dogs, being $440.

‘With regard to groupipgs of cattle:

14 tenants rendered ..............
26 tenants rendered ..............
32 tenants rendered ..............
12 tenants rendered ..............
11 tenants rendered ..............
4 tenants rendered ..............
tenants rendered .......... .
tenant rendered ..............
tenant rendered ......... e
tenant rendered ..............
tenant rendered ..............

o ]

.......... 1 each
.......... 2 each
......... , 38 each
.......... 4 each
.......... 5 each
.......... 6 each

Thus it is seen that 102 cattle belonged to 4 men, or that

95 men owned only 170 head of cattle.

The chief point is that

nearly 14 per cent of the cases have no cattle at all.
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‘With regard to horses and mules:

2 tenants rendered ........c.i00ie it eaaea.n 1 each
18 tenants rendered .........c0ciiiiieieaann 2 each
22 tenants rendered ........ccc00 e ven 3 each
24 tenants rendered ........c00eiiiiaaiian 4 each
12 tenants rendered .......c.ccci i 5 each
10 tenants rendered ....... T 6 each

5 tenants rendered .........cc00iieiiiaaan 7 each
7 tenants rendered ......c.cc0iii e 8 each

2 tenants rendered ... .cscenmessconsosoene 9 each

1 tenant rendered ............ D T o1 R B BT 10

2 tenants rendered ..s.icasswvssrsenvenvee 11 each

2 tenants rendered ...........c000iiiieann 12 each

1. tenant rendered .. siessovessamemwssamonas 13

The average value of the total amount of properfy rendered
was $272.03 for each man.

Out of 100 cases given here, we have checked up a special
school tax which was being paid in 72 cases. The rate of the
tax varied from nothing up to the limit of 50 cents. The total
amount of special school tax paid by the 72 men was $52.34,
or an average of a little less than 73 cents per man.

In stating facts like those stated in the last paragraph, as
well as the facts stated in the preceding tables, we do not mean
in any sense of the word to reflect upon the tenant farmer.
The weaknesses of the personal property tax are so well known
that we need not stop here to discuss them. It.is quite likely
that there are hundreds of city men who pay no more special
tax than that noted above. But this is not the question which
we desire to raise. Our point, as stated in the beginning of
this chapter, is to show that the amount of personal property
which is possessed by the average tenant farmer, is not suffi-
cient to warrant a healthy social and economic condition. And
by statements like those of our last paragraph we hope to show
that where the majority of the people of a rural community,
are tenants, and possess no more than we have put down in
these pages, it will be necessary for everything in the way of
good roads, good schools and other institutions supported by
the state, to come from a tax upon land alone. This fact is
worthy of consideration from two points of view. First, the big
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farm of the future will be the farm with the greatest amount
of capital upon it rather than the farm with the greatest area.
Second, as a general rule, the greatest interest in upbuilding
community institutions can be had only by having a majority

of the people of the community to invest something in these
institutions.



CHAPTER III
SOURCES OF CREDIT AND CAPITAL FOR THE TENANT

So far as the people of our own state are concerned we need
not say much about the places and persons to whom the average
farm tenant must go when in search of credit or capital. The
process is too familiar to our own people. But in. some sec-
tions of the country it will be highly interesting for the people _
to know that in our section we still use the credit system that
we do. In many states contracting in January and February
for the year, or until the crop is made, is passing out of use or
has never been used, especially where eggs and butter and other
-products are sold from week to week for the purpose of run-
ning the table. Where the products are sold on every trip to
town, there one will find the least dependence upon the grocery
for canned goods and other eatables which ought to be grown
at home. The writer has received four letters from Texas farm-
“ers in the last two days asking about a market for a special
product if they should take a notion to grow it. Neither one of
the three seems to have thought of the fact that the home din-
ner table ought to be the first market. This is not strange, for
they have long followed the plan of buying their living., A
little diversification in the way of a home garden, a family
cow, a pig, and poultry will diminish in a surprising way the
need for the kind of credit that is explained by the following
figures. The most of the indebtedness represented by the fol-
lowing figures on the credit system, is due for running expenses
in the way of household necessities. Very little of it is incurred
because of the purchase of machinery, improvement of stock,
or for other purposes leading to a better kind of farming.

Our personal investigation leads us to believe that wherever
the farmer depends too much upon the grocery, the chattel
mortgage follows farm life.

The following cases represent the character of credit busi-

ness that is done by merchants, and also some loan conditions
between farmers and banks.

The first is the case of a mercantile company which had
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placed on the chattel mortgage record in one year 254 loans;
or perhaps a better word is advances, for these chattel mort-
gages represent, in the majority of cases, the amounts for
which farmers have contracted with the store in the business
of making their crops and paying running expenses. It must
be understood that such a company deals in general merchan-
dise and is able to furnish the farmer with practically every-
thing that he needs in his business. The sum total of the 254
mortgages is $18,292. 'Which is an average of $72.02 per mort-
gage. The following table will show the way in which these
mortgages may be grouped:

Mercantile Mortgages

Dollars. No. of Mortgages.

O B oo v sism o o5 56 06w 0 8% 5 B a s 102

50= 99 2ot bds Smisues Tt S s 100
TO0=149 ...:civeiionsminiimnsic@ssss 26
L0199 o smwwmesmossonesvvsssasis 10
D00R289: i s ous @@ spa @bl S @ alae os'se 9
2B80-299 ..iiicmsiceiiaisns sh R 2
B800-349 cvavnnieineniaenssens Ve e 4
400-449 . ... ... i 1

Attention is called to the fact that nearly 80 per cent of these
loans are of less than $100.

The second case represents mortgages recorded by a national
bank. There are 47 mortgages of an average value of $221.47,
the total amount being $10,409.13. The following table shows
how these loans may be grouped:

Bank Mortgages

Dollars. No. of Mortgages.
0kt B9 ;iR P AR e IR R R EEE 8
BO% 99 .oiivesbinimosmmbs swsisssmmsans 9
VOOLAY . owmuis sismins sremers os o @5 o0 o 11
150199 20Dyl iRERL iR REREL RS 8
200-249 ....coveremnemsi smE e fa 3
250-299 i cwmvissmm e E e e e e W HEe s e 2
B00-849 . suwsoswwssmmussnmes smesses 4
9505890 . uvevseein e e s 1
400-449 .. umuomcmesnenesnsssnmssess 1
AB049Y o5 w s senE B o § a5 wE 5 BE weE s 1
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Dollars. No. of Mortgages.
BOO0-549 . ciiinvnivaen i es v s sodos b 1
600-649 ........ ... ...l s 1
800-899 vvsmnanmanoommnses o mars s as 1
Over 1000 ..........ci i ieeoencnnnns 1

The next case is that of a merchant who placed 39 mort-
gages amounting to $5,066.80, the average being $129.92. The
following table will show the grouping of these loans:

Mercantile Mortgages

Dollars. No. of Mortgages.

05 B9 oy v aim oo o s v w01 020 a0 ioms 08 i 38 B n 10

B0~ 99 sinmsmmsumisssosswseniamsays 7
100-149 ...t e 10
THO=199 oo momswmsmes mors wammio oo s 4
200-249 . ..cciacvness smemasswie e 4
2B0=299 0o covo v wce i mvin 16t 9u1s 7 510kt wiks ot vl 52 8 7 1
800349 c.nsiwmsmmeanashsmms ems e me 2
BO00-649 iivinivawviodmessnnmins s s e s ws 1

These three cases are all taken from the same record, and as
might be expected, they show that the majority of loans made
by the bank are somewhat higher than the majority made by
the merchants. This is also true for the average mortgage, as
may be seen by comparing the three averages.

The next case is that of a firm which does both a mercantile
and a banking business, the total amount of mortgages put on
record by this firm for one year being $29,043.18. There were
178 mortgages, and hence the average amount of the loans
would be $163.16. As might be expected, this average stands
between the averages of the two mercantile firms and the aver-
age of the bank as shown in the preceding cases. The follow-
ing table shows how these 178 loans may be grouped :

Combined Mercantile and Bank Mortgages

Dollars. No. of Mortgages.
0 (B o o imin e brim 8 0606 o i i 8 29

Bi0= 00 w5 wsmm e e b e e s w6 e ® 8 44

LO0-14Y .osomwusmion e wamess s s ds o 25

BBOSLIT oa a0 16 msre v sav cor-onario e 5301101 8 516 W S350 008 15 30

200-249 cssssasenimuse s nemian s 17
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Dollars. No. of Mortgages.
250-299 siniiscnsmnsemsnniE R LY R mE s
300-349 ...t i i e
860-399 iivsisnsivsinnsnsimn s imas
400-449 ... ... ittt
480-499 inciimiimsinssnmsmme vwBim Yl
500-549 ...... et ie ittt
660-699 . isiinisnnsE RN ERIRREERS
T00-T49 . ... it iiiitnnenennns
T60-799 .iviisnismainissnimmsimusm®s
800-849 .......... ittt
850-899 cinvsewiiunisisamssmniwssani

S e R A )

In this case it is seen that 72 per cent of the loans are of less
than $200 each.

Although the foregoing figures sum up a very large amount,
and show the given number of farmers are in debt to this
amount, debts do not necessarily show that these farmers are
in a bad condition. The bad condition is shown by the fact
that the farmer must pledge personal property for a loan for
this amount, and by the fact that we know that the debts are
incurred for running expenses or as much for a consumptive
as for a productive purpose. The commercial man often bor-
rows as much as the farmer does, but for quite a different rea-
son. If to be in debt meant to be in dire straits, we would
have to revise our opinion of the leading nations of the world.
The greater part of the world’s business is done on credit, which
means indebtedness, but there are many different kinds of
credit. To misuse it is o run the risk of becoming bankrupt.

As has been said in another place, we do not know what rate
of interest the borrower pays to the banker or to the merchant,
but we have numerous cases where the rate will run nearly as
much again as the legal rate! We do not care to quote
many farmers on this point, but the following expressions con-

For a further discussion of Rural Credits and interest rates paid
by farmers, the reader is referred to Bulletin 355, published by this
Division, ‘‘Co-operation in Agriculture, Marketing and Rural Credit.”
Scores of bankers are free to admit that the interest rate is fre-
quently above the legal limit. In our work we often find 15 per
cent to 20 per cent being paid in one way or another, and conditions
are so well known that we have not thoughkt it worth while to go
into detail on this point,
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cerning either credit conditions or the financial situation, may
prove of interest:

“The bankers charge from 12% to 15 cents on loans, and some
of them do not run over 8 months; but if you borrow you will pay
interest for 12 months. Some will say, ‘Why don’t you make them
pay for usury?’ But say, friend, first you can’t get a county attor-
ney to take hold of it, and if you could, and did make them pay,
you would never borrow any more in this county from a banker.”

‘““A great many landlords rent for ‘cash’ rent, and I am informed
that in almost every case when the tenant paid cash rent, his entire
crop would not pay the rent and leave the tenant enough to pay
the interest on his bank account.”

“There is one thing that is practiced by the landlord and mer-
chant. It is done this way: The landlord will go to the merchant and
make arrangements for the merchant to furnish the tenant with the
understanding that he will let him have the goods in a way that
the landlord will make a very large profit; let the landlord have
flour at $1.50 per sack, and the landlord will let the tenant have
it at $2.00 per sack, and so on with everything that is furnished.”

“It is almost impossible to build up a permanent school in a
rented school district. Your school will overflow one or two years,
then fall far below par one, two or three years in this community.
After the landlord gets his rent and the merchant his supply ac-
count, there is nothing left for the doctor, nothing to build schools
nor churches.”

‘“Renters as a rule failed to pay out this year. Merchants have
collected less than 50 per cent of their accounts, and carried over
about 20 per cent last year. Our leading banker estimates the re-
duction in cotton acreage at 25 per cent for 1915.”

“So you see we have to pay usury now to the merchants. First,
they won’t pay us enough for our stuff so that we can get out of
debt, and they keep us buying on time with such an extortionate
price that the tenant is in debt from one year to another; never out
of debt for a bare existence.”

“Let me say that the ‘Cash Bonus’ is not what is the matter
with the tenant farmer today, but it is the fact that he is the victim
of high interest and unreasonably large profit, as well as high rent.
He is forced to do just what the landlord says do.”

“Since answering your questions as brief and plain as I can, I
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wish to add a few words in regard to, and facts concerning, the ten-
ant situation. First, we are in a deplorable condition. Three-fifths
of us will never pay our store accounts., I have talked to merchants,
and they all tell me they will never collect more than 60 per cent
of what they have let out.”

It is very true that the reader will need go no further than
the first merchant who supplies these same men with their
groceries and drygoods, to get the merchant’s side of the story.
It is generally recognized that goods which are sold on credit
must be sold for a higher price than goods sold for cash. Even
if it were taken for granted that all men paid their debts and
therefore no losses were to be sustained in a credit system, it
would still follow that the merchant selling on credit has no
power to take advantage of discounts granted by the wholesale
houses. But there are losses, and it is very easy for a man to
forget his debts when moving time comes. The merchant must
be protected in this kind of business, and while we give a few
examples above which may be out of the ordinary, it is true
that in the great bulk of business there are numerous land-
lords who stand good for their tenant when it comes to a ques-
tion of obtaining favor from the banker or the merchant. It
would be entirely inconsistent for any commercial banker to
loan without proper security. If the borrower has nothing ex-
cept & small amount of personal property, and has not lived
in the community long enough to prove his worth, we see little
escape from the chattel mortgage when the banker is depended
upon for a favor. We must go back to our original conten-
tion that the responsibility must be placed upon farmers, bank-
ers, and merchants alike, the major portion of it resting upon
those who are most capable of seeing that the entire credit sys-
tem is wrong. That the banks are a source of credit to the
farmer is proven not only by what has been given above, but
by the following example of 413 cases of bank loans from one
bank. Cattle loans are not included. The first column shows
the range of the amount in dollars. For example, there were
107 loans ranging from $50 to $99. The second column gives
the number of loans falling in each group as the 107 above
mentioned, and the third column shows what per cent the num-
ber of loans in each group is to the total number of 413. Thus
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it is easily seen that 85.2 per cent of these 413 loans are of less
than $250 each.
Bank Loans

Dollars. Number. Per cent.
02 1Y s B St s et sl alsmads 65 15.7
B0~ 99 uinmsmvsnsnmimasuimniwas 107 25.9
100=149 ...cvocivnrimamsinisainia 102 24.7
EB0-120.9% 50t v 510 50 S TS o e o BT 55 36 8.7
200-249 iicwssossmenmisnuEmsnys sy 42 10.2
25022019 oviownimieninsinbainoim s e b 13 3.1
800-349 ...coc0cnesms = 15 3.6
350399 s snnswninsénie v mse i 12 2.9
BO0LLY. v v v n s s o vo i 0o 6 1.5
AB0=499 wuviwsvmommsmes s s w5 sw s 3 1
B00-549 .. :vvinsemsmsimsnwsnssuse 3 od
BB0599 v v v wimons 00 0wt s w0 e 5 1.2
0005650 v vsom mnm 5 5m o5 a5 o 820 a0 6058 50 4w 2 5

There was one loan of $805 and one of $920.

The sources of capital and credit for the farmer as we have
given them in this brief chapter will answer for thousands of
cases. In the next chapter will be found a more detailed dis-
cussion of the uses of the chattel mortgage in securing credit.



CHAPTER IV

THE CHATTEL MORTGAGE AND THE ONE-CROP
SYSTEM

‘We are not prepared to say how many chattel mortgages were
given last year or any year by the farmers of Texas, but as is
well known, the chattel mortgage has a wide use. As may be
seen from the following pages, the number in certain counties
runs into the thousands. No one knows what rate of interest
these mortgages bear. In most cases no rate is stated, but the
interest is taken either by discount at the bank or by enhanced
prices on the part of the merchant. We may dismiss the in-
terest question by simply saying that from personal investiga-
tion, we know that in general no farmer can pay the price for
capital which is usually paid by Texas farmers and make any
profit on the use of that capital.?

Imitation and custom are present, as social laws, among all
peoples and in all kinds of business. To do as has been done:
before is one of the easiest lines of action. The credit systenr
used all over the South today has become intrenched by cus-
tom. To get credit by pledging personal property is a habit.
The habit has grown strong because year after year men have
depended upon a very few things. One crop and one kind of
credit go together. Ome crop and a chattel mortgage on it, and
on the property used in producing it, hold thousands of ten-
ants in economic bondage. We are writing of conditions as
we have found them. The chattel mortgage is a dominating
influence. The man who pledges his personal property is no
longer in economic freedom. But there is no one class of eciti-
zens to blame for this condition. We recently heard one banker
say in renewing four mortgages, ‘‘What are you going to plant
this year?’’ And four times from as many different men came
the reply, ‘‘The same as last year.”” It is this ‘‘same as last
year’’ business which has put the farmer in the hole. The:

1See note p. 51.
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blame in the above case is on the banker. He should be trained
to see aright.

Chattel Mortgages for Robertson County

These figures cover the one year, January 1, 1913, to January
1, 1914. We have taken from the records 1715 mortgages. The
total amount of these 1715 mortgages is $362,995.10. We have
shown in Figure XXIV and by numbers how many of these
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mortgages were given in each menth, and what per cent was
due each month. The following table will show how these mort-

gages may be grouped as to the size:

Dollars. Number.
05 49 iumimsumsnsimysEiERIEE e 136
BO- 99 .. .iiiicm miana b ws ah N 356
100-149 ...ttt i e e 309
A50-199 ..cconvvevonmiwvsmsnmenaen 239
200-249 ... i e 167
2B0-299 .ivsinssmsmninmimveniemsn 127
800-349 ... e e 109
850-399 ....... ... eeee. 11
400-449 ..... .. iiii e 61
450-499 ... ...t ittt 22
500-549 cocovsmuimenmsnmims smsmns 19
B50-599 ......iviiiinianinesinsaas 27
600-649 ..........0iiiiirrannaann 12
€60-699 .ivscossmsevinninsw iy eEn 7
T00-T49 ... ..t iiiiiiiienrnnnnnn 6
T50-799 .....covveivnnnnn et 11
800-849 .uvwwiwsims swsmmensmmswn 7
8560-899 ...... ... it 2
900949 ..owiicvsmanmsmmem v s sis s 3
950-999 ..oviviivesninmisacwine i 2
1000 and over...........coveenunn 22

Per cent.

7.9
20.8
18.0
13.9

9.7

7.4

6.4

4.2

3,6

1,3

Wb R W

oy

To cover the amount of $362,995.10, we have listed the fol-

lowing property:

1,385 head of cattle.
1,626 head of horses.
1,862 head of mules.
566 wagons.
192 buggies and hacks.
29 plows and stocks,
1 harrow.
26 planters.
128 cultivators.
81 sets of harness.
1 mower.
101 hogs.
7 saddles.

cutters.
rifles and pistols.

-3 =3 o

engines and hay presses.
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All machinery was pledged in 36 cases; all harness in six
cases; all cattle in 7 cases; all hogs in 4 cases; all plows in 19
cases; all chickens in 1 case. Other scattering items consist of
certain articles of household furniture.

On the record books from which we took the foregoing in-
formation, there were specific columns for recording the amount
of corn and cotton mortgaged. In recording this property we
have made no mention of these two crops, for practically every
case had written in the record the word ‘‘all’’ for both corn
and cotton.

Figure XXIV is made somewhat clearer by the use of the
following figures showing how many mortgages were given
each month and how many were due each month.

Given Each Month

Jan. Feb. Mar. Apr. May June July Aug. Sept. Oct. Nov. Dec.
778 311 216 75 84 42 33 10 6 21 47 93

Due Each Month.
25 13 9 7 1 4 1 184 669 596 112 32

The chart and the above figures cover the period January 1,
1913, to January 1, 1914. It may be noticed that there are 63
more mortgages given than marked due. In a part of these
cases there was no definite statement as to the time when due,
and in a part the mortgages were to be paid in installments.
It is worthy of note that over 76 per cent of these mortgages
came due during the months of September and October.

Chattel Mortgages in Brown County

The following tables are made up of figures taken from the
chattel mortgage records covering the year November 1, 1913,
to November 1, 1914. We have taken 1445 cases from a total
of over 1900 cases. Many of those represented by this differ-
ence weré given by people living in town, or the character of
the property mortgaged did not indicate whether or not the
mortgagor was engaged in general farming or stock raising.

The following table shows how many of these mortgages were
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given in each month and what per cent that number is of the
whole number or 1445 mortgages:

Month. No. Per Ct. Month. No. Per Ct.
Jan. ......... 293  20.3 July ....i0ees 72 5.0
Feb. ......... 183  12.7 AUR., «cvmvonnns 45 3.1
March ....... .9 6.3 Sept. ......... 40 2.8
April ......... 146  10.1 Ot coenasomas 51 3.5
MAY ccossmmse 114 7.9 Nov: sinsvsmus 141 9.7

June ......... 84 5.8 Dec. ......... 185 12.8
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The next table shows how many of these mortgages were
due in each month, and what per eent that number is of the
total or 1445 mortgages. See also Figure XXV,

Month. No. Per Ct. Month. No. Per Ct.
Jan. ......... 47 3.2 JUIY swsawsus 52 3.6
Feb:. w:ivwawsns 24 1.7 Aug. ......... 87 6.0
March ........ 33 2.3 Sept: .iewemmen 457 31.6
April ......... 24 1.7 Oct, .......... 456 31.6
MaY .savwsmass 36 2.5 Nov. ......... 119 8.2
June ......... 39 2.7 Dee. .sivsinins 42 2.9

Twenty-nine of these mortgages, or 2 per cent of the total
number, were payable in installments; in thirteen cases no defi-
nite time for settlement was stated.

The next table shows the size of these mortgages by groups.
The per cent that the number in each group is of the total
number, 1445, is also shown:

Dollars. No. Per Ct, Dollars. No. Per Ct.
0- 49 ....... 322 22.3 500-549 ....... 17 1.2
50- 99 ....... 389 26.9. 550-599 ....... 8 b
100-149 ....... 277 19.2 600-649 ....... 6 .4
150-199 ....... 113 7.8 650-699 ....... 3 .2
200-249 ....... 100 6.9 700-749 ..... - 3 2
250-299 ....... 38 2.6 750-799 ....... 2 1
300-349 ....... 40 2.8 800-849 ....... 1 1
350-399 ....... 24 1.7 850-899 ....... 3 2
400-449 ....... 22 1.5 900-949 ....... 1 .1
450-499 ....... 10 N 950-999 ....... 0 .
1000 and over... 66 4.6

A study of this table will reveal some interesting things. One
thing worthy of note is that 68.4 per cent of these mortgages
are for amounts of less than $150 each. The principal prop-
erty given as security in these mortgages consisted of: 10,612
cattle; 1,758 horses; 753 mules; and either a part or all of the
cotton crop in 652 cases. In addition to these items, there was
a great list of hogs, sheep, bees, buggies, machinery, wagons,
and other kinds of property. We have given enough examples
from other counties of this kind of property, to serve our pur-
pose here. In Brown County, there was more cotton designated
by the number of the bale and mortgaged in that way than in
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any other county. In some cases all the cotton in the ‘‘even’’
bales, and in other cases that in the ‘“odd’’ bales was mort-
gaged; in other cases the first or second, or any other ‘‘bale
to be ginned.”” This system of designating the cotton mort-
gaged is in common use in nearly every county. In every
county in which we have been, some farmers mortgaged the
1915 crop before the 1914 crop was gathered. To mortgage
the future is quite common, and one need go no further than
the county records to find that hundreds of farmers depend
upon this system.

Chattel Mortgages in Jasper County

This county has very few chattel mortgages recorded in any
one year. There were only 59 farm mortgages recorded last
year. The total amount of these mortgages was $11,674.70.
To cover this amount, there was listed the following property:

Number.
CRIEIO: & oo s 55 5 5 50 60 et s 8505 s ot v i 0 8 0 895
HOEEEH & waivisled fm S Lon e aie mihe dbn b apa s 56
MUles: . i woomssmemwasoinssssss®somse 66
125 1 =7~ + A SR S R S 45
BEOES o s w045 31900 & 50 896 300 15 & 8w i Bh B 058 50 & 20
WEEODSE .. oo oo 5y o bik 6 6 1655 @ 576 5 540 3 6 0% 15
BUEEICH o et ais mohs Gueainiim o0 s keske s iit-sid 5
SadAles . oo nemene e on e sm e m eE© s . 2
OO, o 556555 wo & 555 07 5566 #1559 05 @ 6s s 6
HATHEES 3 st mmiE s niE BB EeE s 1
Cotton; bales i:wwsmsweewsoassmimssss 3

There were, however, 8 mortgages amounting to $7,666.67,
which listed 815 head of cattle, 7 horses, 46 mules, 20 hogs, 2
saddles, 6 oxen, 5 wagons, and 5 buggies. This means that there
were 51 mortgages left, which amounted to $4,008.03. To cover
this amount, there were 80 head of cattle, 49 horses, 20 mules,
45 sheep, 10 wagons, 1 set of harness, and 3 bales of cotton.
The total number of 59 mortgages may be grouped in amounts
as follows:
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Dollars. Number.
0= 49! 5 5.0 2 o0 9956 Bare B Wie [0 et wigey @ miwie o 28
5O- 99 iupenssmnsnssivesm s e e 12
112 L R U S 2
150-199 ..cisencvsssmswmsnnes nssss 3
200-249 .....cici0ciinin e ER S B wS 4
250=299 ... visrvmesen s ey eees 1
850-8399 :..iiisssmsneiEniEEs iR uews 1
400-449 ... ... e 2
b00 and OVer «.sssimssssnsasnswsnsnesse 6

It will be seen that nearly 68 per cent of these mortgages are
for less than $100.
The following figures will show the number of mortgages
given 1n each month, and the number due each month:
Given.

Jan. Feb. Mar. April. May. June. July. Aug. Sept. Oct. Nov. Dec.
5 7 7 3 5 3 2 9 8 5 0 5

2 1 4 6 4 3 1 3 2 10 10 4

In 9 cases no time for maturing was stated. At least 27 of
these 59 mortgages were recorded by banks.

Chattel Mortgages in Medina County

The following figures are compiled from 373 cases taken from
the chattel mortgage records. The table will show how 253 of
these mortgages may be grouped with regard to size. These
253 cases represent the mortgages which bear most resemblance
to those given by general farmers:

Dollars. No. Dollars. No.

0- 49 .isusvasnvssnens 33 550-599 ................ 0

B0- 99 .....i0ik5 000000 62 600-649 .cuiviinasioaen 2
100149 i.vvevninsevoens 38 650-699 ................ 1
150-199 ..civavesmsneses 25 700-749 ................ 2
200-249 ... i 28 TH0-T99 .vviniivoeeumen 1
950-299 «siwwswmennsmeiene 19 800-849 ................ 1
8300-349 .......00c000nnn 7 850-899 ................ 1
350-399 ........iiiiinnn 11 900-949 ................ 2
400-449 ...vivuiwneensa 6 950-999 ......... . .. 0
450-499 .. .. ... 3 Over 1000 ............. . b

500-549 ..icvemsonnsensme 6
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In another place we give a table of cattle loans to the number
of 88, taken from this same record.

It should be remembered that in the case of cattle loans and
loans on horses and mules there is no lien given against crops
as is true in so many cases out of the 253 mentioned above. The
next table will give some examples of mortgages on horses and
mules.

Amount. Horses. Mules.
$§ B6 siiiiieseniavivanikianiamns e 4
1 2
175 csimmonmuinseoigssmesmsmys 3 2
200 .. e et e e 3
270 i et e e 4
280 LiinsiwssmineissnEsEEiEss 3
3 5 10 1
868 uimvsmsnmsppivavmiEnswmus 15
400 .. e et . 6
430 i 4
A58 wasmEimE e R RSN S 2 5
BOO ...ttt e 15 .
BOO wscmvsmunmsuwmsmuonsenssss 2 4
BEO .cissminrmsnscnimasmsamswas 0 13
800 ...ttt e 5 7
1000 .cvuwswas wimssmsmasmsems s 17
1000 :s5.imimmedmimbimsmnimsans - 40
1200 ... i e 7 20
P800 .osussmmimpsws v 3w viwimes 2D 8
I600 .aciinsibnmednismassiin: ns 13 10
2100 ...t e 57

The total value of all the mortgages which we have recorded
from August 1, 1913, to August 1, 1914, is $431,546. The total
amount of property, including the horses and mules given
above, but not including the cattle mentioned in the cattle loan
table, is 102 head of cattle, 359 horses, and 404 mules. A part
or all of the cotton was referred to in 104 cases. Among other
items may be mentioned, in one case, 106 sheep; in another, 90
goats; for 7 cases, 60 hogs; in 6 cases, 6 buggies; in 4 cases, 4
silos. Besides a varied assortment of plows, cultivators, and
other farm machinery, there were listed 72 wagons. In addi-
tion to this, one man has mortgaged a one-half interest in the
crop from 100 colonies of bees, and four other men have mort-
gaged a total of 1,044 stands of bees.
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In order to make this system a little plainer, and to call at-
tention to the large number of acres of certain crops which a
man agrees to plant, some specific examples are given below:

When Given, Time. Amt. Property Mortgaged.

May ....cccenen 3 Mo. $ 75 70 acres of cotton, 15 acred
corn, 8 acres of maize.

May ......... 3 Mo. 90 60 acres of corn, 35 acres cot-
ton, 20 acres cane.

July «iiseneen 3 Mo. 90 1 cow; all cotton; corn; oats;
9 hogs; 1 wagon.

January ...... 7 Mo. 200 3 horses, 30 acres cotton, 15

acres cane, 17 acres <COrh,
1 plow and 1 planter.
January ...... 8 Mo. 140 1 horse, 40 acres corn, 4 acres
cane, 60 acres cotton, 2
planters, 1 cultivator, 1 plow.
January ...... 8 Mo. 917 3 cattle, 2 horses, 115 acres
cotton, 10 acres cane, all
corn, all oats, 2 plows, 1 har-
row, 1 wagon, 1 mower, 1
rake, 1 cultivator, 2 planters.
January ...... 8 Mo. 600 2 cattle, 1 horse, 4 mules, 50
acres cotton, 40 acres corn,
all oats, 2 cultivators, 2
plows, 1 harrow, 1 wagon.
January ...... 7% Mo. 415 2 cattle, 1 horse, 2 mules,, all
cotton, corn, and oats; 10
hogs, 1 wagon, 1 cultivator,
1 plow, 1 planter.
July ......... 4 Mo. 175 67 acres cotton.

These cases could not be called exceptional, as many more
of almost exactly the same wording could be found in the 253
cases which have been mentioned above.

Over 37 per cent of the 373 mortgages were recorded by
banks, and the majority of the remainder by merchants. The
table below will give some idea of the loans or mortgages re-
corded by one national bank, the total number of loans being
74. We do not mean to say that this was all of the loans re-
corded by this bank in one year. The total of these 74 loans
was $121,654.00, and they may be grouped as follows:
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Dollars. No. Dollars. No

0- 99 .ottt 12 1000-1499 . ... 6
100-109 :izzvensmonssnss 7 1500-1999 . ... .. 9
200-299 .. ... 5 2000-2999 ............... 4
800-399 . ... 4 8000-3999 ............... 3
400-499 . ............... 1 4000-4999 . ...........n. 5
500-999 . ............... 10 5000 and oVer . ........... 8

The larger loans of this group are cattle loans, and do not
affect general farm conditions.

Figure XXVI
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The following table is to explain in figures the preceding
chart (Figure XXVI). The chart represents 373 chattel mort-
zages. The following figures show how many of these were
given each month, and how many were due each month. There
was one case in which no time was given.

Given.

Jan. Feb. Mar. Apr.,May. June. July. Aug. Sept. Oct. Nov. Dec.
83 37 24 24 28 22 24 11 16 34 40 30

Due.
16 13 10 18 15 19 19 39 113 62 29 19

If we should take out of these figures 92 cases in which cattle
is the leading security, we would find that the liens against crops
change to a considerable extent the percentages of mortgages
given in certain months and due in others. If we do this the
figures will read as follows:

Given.
Jan. Feb. Mar. Apr. May. June. July. Aug. Sept. Oct. Nov. Dec.
74 30 20 17 20 13 18 6 10 20 30 23

Due.
2 6 7 11 11 11 14 24 105 57 20 12

Chattel Mortgages of Ninety Mexicans in Medina County

The total amount of ninety chattel mortgages executed by
Mexicans in Medina County is $14,088.38, or an average of
$156.54 per mortgage. Out of the ninety cases it is certain that
12 were recorded by banks and 47 by merchants. It is quite
likely that several out of the remaining 31 cases were also re-
corded by merchants, but it is not always possible to tell from
the name of the mortgagee the exact nature of his business.

To cover the amount of $14,088.38 which had been advanced
or loaned either in money or goods, there was on record the
following property:

15 head of cattle.

93 head of horses.
118 head of mules.

34 wagons.

6 buggies and hacks.
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24 plows and stocks.
5 harrows and 1 dise.
8 planters.

20 cultivators.

9 sets of harnes.

1 rake.

1 mower.
In 36 cases all or a part of the cotton was mortgaged.
In 35 cases all or a part of the corn was mortgaged.
In 24 cases all or a part of the oats was mortgaged.

The average length of time covered by the mortgages in the
ninety cases was 614 months. The sizes of the mortgages by
groupes were as follows:

Dollars. No.
0- 49 ... e 19
BO- 99 suvisnims snsansinsmamsanmensins cns 29
100-149 . ... e 10
150-199 . .vicpmins sasnasmspsminmsneimsens 10
200-249 . .5 sa i ek B S S R s 7
250-299 .. ... e e e 4
800=349 ..nuinsivsnminsaasmesms pasmsome 0
850-899 ... . it e n s b 3
400-449 . ... e 1
450-500 ......... I T 3

To these 86 cases there is to be added four of the following
amounts: $600, $631, $900 and $917.

In connection with the question of when the greatest number
of mortgages are given and when due, the following table is of
interest. In one case no time of maturity was given.

Given.
Jan. Feb. Mar. Apr. May. June. July. Aug. Sept. Oct. Nov. Dec.
23 10 8 4 4 6 5 0 1 3 17 9

Due.
3 1 2 1 5 1 10 14 30 14 5 3

Chattel Mortgages in Fort Bend County

We have taken from the several hundred cases given on the
records of Fort Bend County typical cases for each month of
the year. In this way we have a total of 448 mortgages. While
this is only a fraction of the mortgages recorded, we feel sure,
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because of the method of selection, that they are representative
of the situation in that county. The following property had
been pledged in the 448 cases':

Cattle ...... R BRI e 8 e d 321
HOTSES . vt i ittt ittt eeee s 543
MUTOS & o o0 s mms am 58w w o a8 @ m s i 616
WaBONS .o v vt ee i eeeeeeeenaean 39
Machinery, pieces ............... 26
HOZS v iiiii it iiii i 116
Sadadles: s e s w s e sen s S w e es 2
BUNE oo cvcmemmeomnonmmenonsomessis 2
Buggles .:i:oss8 asnes smas smus s 12
Harness, sets ..........c.ccucunnn 23

In 72 cases cotton was mortgaged either in part or entirely.
There were also other scattering items of other crops and mis-
cellaneous property.

The following' table shows how the amounts of these mort-
gages run in 424 cases, as we have separated some mortgages
which deal strictly with stock:

Dollars. No. Dollars. No.
0-49 ... ... ... 73 450-499 . .............. 7
50- 99 ............... 133 500-549 . ................ 3

100-149 ............... 61 560-599 ................. 1

150-199 . .............. 39 600-649 ................. 2

200-249 ............... 32 6560-699 ........ci0000.. 2

250-299 ............... 12 850-899 ................. 1

300-349 ............... 32 950-999 ................. 1

850-399 .:isomes vmsnmni 14 Over 1000 ............... 2

400-449 . .............. 9

It will be seen from the above table that nearly 50 per cent.
of these mortgages are for amounts less than $100, and that
over 72 per cent. are for less than $200. Less than 3 per cent.
are for amounts in excess of $500. The following table gives
examples of mortgages which are secured by stock only :

Time. Amount. Cattle. Horses. Mules. Hogs.
1.5 Mo. $ 9,370 276 50
2 Mo. 1,700 100 40 202
11 Mo. 550 s 4 2
3 Mo. 100 20
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Time. Amount. Cattle. Horses. Mules. Hogs.
6 Mo. 1,000 sww 3 3
6 Mo. 425 oo 2 3 6 i 4 Ce
8 Mo. 1,200 . % 6 100
2 Mo. 11,500 1,148
x Mo. 36,190 2,482 .. ..
2 Mo, 1,200 §ms 30 1
4 Mo. 156 6 .. ..
10.5 Mo. 483 e v 11
10.5 Mo. 2,709 r 9 v
4 Mo. 12,000 600 .. .. R
2 Mo. 800 11 10 7
4 Mo. 10,000 700 ..
2 Mo. 677 o 7 ..
11 Mo. 2,139 §d @ .. 9
10 Mo. 475 15 2 2
2 Mo. 1,200 BT 1 8
10 Mo. 600 P 9 1

The majority of these mortgages were recorded by banks.
The other three mortgages necessary to make up our 448 cases
are for amounts above the average as they deal with farm
machinery of the heavier type.

As mentioned above, we analyze only 448 mortgages out of
a total of several hundred. The chart (Figure XXVII) shows
the time, when given and when due for a total of 1753 mort-
gages in this county. The figures from which this chart was
made may be stated as follows:

Given.
Jan. Feb, Mar. Apr. May. June. July. Aug. Sept. Oct. Nov. Dec.
424 271 256 199 110 91 36 27 46 73 123 97

Due.
57 21 18 16 18 25 16 36 503 805 154 56

The upper line shows the number of mortgages given each
month, and totals 1,753. The lower shows the number of mort-
gages due each month, and totals 1,725. In this case, as in other
counties, there are always a few mortgages recorded for which
mno definite time is given.

Nearly 27 per cent. of the 448 mortgages were recorded by
banks, and the majority of the remainder by merchants.

In the following paragraph we give five examples of the word-
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ing of these mortgages as they appear on the records. In the
case of stock, which we have not listed in our examples, it is quite
common to go into some detail concerning the nature and de-
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~ Figure XXVII
scriptions of the animals themselves. In the case of a large
herd of cattle or horses, they are usually described by age, and
the place where they are supposed to be located is given. Fre-
quently a team of horses will be recorded and described as, ‘“the
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team known as the John Doe team.’’ In this way the name of
the particular man who has raised the horses serves as a means
of identification.

(1) Mr. D. to Mr. R., February 5, 1914, to September 1,
1914. $100. Two mules, 1 cow. Entire crop on my mother’s place.
I agree to break, plant, cultivate, and harvest said crops (about
25 acres, 16 cotton, and 8 corn) and deliver same to R. for sup-
plies I get to perfirm (sic) my duties on said crop.

(2) Mr. H. F. to Mr. S. and Mr. W., Feb. 1, 1914, to May
1, 1914. $604. All potatoes (Irish) planted and being planted
on two 50-acre tracts described in mortgage.

(3) Mr. P. to Mr. M. and Mr. C. No time given. $2,400.
A two-thirds interest in about 60 acres of potatoes grown om
farm described. Potatoes to be dug, sacked, and put on board
cars at S. to M. & C. to be sold by them. Balance of crop be-
longs to Mr. P. after notes are satisfied.

(4) Mr. W. to I. M. Co., Jan. 21, 1913, to August 15, 1913.
$65.00. Entire 1913 cotton and corn crop—said crops to con-
sist of 15 acres cotton, and 10 acres corn. Also 2 horses.

(6) Mr. W. to A. R. Jan. 24, 1914, to September 1, 1914.
$85.00. Two horses and entire cotton, cotton seed and corn. I
agree to break the ground, plant, work and harvest same in due
time. 30 acres in cotton, 20 acres in corn, and deliver same to R.

Chattel Mortgages in Matagorda County

In Matagorda County there are about 2,500 men who pay
poll tax. The number of chattel mortgages recorded in one
year amounted to 1,813. About 139 of these were put on by
city or town dwellers, so that the number of mortgages given
by farmers would amount to 1,674. At the time the following
facts were taken from the county records there was counted
nine foreclosure instruments posted on the public boards at the
courthouse, the total amount of these nine cases being about
$4,200. It was estimated that it would cost at least $600 to
cover the cost of proceedings to finish up this legal business.

It was not thought necessary to use all the mortgages appear-
ing on the record, as it was evident that the following 63 cases
carried all the essential features of all those appearing on the
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records. It has been necessary to take from this number sev-
eral cases of cattle and stock loans in order to get an idea of
the general farm loans. The following 55 cases show how gen-
eral farm loans or mortgages may be grouped:

Dollars. No. Dollars. No.
Below 50 ............... 9 500-549 .......onc000wvan 0

50- 99 ......... ... 12 550-599 ......... LTI 0
100-149 c.nvewssosnasmes 10 600-649 ........... .. ..., 1
150-199 .........ci.iun. 5 650-699 ................. 1
200-249 ............ .. 4 T00-T49 ::vssnwssnsmasmes 1
250-299 . cusis smsnvsmas 2 750-799 . ... iviieinnnn 2
300-349 ............... L4 800-849 .:i.uv:vmsmesorsmss 0
350-399 ................ 3 850-899 ...... EEEREENE RS 0
400-449 ................ 0 900-949 ........ ... ... 0
450-499 ................ 1 950-999 .. vcensrwesasmus 0

Over 1000 ............... 0

To cover these mortgages the following property was listed:

Cattle ...comiconsimesws 33 Buggies :viiusiin W e R w B

HOYBOS 5 ix e m o 515 win i 050 45 Harness .......ovveeeenenn 3

Mules «c:wss.smasnssmins 54 HOES;: soomumeimnssiews s 40

Wagons ................ " 14 Machinery, pieces ......... 26
19 acres potatoes. 263 acres corn.

364 acres rice. 669 acres cotton.

It should be noted in giving this list of property that all
the hogs were owned by two men, and one,of these owned 38.
The 19 acres of potatoes belonged to one man. In a few cases
all the crop of whatever nature was mortgaged. The larges.
acreage of rice mortgaged by one man was 110, the largest for
corn 65, and the largest for cotton an interest in 200 acres.

In addition to the mortgages given above we have a few ex-
amples of cattle and stock loans as follows:

Amount. Cattle. Horses. Mules. Hogs.
$30,000 :.:ivsiwsna. 3,200 o o
2,000 ........... 100 .. 28
1,000 ........... 44
11481 sswnemnmmen 445 .. " -
3,500 ........... 86 19 .. 10
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The largest crop mortgage found in this county was one for
$2,317.97 against a pledge of 222 acres of cotton and corn. An
examination of the records showed that after May 1 nearly all
mortgages given were secured by crops, mostly corn and cotton.
In this county, which, as may be seen from the growing of rice,
is a Gulf Coast county, the prevailing rent was the third and
fourth. No bonuses were found, and very little money or cash
rent was being paid.

The following figures concerning land ownership will prove
interesting :

Owned by residents of the county..... 441,191 acres
Owned by non-residents of the county. 171,446 acres
Unrendered. .« ..vcwwswaemamseis s 83,117 acres

Of the land rendered, nearly 28 per cent. was owned by non-
residents.

The total amount of the 55 mortgages noted above was $10,-
820.77. To this we may add $49,212, representing the total of
the six cattle loans given above, and $1,000 secured by 60 acres
of cotton and corn, and the $2,317.97 secured by 222 acres of
cotton and corn, may also be added, making a grand total of
$63,350.74 for the 63 cases. The average for the general farm
loans was $196.74; and for the cattle loans, $8,202.

The months when the 55 mortgages were given and the
months when due may be shown by the following table:

Given.

Jan. Feb. Mar. Apr. May. June. July. Aug. Sept. Oct. Nov. Dec.
1 1 3 3 0 1 1 24 14 4 2 1

0 3 0 2 0 1 0 2 10 14 13 6

In four cases no time of maturity was given. It will be seen
that so far as time of maturity is concerned these figures con-
form with the ficures taken from other counties, and for a much
greater number of cases.

Chattel Mortgages in Nueces County

The following facts concerning a Gulf Coast county are given
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to further supplement the information already obtained on
other counties. In this case we selected 109 mortgages during
the course of the year as typical of the mortgage business of
Nueces County, as dealt in by the general farmer. In addition
to these we give some information on cattle or stock loans. The
total amount of these 109 mortgages was $28,188.30, the aver-
age per mortgage being $258.61. They may be grouped as
follows':

Dollars. No. Dollars. No.
Below b0 i ssunsnsmuoms 15 3505399 . ...:snewisEseys 2

50- 99 . ... ... 21 400-449 ....... .. 6
100-149 . ... 24 450-499 ...:cicvanuinanes 2
150-199 .:::vivsmwsmmsns 13 500-549 .......cc00innn 2
200-249 . ... 8 550-2000 ............... 3
250-299 . ... 4 Over 1000 .............. 7
300349 wwinssnsemsms e 2

This table shows that about 67 per cent of these mortgages
were for amounts of less than $200. To cover this indebtedness
there was listed among the principal items of property:

Cattle sinwsusrsipoisissa@esms ssma s 44
HOTSOS .+ v ovevsvrseosnisninmensosssssnos 69
MERIEE o o 5 50 we? @ 53 253 B 5ol 7 908 Bhael B (8 5105 8 § @ 5oh 135
WagONS w5 smasnaismssmismegspamsneiepsnss 10
HOBB v vnvvnmoinm sdmsd s b 5656 556 8800 44

This property was about equally distributed except the hogs.
These all belonged to three men. One man owned 40 of the 44.
In addition to this stock there were several cases where all the
farm equipment had been mortgaged and in many cases there
was specific mention .of plows, cultivators, tractors, and general
farm machinery. As is usual, cotton and other crops were mort-
gaged both by the acreage and the amount. Sometimes the
mortgage covered as much as one hundred acres of cotton. In
other cases it was possible to mortgage only the fractional in-
terest in a certain number of bales. In addition to the 109
cases noted above, we have the following information concern-
ing some cattle and stock mortgages:
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Amount, Cattle. Horses. Mules.

$ 6,345 141
7817 20
10,500 300
300 16
2,093 110 s -
923 o vy v 14 (Also all equipment and feed)
13,000 520 e a5
1,700 2 sy 3 14 (Also all equipment and feed)
3,000 40 - 12 (Also two tractors)
1,900 P 5 25
$40,548 1,147 3 65

There is no way to tell from any of the county records how
long some of the mortgages remain uncancelled. There is a
recording fee; and after the moctgagee has once paid this and
the mortgage has been recorded, he cares little about striking
it from the record or making note of the fact that it has been
satisfied. It is quite probable that hundreds of mortgages re-
main uncancelled on the books at the close of the year although
they have been paid. It is quite common to find a mortgage
recorded several months after it has been given and many times
after it has become due.

Neither is there any way to tell how many of the mortgages
are given by landowners. But inquiry in each county concern-
ing names and custom makes it certain that it is the tenant
farmer who relies upon this system, while the landowner has
other means of borrowing within his power.

We leave to the reader’s own imagination the worry, the toil,
and the sacrifice of health, womanhood, and childhood, which
are required year after year as a result of this kind of economic
bondage.

Chattel Mortgages in Indiana end Wrisconsin

‘We have referred to the number of chattel mortgages in other
sections of the country. In many sections the chattel mortgage
is not in use. One reason why it is not in use may be seen in
the following information taken from a local paper published
on the eastern side of the State of Indiana. In the issue of
January 6, 1915, appears the following item:
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“Philip Retz, a well known farmer and hog raiser, sold to F. M.
Hubbard on September 8, 33 head of hogs that brought $740; on
January 4 he sold 80 head that brought $1,302.47, making a total
of $2,042.47 in four months and has 41 nice ones left for hig meat,
breeding stock, and market later on. Philip is surely hard to beat
when it comes to raising hogs.”

The writer, having personal knowledge of the section of the
country where this paper is published, knows that this is not
a very unusual record. The following item appeared in the
next issue of the same paper:

‘““Oscar Moyer, tenant of the Spiecker farm in Washington Town-
ship, sold to F. M. Hubbard last week 92 head of March and April
pigs that averaged 256.5 pounds. Last July he sold 94 head ‘for

$1,700. He has a hundred left for feeding and breeding. Surely a
record.”

The writer contends that this is not a record but only above
the average of what many tenant farmers are doing. However,
the interesting item is not on pigs but on mortgages, for in the
same column with the latter item appears the report of the

county recorder for the year 1914. The following facts are
taken from this report:

Farm mortgages (land)........ 642 $910,767

Chattel mortgages (all)....... 271 104,264

Liens (all) .................. 123 18,203
Satisfactions:

Farms ...........cuiuuuen... 448 $655,486

Chattels .................... 185 45,749

Blens sswscnsomemsamens sods 57 6,634

‘While there is no way in this case of separating the chattel,
mortgages of town and country, it is seen that combined they
total for the year only 271 for the county. The average size of
the mortgage is nearly $385. The writer knows from personal
investigation that no merchant ever takes a chattel mortgage
for goods advanced to any farmer. It will be noted also that
during the course of the year 185 chattels were satisfied.

The following statement has been made to us by a Wisconsin
gentleman who has devoted considerable time to the study of
rural credit and other problems in that state. This statement
comes in direct reply to our inquiry concerning chattel mort-
gages:
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“The situation in Wisconsin, as far as our investigation has
brought out the facts, is this: The banks of Dane County reported
loans on chattel mortgages aggregating some $3,000. In Rusk
County the chattel mortgage is more common; but the difficulty
there is, that it is not, as a rule, made a matter of public record—
the approximate percentage which is recorded being left to con-
jecture. Hence, any material on the subject would necessarily be
incomplete and unsatisfactory.

‘“Because of the meagerness of the material available on this sub-
ject I have concluded that it would hardly be worth while to attempt
to go any further with it.

‘“The bankers here do not like the chattel mortgage; neither does
the farmer. If the farmer is ‘good’ he can get what credit he wants
on his signature; if he is not ‘good,” he has difficulty in getting
credit under any conditions.”

Dane County is the county in which Madison, the Capital of
the State, is located. What is said above concerning Indiana
and Wisconsin will apply also to other sections of the grain
and stock growing regions. Investigation shows, however, that
in some sections of the north, where the farmers have devoted
all their time to one crop, that sooner or later, a system similar
to our own chattel mortgage system has come into use.

The Province of Ontario, Canada

In 1912 the province had an area of 260,862 square miles.
The population was 2,523,274, an increase over 1901 of 15.6
per cent. Toronto, the largest city, had a population of 376,538
m 1911. There was a decrease in the rural population from
1,246,969 in 1901 to 1,194,785 in 1911. These facts are stated
so that comparisons may be made with the State of Texas.

Ontario had in 1913, 48 counties and districts. The total
number of chattel mortgages recorded against farmers during
the year 1913 was 4,831. The way these mortgages were dis-
tributed may be stated in the following way:

12 counties had less than........ 50
19 counties had ................ 50 to 100
9 counties had ................ 100 to 150
4 counties had ................ 150 to 200
lcountyhad .................. 200 to 250
2 counties had ................ 300 to 350
1 county had .................. 412
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The totals for the entire province for the five years are as
follows:

Pr. Ct. Pr. Ct.
Decrease Decrease

Year. Number. Amount, in No. in Amt.
1909 6,816 2,730,119 % 8 “as
1910 6,196 2,658,283 9.1 2.6
1911 5,482 2,624,057 11.5 1.28
1912 5,016 2,310,071 8.5 11.9
1913 4,831 2,279,301 3.1 1.29

The actual decrease in the number of mortgages from 1909
to 1913 was 1,985, the decrease in the amount in dollars,
$450,818.

While in many ways the Province of Ontario may be con-
trasted with, rather than compared to, the State of Texas, the
above facts should prove of interest to all who are concerned
with the welfare of the farmer. The small number of mort-
gages on the record and the fact that the number is decreasing
year after year should stimulate our own state to study and
1mitate the means by which the Canadian people are doing this.



CHAPTER V
FINANCING THE PRODUCTION OF LIVESTOCK

““Texas will feed herself and keep $200,000,000 at home,”’ has
become a well chosen slogan in a campaign for diversified farm-
ing which is sweeping over the state. This slogan was carried
into eight or ten counties during a recent Campaign for Profit-
able Farming conducted by Professor Perry G. Holden and
many speakers of prominent standing. It has also been adopted
by warious commercial clubs and the business men of different
cities. It has given a great impetus to the movement for di-
versified farming with all the possibilities for remedying some
of our most perplexing agricultural problems.

In the following brief table, based upon the reports of the
United States Census, we set forth some facts concerning the
trend of our agricultural production and the movement of in-
dustry along agricultural lines for the decade 1900 to 1910.
Attention is called to the per cents of decrease or increase in
the individual products. It will be well to note the decrease
in some of our most important products. We are concerned
at this time chiefly with the information on livestock, corn,
and grains. Hogs have been omitted from this table because
the census of 1900 was taken in June and that of 1910 in April.
Since the great majority of pigs are born in the spring months,
the figures for 1910 show a decrease which is misleading. This
may also be true to a certain degree for other forms of live stock.

Increase and Decrease in Agricultural Products of Texas

1900-1910
Per Cent

Subject— 1900. 1910. Dec. Inc.
Population .............. 3,048,710 3,896,542 P 27.8
FAPMES o iosiwnonnsamins 352,190 417,770 ... 18.6
Improved land - in farms

(acres) ........c....... 19,576,076 27,360,666 rr 39.8
Dairy cows .........co... 861,023 1,013,867 ... 7.7
All other cows. ........... 3,369,880 2,469,321 26.1 ......
Yearling heifers .......... 954,835 716,943 24.9

Steers and bulls.......... 2,094,197 1,666,626 20.4
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Per Cent

Subject— 1900. 1910. Dec. Inc.
Horses and mules......... 1,793,122 1,866,034 ... 4.1
Sheep ........c.ii... 1,889,298 1,808,709 4.2  wimsew
Chickens ................ 13,562,302 12,889,699 5.0 ......
Butter on farms (lbs.)..... 47,991,492 64,993,214 5 %5 35.4
Butter made in factories

(Ibs.) v, 252,714 2,133,590 ... 744.0
Wool (Ibs.) ............. 9,638,002 10,257,779 ... 6.4
Corn (acres) ............ 5,017,690 5,130,052 % » & 2.2
Wheat (acres) ........... 1,027,947 326,176 68.3 ......
Oats (acres) ............ 847,225 440,001 48.1 ......
Kafir and milo (acres)..... 22,813 573,384 ... 2,413.4
Rough rice (acres)........ 8,711 237,686 . 8 2,627.4
Peanuts (acres) .......... 10,734 64,327 ... 500.
Hay and forage (acres).... 938,024 1,311,967 . 39.9
Potatoes, Irish (acres)..... 21,810 36,092 o 65.5
Potatoes, sweet (acres).... 43,561 42,010 36 nswean
*Vegetables (acres) ...... 111,899 124,690 ... 11.4
Cotton (acres) ........... 6,960,367 9,930,179 o 42.7
Sugar Cane (acres)....... 17,824 34,315 ... 92.6
Sorghum (acres) ......... 26,803 55,027 ... 106.3
All small fruits (acres).... 3,904 5,053 T 29.4

Value of orchard fruits....$1,345,423 $1,060,998 21. ......

The following table was frequently used in a campaign for
diversified farming in order to show a comparison between
eight counties in Texas and one county in Iowa. Our investi-
gation of the census of 1910, upon which all of these figures
are based, leads us to the conclusion that the Iowa county is
about an average county, with regard to these products, for the
State of Towa. It is rather above the average than below it.

While the table makes, comparisons which are against the
State of Texas, it is not our purpose to arouse a feeling of
regret, but rather to state a condition in such a manner as to
promote an interest and an effort to create for the next census
enumeration a condition which will show a favorable compari-
son of our own state.

*Note.—Includes all vegetables except Irish potatoes and sweet
potatoes.
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Fayette,
Bell |[McLennan|Johnsen| Falls| Hays|Comalj Bexar|Harris| Iowa.

Gallons milk

per cow per year--.f 215 300/ 298| 216 189 191 272 188 307
No. hogs per farm. 4 3 2 4 3 4 3 10 25
No. cattle per farm 5 4 b 5 10 27 14 40| 2
Poultry per farm.. 45 37 84 35, 26, 50 31 45 110

Income from sale
of poultry and _
2ggs per farm____. R4.37 15.58 17.84| 10.08| 9.65| 40.64| 23.57 28.41 97.7¢

Income from sale
of dairy products .
per farm..._...____ B13.77 21.09 19.44} 3.77| 22.64| 28.00| 147.55| 79.07 284.07

Income from sale
of livestock per
12:5 3 1 LR — 364.03 84.64, 142.82| 92.87| 91.84| 196.59| 147.68| 122.57 823.37

It is quite probable than an examination of many counties in
Texas and in other states will show similar figures. It is not
necessary that we give such data for a great number of coun-
ties, but it serves our purpose to state here that these compari-
sons are used by thoughtful students of the problems which
confront many of our farmers. Such figures are used to show
that where there is the most diversification there is also the
highest priced land. The observation is also made that where
livestock breeding has received the greatest amount of atten-
tion there also is the highest priced land. It is also stated that
where farmers have adopted the greatest amount of diversifi-
cation there exist the greatest export communities. Iowa, for
example, is a state exporting a great amount of agricultural
products. Tons of Iowa pork are sold in Texas. Iowa farmers
not only own Iowa, they also own enough land outside the
state to make two more states the same size as Towa. A weld
known speaker and student of farm problems makes the state-
ment that in Texas the farmers use the bank as a place to get
money from, while the Iowa farmer uses it as a place to put
money into. In other words, the diversified farmer has some-
thing to sell at all seasons and the income to the farm is steady.
It follows that there is a different kind of business connection
between the merchant, the banker and the farmer. Neither the
banker nor the merchant needs to supply the farmer with run-
ning expense money for long periods of time. A simple illustra-
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tion will show why this is true. At the time this is being written,
farmers are being paid in many markets thirty cents a dozen for
eggs. Two dozen eggs each day at this price will amount to
$4.20 per week. This amount week by week will offset the table
expenses. Aud during the course of the year amount to more
than $218.00. One reason why this amount will pay the table
expenses is because the farmer who sees the value of poultry
and poultry products usually sees the value of the farm garden
and the garden does as much as the poultry to cut down the store
bills. Texas will feed herself only when the individual farmers
begin to feed themselves. Each grower must supply his own needs
first. The surplus which is sold is then a money crop regard-
less of what it is. A great deal that is now expended for food
supplies goes not into the hands of growers or producers in
other sections of the country, but into commercial channels for
the purpose of keeping up a needless machinery. It is known,
for example, that in one county where hundreds of thousands
of dollars are being spent for potatoes brought in from outside
the county that about fifty per cent of the cost to the consumer
must go to pay the railroad for hauling the potatoes. The ten-
ant farmer who allows a market of this kind to exist without
trying to supply it does not produce what is needed most, and
therefore does not get the highest price for his produects.

We wish to repeat in this connection something which we
said in a recent Bulletin® on the same subject.

The rate of interest varies with the demand for and the supply
of capital. The average farmer’s dinner table is not overloaded,
but too often supplied from the commercial world. Bacon, meat,
butter, canned goods, dried fruit; in fact, everything bought is
capital until it reaches the consumer, and when the farmer uses
this capital from the commercial world he must expect to pay interest
and commercial profits for the privilege. A good method to begin
with to lower the interest rate would be “to live at home and board
at the same place.” When the farmer goes to town with something
to sell on each trip, he enters into commercial exchange where one
form of capital is traded for another and there is no need for capital
to carry the wasteful credit system which now exists. Hence, fol-
lows a less demand for capital, and it is interpreted in terms of a
lower interest rate.

*Bulletin No. 355, Cooperation in Agriculture, Marketing and
Rural Credits, p. 76.
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Some time ago, in making a study of cattle production in the
State of Texas, we had occasion to list all of the counties of
the state and put down for each county the number of cattle
rendered for taxation in that county for the years 1910, 1912
and 1913. We found upon investigation that about 74 per cent
of the counties rendered fewer cattle in 1913 than in 1912.
We cannot reprint here the entire list of counties with the fig-
ures which we have mentioned,® but be low we give a list of
twenty counties with their renditions for the years named.
These twenty counties are all found in the list of counties from
which we have gathered data for this bulletin. The twenty
counties give a fair idea of the fluctuations in the number of
cattle rendered from year to year by all of the counties of the
state.

Cattle

County— 1910. 1912. 1913.
Bell ............... 19,986 19,189 16,256
BOXAY cuwuawanmuiniss 19,095 15,310 14,648
Brown ....... S e 27,638 23,397 24,612
Comal ............. 12,319 10,859 10,293
Delta «vsscmsusswasnss 5,313 4,042 3,669
Ellis (census) ....... 15,803 11,748 11,364
Falls o osmewmemwineos 16,120 14,181 11,880
FortBend ........... 31,921 33,177 26,447
Harris .............. 45,459 40,334 33,835
Hays :vsevsmusnmenas 11,192 10,992 8,920
Hill s6esssiemninasing 17,167 15,248 15,181
Hood ............... 15,000 10,445 15,003
JABPEYr v wsiwnswnew s 13,042 12,542 11,542
Johnson ............ 19,105 15,018 16,711
Matagorda .......... 60,304 47,530 50,771
McLennan ........... 16,731 15,654 13,075
Medina ............. 40,464 30,026 23,574
NAVATLO: v v s ewos o v 20,693 19,022 14,430
Nueces .:v.ovevisvss 67,792 45,574 12,539
Robertson ........... 16,914 19,178 11,246

Every one of these counties had fewer cattle in 1913 than in
1910, with one exception, and in that case the number re-
mained stationary. This is to be regretted for many reasons.

1Assessment lists of this character are printed from year to year
in the Texas Almanac and State Industrial Guide, published by
Dallas News.
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In the first place there has been a constant upward tendency
in the price of beef and live stock products. In the second
place, such products can be produced as cheaply in Texas as in
any other place, and there is as much profit in live stock if it
is handled correctly. In the third place, there is a very close
connection between the production of live stock and the reten-
tion of the fertility of the soil. Good farming, large profits
from the soil and the growing of live stock go together. This
statement can be proven over and over by the experiences of
farmers in other states and countries. In the fourth place, live
stock furnishes cne of the very best forms into which to put
savings and surplus earnings while waiting for the accumula-
tion of sufficient property to permit the tenant farmer to buy
a farm for himself and make a reasonable original payment.

Cattle production in Texas is looked upon as a specialized
kind of work. We have already presented figures to show the
lack of milch cows with the average tenant. But we can show
even more closely that in some of our counties the production
of cattle is left to stockmen rather than to the average general
farmer. In a table given below will be found chattel mort-
gages covering over 42 per cent of the cattle rendered for taxa-
tion in Brown County in one year. Some of these cattle may
have been mortgaged more than once during the year. But the
statement holds that eighty-seven mortgages controlled nearly
one-half of the cattle in that county. If one man recorded one
mortgage, then eighty-seven men only were concerned. But
the election lists for the county for 1913 show about 2172 farm-
ers of voting age. It is very evident that the farmers do not
follow the policy of each one raising a few head of stock in or-
der to enlarge the farm profits.

The situation is similar in Medina County. This county had
an estimate (based on the census) of about 1,650 farmers in
1913. The number of cattle rendered-for taxation in that year
was 23,574. But as may be seen from the following table there
were 88 chattel mortgages, which, during the course of the year,
controlled 16,195 head of cattle, or about 69 per cent of all that
were listed for taxation. It will take but little study of the
following tables to show that general farming and stock rais-
ing do not go together. Attention is again called to the table
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given above, showing the amount of live stock on farms in dif-
ferent counties. And attention cannot be called too often to
the importance of a combination of live stock and feed stuffs
wherever it is the desire to gain the greatest amount of farm
profits and to retain, and not only retain but build up the fer-
tility of the land.

As the tables given on previous pages concerning tenant ren-
ditions show, there is a woeful lack of livestock with the average
tenant. Some tenants may have milch cows which do not be-
long to them, but to the owner of the farm. We have found
one case of a stock buyer who had ‘‘loaned out’’ about thirty
cows to farmers of the community. These cows remain in the
possession of the farmer, but all the increase reverts to the
owner of the cows. The farmer simply cares for them and gets
the milk. At the time we were discussing this question with
the stock man he informed us that such farmers were making
little effort to secure cows of their own. Other farmers who
did own cows were disposing of many of them in order to pay
their obligations and thus hold their cotton for a higher price.

Cattle Loans Brown County

(As shown by chattel mortgage records.)

Time Time

Head. Amount. (Months) Head Amount. (Months)
85 $ 1,150.00 3 38 $ 1,290.00 2
96 3,427.50 4 30 300.00 3
28 536.65 5 65 11,000.00 3
27 1,010.12 3 14 300.00 8
10 200.00 6 35 162.00 12
1,930 75,767.75 0 35 400.00 6
10 236.08 6 33 400.00 6
211 5,209.30 6 100 2,400.00 6
8 400.00 L 243 3,250.00 4
783 39,923.00 6 59 1,400.00 6
7 363.00 7 50 1,428.95 7
70 3,000.00 3 40 1,040.17 1
40 1,500,00 6
36 1,000.00 4 174 4,725.00 6
31 1,050.00 3 12 500.00 6
277 7,190.70 3 67 2,100.00 6
47 1,466.00 3 100 1,800.00 4
930 5,000.00 5% 240 8,845.40 3
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Time Time
Head Amount. (Months) Head Amount. (Months)
271 6,315.00 6 16 850.00 12
70 2,789.40 6 10 150.00 9
500 22,955.12 6 7 103.25 3
367 6,816.30 215 20 300.00 11
100 3,252.30 2 116 2,900.00 2%
68 2,392.00 1 166 2,925.05 31
385 15,784.20 514 9 155.50 3
40 529.25 5 131 2,500.00 1
140 2,604.75 6 7 110.50 915
80 1,520.00 3 20 500.00 3
50 1,617.10 1% 19 311.00 2
27 700.00 2 37 771.52 44
17 210.00 5 14 250.00 3
51 1,450.00 2 75 2,000.00 3
200 5,000.00 6 110 3,000.00 6
24 655.00 6 20 450.00 2%
74 1,700.00 # 50 1,500.00 2%
10 2,500.00 2 60 109.50 9
390 12,501.25 6 9 100.00 6
432 8,340.00 6 25 1,000.00 1
43 1,500.00 41 7 109.00 8
79 2,310.00 3 7 103.50 3
14 378.00 6 41 3,150.00 1&3
10 200.00 6 12 382.62 9
14 223.00 6 7 50.00 6
9 207.40 2
10 300.00 6

Totals: 10,431 head; $308,303.13; 87 mortgages. Out of 87
cases two were payable in installments. In one case no time was
given. One case was payable in 1 and 3 months. Average time of
the other 83 cases was 4.8 months. The average loan per head
in the 87 cases was $29.56.

Cattle Loans Medina County

August 1, 1913, to August 1, 1914,
(As-shown by chattel mortgage records)

Time Time

Head. Amount. (Months) Head. Amount. (Months)
18 $ 500.00 6 40 1,560.00 6

15 459.86. 0.3 106 4,438.00 1.5
300 5,000.00 6 62 3,055.00 5
254 6,732.00 3 108 4,076.00 3

*Installments.
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127
222
160
183
50
75
366
*40
600
*50
140
100
*325
125
97
26
60
114
63
245
64
147
50
151
143
62
112
116%*
356*
100
2,100
275
3056
84
25
250
249%*
141
140
18

Totals:

Farm Tenancy in Texas

Amount.

2,540.00
5,800.00
5,665.00
4,000.00
250.00
2,600.00
5,800.00
1,000.00
5,125.00
1,750.00
2,000.00
2,100.00
6,000.00
2,000.00
1,300.00
1,100.00
1,466.00
4,442.00
1,528.35
6,325.00
2,100.00
4,400.00
2,650.00
6,160.80
5,665.00
1,700.00
1,200.00
3,068.00
8,404.46
2,500.00
26,000.00
10,000.00
4,000.00
1,645.00
800.00
1,537.50
12,320.00
3,750.00
6,711.00
700.00

Time
(Months)

w

WO R H PR WWERD D D DWWHEWMHWHNWH WWNWNDNDDOWRHEBDNDMO DN W

Head

17
40*
69
97
60
15%
44
156%*
148*
60
30
275
39
25
170
28
90
43
32
40*
636%*
80*
16
50
304
28%*
22%
1,000
15*
46
10
20
50
148%*
1,198*

1,515%

296%
405*

87

Time

Amount. (Months)

700.00
500.00
1,656.00
2,835.00
2,450.00
2,200.00
731.12
710.00
8,248.55
625.00
1,200.00
6,950.00
1,872.00
200.00
3,000.00
684.00
1,500.00
1,500.00
979.20
1,173.93
13,000.00
4,000.00
451.75
1,500.00
4,000.00
600.00
1,300.00
5,000.00
375.00

OO DANAHRIW-TWWIDZHEDDDUTTNDNDDNDHEWNDD®

0.5
7.5

1,500.00 Demand

300.00
560.00
700.00
8,694.00
46,877.00
$11,503.35
115,546.66
113,450.10
5,354.00
17,365.90

A=~ I =PI = PR |

6
3.5
2,3&5

Head, 16,195; amount, $385,316.41; number of loans,
88; average time per loan, 4.3 months, for 86 loans; one on demand

fConsidered as three loans.
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and one in 2, 3 and 5 months. Average loan per head, $23.79. All
loans not marked * were given by banks. Perhaps many of the
others were given by private bankers. The others were given by
merchants and private parties.

In order to show that the cattle business is a business of all
the year in comparison with cotton or any other crop, the fol-
lowing table of cattle loans is given. The upper line shows
how many loans were given each month, and the lower line how
many were due each month. These figures cover the same
loans as the table given above for Medina County:

Given.
Jan. Feb. Mar. Apr. May. June. July. Aug. Sept. Oct. Nov. Deec.
8 7 4 7 7 8 6 5 6 13 10 7

Due.
13 7 3 7 4 7 5 14 8 5 8 7

This kind of financing of the cattle business is perhaps as
much for cattle dealing and trading as it is for cattle produe-
tion. There is great need for a different kind of cattle loan.
The average time given in the above tables is entirely too brief
to allow anything in the way of progressive breeding work to
take place. When a man is in the business of producing the
calves and keeping them until they are beef animals he cannot
turn over his money even in twice the average time given above.
Unless there is something more in the cattle business than
merely trading herds or buying up stray animals from differ-
ent farmers and feeding them out for a few months, the decrease
from year to year, as indicated above, will continue, and the
industry must certainly pass away. The cooperative breeding
association in connection with the codperative credit associa-
tion is the solution for this problem.



CHAPTER VI
RENTS AND THE BONUS SYSTEM.

The kind of rent that is most common in the state of Texas
is the rent known as the third and fourth, which means that
the landlord furnishes nothing, or very little, in the way of
teams or implements or working capital of any kind, and re-
ceives for the use of his land, houses and barns one-third of
the grain which is grown and one-fourth of the cotton. In case
the tenant furnishes nothing except his labor, and all the cap-
ital is furnished by the land owner, the crops produced are
usually divided equally. Cash rent is not paid in Texas so fre-
quently as it is in other sections of the country, but it seems
that cash rent is increasing in favor. Imitation and custom
have been powerful forces in making the third and fourth rent
almost universal. In the past few years, however, there has
grown up the practice of either requiring, on the part of the
land holder, or the offering, on the part of the tenant, some
sort of a bonus in addition to the third and fourth for the use
of the land. This bonus is either paid in cash or in other ways
which will be discussed later on. We have information from
certain communities where the bonus system began by the
renters bidding against each other to acquire the more desirable
places. It was quite natural that the land owners, finding out
that certain renters were willing to pay something in addition
to the third and fourth, soon began to demand the bonus, and
there are now communities in which it would be difficult to
place the responsibility for this bonus system. There has been
recently a great deal of discussion concerning the iniquities of
the bonus system: We shall not at this time enter into a dis-
cussion of the economic justness of the bonus, but devote our
space to the words of the farmers who have written us concern-
ing its payment. The information which we give is typical of
all that we have been able to gather. The following words are
the words of the farmers themselves, and, as will be seen, there
are many communities in which the bonus is not paid. For
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convenience we insert the name of the county from which our
information comes:

BELL COUNTY.

“Case I. One hundred and sixty-acre farm; 100 acres in cultiva-
tion; rented for one-third and one-fourth; with a bonus of $50.

“Case II. Adjoining Case I on the north; 100-acre farm; 90 acres
in cultivation; rented for one-third and one-fourth; bonus of $500;
house rent in advance.

“Case III. Joining Case II on the west; 100-acre farm; 100 acres
in cultivation; rented for one-third and one-fourth; bonus,in form
of buying a team of horses at $100 more than market price.

“Case IV. Two miles east of above cases; farm rented for one-
third all around.

“Case V. Several farms in radius of two miles paying money rent
of $8.00 per acre; some all in advance; others, one-half in ad-
vance.

COMANCHE COUNTY.

‘“The landlords take a bonus in various ways. Just at present
the people have left here until there aren’t enough left to till the
soil right now. The money bonus at the present time, I do not
know of. However, last year there were lots of them paying from
50c to $1.00 per acre and lived in shacks of houses.”

DENTON COUNTY.
“The bonus system is in the form of teams sold at two prices and
at from 18 to 20 per cent interest. This has been in vogue for
some years, so I have been told by the landlords who live in town.”

FANNIN COUNTY.

‘“There is no one in this part of the country paying any cash
bonus. This county is rented on the halves, third and fourth of
the crops. The bonus comes in the way of keeping up fences, clean-
ing out ditches, and the tenants have to furnish their own wire to
fence their gardens.”

HILL COUNTY.

“There is only about five men in this community that use the
bonus system, but they are among the largest land holders. I sup-
pose about 25 men pay more than third and fourth in this com-
munity. The percentage would be something like one-sixth of this
voting box. About $1.00 per acre more than third and fourth with
cotton at 7%c per 1b. Most all of them charge one-third all round,
but some have $1.00 per acre bonus.”

JOHNSON COUNTY.
‘““The bonus system hasn’t grown to be common here in this com-
munity yet, but it is growing each year: the better places renting
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readily for a bonus of $100.00 or more to 100 acres. There is a
farm north of —————— of about 500 acres that rents for a third
all round and tenants furnish everything, and has been renting on
those terms for years. To the best of my knowledge there is about
one-third of the tenants that pay more than the customary rate of
third and fourth or the half.”

MASON COUNTY.
“I do not know the exact number of tenants who rent on the
third and fourth or half, and pay a bonus, but there are plenty of
them and they are in bad condition.”

TARRANT COUNTY.

“Another rents on the third and fourth and this year requires a
bonus of $1.00 per bale, but requires tenants to plant a greater
acreage of feed crops. The first instance affects five families, the
other some six or eight families. These are the only instances
that I know of that require more than the regular third and fourth
rents.”

LAMAR COUNTY.

“(Mr. B. lived on Mr. A’s farm. Mr. B. made 34 bushels corn
per acre when other tenants on the same land had made compara-
tively nothing.)

“In the fall A. went to B. and asked him if he, B., wanted to stay
the next year. B. answered ‘Yes.’ ‘I am satisfied, are you? I
have ditched and worked the place up, so it does not cost so much
to make a crop.” A. told B. that he was a good man and a fine
farmer, but that he was offered $100 bonus by Mr. X. and pay
before X. moved. A. told the same story as B. B. moved to E.’s
farm. A. says he paid a bonus in a horse trade, and B. says he
didn’t.”

DELTA COUNTY.

“The tenant is in a deplorable condition; some few pay bonus,
say 4 per cent. The cotton acreage hag been 90 per cent. There
will be some change this year in cotton acreage, probably 25 per
cent. Some pay too much for teams and one-third furnish their
own house, or rent house extra, and half furnish their own wood.”

FALLS COUNTY.

“Will say that at least 65 per cent pay a bonus in first one way
or another. Some pay in the way of high prices for dead old stock,
and old second-hand tools and wagons * * *  They want to
sell you a lot of high priced stuff and rent to you, some the third all
round, and some $1.00 per acre bonus for the privilege of letting
you work clean land. This is mostly in the western part of Falls
County, but sometimes it occurs in the mixed land, and in very rare
cases it is the case in the sand. I myself have failed to get a place
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because I refused to pay standing rents. I personally know one
man who pays $100 bonus on 117 acres, and has been (doing so)
for three years. I know another man who hag five rent houses and
works all on halves and requires them to pay a blacksmith’s bill,
and give him half the cotton and all the feed. I have known him
for seven years, and he has never had a vacant house. There are
still others that require the half tenant to do as much work free
of charge. There is land right here within half a mile of me that is
now, January 6, unrented. They are holding it for money rent,
$4.00, $4.50 and some $5.00 per acre, and I can see men going
every direction hunting places. One place has come under my ob-
servation where a man rented a place on halves, the landlord agree-
ing to furnish or stand between the renter and the merchant, and
since the first of January, 1915, the landlord went to the tenant
and made things look plausible to him, and changed the trade to a
third and fourth and now this tenant cannot get anyone to run
him, up to this writing. I know this tenant to be a good worker
and agreeable neighbor. A negro is going to take his place pro-
vided he cannot get any help, and I have good reasons to believe
that the landlord is doing all he can against him in the way of get-
ting help.”
MILAM COUNTY.

‘“The renters started the bonus in Texas themselves. I remember
when the third and fourth was all the go and the renter thought
he was paying too much, and he got the landowner to take money
rent. Then the weevil came and the renter wanted the third and
fourth again. He got it, then he began to pay a bonus to get the
best homes and best land and matters got so tight for him he
wanted to pass laws to stop the bonus, something he was to blame
for himself. The tenants are to blame for most of their disasters.
I know—for I have rented out land myself.”

NAVARRO COUNTY.
“Fabulous prices have been paid for teams all over the county ip
order to rent places. I have known men to sell their teams and
buy from landlords in order to get places.”

The above cases all refer to the payment of the bonus in
one form or another. But as has been said, there are many
places where the bonus is not used. The following cases are
typical:

BURLESON COUNTY.

“The bonus system is not practiced in my community at all, or
very little, if any. A majority of the farmers in this community
are land owners. Bu: a few of the landlords are charging a dollar
more per acre on corn land than last year or any previous year.”



Farm Tenancy i Texas 93

EASTLAND COUNTY.

“As to the bonus system in this part of the country, I have never
heard of any to amount to anything. The custom of this country
is one-third and fourth and one-half, where teams and tools and
seed are furnished (by the land owner).”

GRIMES COUNTY.

“I am not in a position to answer your inquiry as to the tenant
problem, bonus charges, etc. I know of no other mode of rentals
but third and fourth and half where labor only is furnished by the
tenant. No bonus is required here that I am aware of.”

LAVACA COUNTY.

“The landlords of our vicinity, in fact, in the northern portion
of Lavaca County, do not require a bonus of their tenants.”

MILAM COUNTY.

“Will say if there is any bonus paid, I have never heard of it.
This is mostly a neighborhood of small farmers and truckers. Not
much land is rented out, and what is is on the third and fourth. I
don’t know of any landlords exacting more than one-third and one-
fourth.”

NAVARRO COUNTY.

Case I. “I know of no one demanding a bonus.”

Case II. ““The bonus system in this part of Navarro County is
not much used that I know of. However, Mr. A. rented hig place,
and held it until he got the bonus. Year before last Mr. X paid a
bonus of $50. This year, I hear, some are asking half and some
one-third and a man furnish himself. Last year one Mr, C. made
a share crop and furnished himself. The situation in this country
is generally hard on the man that rents land.”

NUECES COUNTY.

“I do not know of any tenants in my community that are paying
more than a third and fourth. There are several tenants here who
are renting on the half. The landlord furnishes the teams, imple-
ments, seed, feed, etc., and the tenant furnishes all labor in rais-
ing, harvesting and marketing the crop. The bonus system has not
arrived in this county.”

RED RIVER COUNTY.

“We haven’t anything of that kind in this county, I am most
sure. I have never heard of it, and I live in a very thickly settled
country. We have a great many renters here and also what we
call “share croppers.” They work on halves, the landholder fur-
nishing everything but labor.”
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ROCKWALL COUNTY.

“Tenants do not give any bonus direct or indirectly in this coun-
try. Rents are only straight one-third and one-~fourth where a man
furnishes his own teams, implements and feed or one-half where
landlord furnishes the tenant.”

TITUS COUNTY.
“I know of no one in this county or Morris County that exacts
a bonus in addition to the custom rentals, viz: third and fourth and
half or share system.”

LAVACA COUNTY.

“The tenants, renting from landlords who live on the land, gen-
erally pay cash for corn rent and one-fourth of the cotton produc-
tion for cotton rent. The cash rent per acre ranges all the way
from $4.00 to $7.50. When the landlord does not live on his land,
but in some town or at a distance, he demands cash rent both for
cotton and corn. This cash rent generally runs from $4.00 to $7.50
per acre, according to the quality of the land rented. Sometimes
this or part of this cash is demanded in advance, depending upon
the person renting. If he is honest and trustworthy, the payment
of the rent is postponed until the tenant markets his crops.

“This year the cash rent worked a hardship upon our tenants, due
to the cheapness of the cotton. Very likely many of these cash ten-
ants paid more rent on their cotton than the fourth.”

CORYELL COUNTY.

“Relative to the rent, I will say it is a third and fourth, or the
half straight. * * * T do not believe there is a score of men
in Coryell County that do pay a bonus. * * * There are sev-
eral renters here that cannot secure a home at all on account of
no places to get. * * * So in the light of that fact you will
see at once it is not the bonus system that is running us from pov--
erty to starvation, but it is the third and fourth and the half. Also
the low price of what we produce and the high cost of what we
consume.”

ROBERTSON COUNTY.

“I know of no landlord charging his tenant any bonus whatever.
All that I know anything of, is renting on one-third and one-fourth.
Some few last year paid money rent from $3.50 to $5.00 per acre,
but none this year, I am sure. The tenant and landlord are well
satisfied with the present way of renting; we want it to stay as
it is.”

‘We think that little need be said in addition to the informa-
tion contained in the above cases which have been given by in-
dividual farmers. It must not be understood that we put down
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what is said here as being the condition for the entire county
named. This information is given by individual farmers, and
they are speaking first of their own locality. Attention is
called to the cash rent which is named in a few places. We
have given one figure of this kind in Bell County because there
has been a tendency for rents to rise, and some renters look
upon the rents that are now paid as being of a rather exorbi-
tant nature. In several cases men have mentioned the faect
that there has been an inerease in cash rent. To give a general
idea of the cotton rent to the landlord, we might say that as
our average production of cotton for the ten years (1900-1910)
was one-third of a bale per acre, if it could have been sold at
12 cents per pound, the landlord’s fourth would have approx-
imated $5.00 per acre. In some of the more productive cotton
counties it would have been higher, while in the less productive
it would have been lower.

We find upon investigation that both landlords and tenants
are responsible for the growing of one crop. In numerous
cases cotton was felt to be a sure crop, and to grow other crops
which had not yet been tried would involve too much risk. At
this point it would be very easy for us to stop and discuss rent
contracts and the defects in our present system of renting. The
majority of rent contracts are not written, but only verbal, and
in the majority of cases they run for one year only. A ‘‘share-
cropper’’ is a renter who furnishes only labor and the land-
lord furnishes all the necessary capital. The tenure of the
‘‘share-cropper’’ is very brief, and he moves from farm to
farm with a great deal of ease and little discomfort to himself.
This kind of renting has done more, perhaps, than any other
factor to fasten upon us short time contracts and policies. It
has also assisted in keeping the cotton clause in the rent con-
tract. Since cotton can be grown without any effort to get out
of the rut of the years gone by it is quite evident why a certain
fraction of land holders, with a holding of cheap land and in-
complete improvements, should prefer not to take any chance
with or trouble to teach or assist a ‘‘one-year’’ man in some-
thing not tried before. This is only one reason why diversifi-
cation has been held in check. What we mean by ‘‘the cotton
clause’’ is explained by the following brief paragraphs given
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by both renters and land owners from many different sections
of the state.

“The landlords have generally wanted the greater part of the
crop planted in cotton where the third and fourth was charged,
and the tenant was forced to plant all cotton where he rented for
‘cash.” ”’

“There has been a tendency to demand most of the land to be
planted to cotton, but the cotton crisis this season has caused a
reaction on this line, and all landholders are talking of a reduction
in cotton acreage.”

“The renter is compelled to put all or nearly all in cotton, and
pay a very high cash rent on all grain land. Some even get for
grain land just what the cotton pays per acre.”

“It has been the custom to have as much cotton planted as pos-
sible, say, five to ten acres of cotton, one of grain.”

‘“Now, you ask is it true that the landlord demands that cotton
be planted in whole or in part in the rent contract? To this I will
say, ‘Yes, sir, in the past.” I don’t know how it will be this coming
year.”

The above cases might be repeated many times, but those
that we give are typical of all which we have been able to
gather. The following instances come nearer explaining the
comment which we made above, that there are certain land-
lords who have, by their rental policy, tended to keep the tenant
growing one or two crops year after year. We know that one
or two cases given are very extreme, but even one case of this
kind in all the state of Texas is worthy of serious econsideration
for social as well as economic reasons.

“But few are allowed to have more than two cows, and all the
landlords in this part of the country want their land planted in
four parts: three parts cotton and one in corn and oats.”

“The landlords want tenants that will cultivate 100 acres or
more; of course, the preference is to have them to plant about
9-10 in cotton. The tenants use negro labor to cultivate and gather
the crop. In some few cases on sandy land farms the tenant can
only plant or sow other crops besides cotton by paying $3.00 per acre
money rent.”
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“Yes, the landlords, many of them, demand certain crops to be
planted on the land. The crops are cotton and corn, a quarter or,
perhaps, an acre or two of sorghum for stock feed. The landlord
generally limits the number of cows, hogs, horses, and mules which
the tenant may hold. This, of course, works a hardship upon the
tenant.”

‘“There are two landlords who require their tenants to furnish
teams and landlords furnish feed and get half the cotton. They
don’t allow the tenant to raise any hogs or to keep cows or raise
anything but cotton.”

“There is one farm near me of 800 or 1,000 acres that requires
all tenants to pay $6.00 standing rent for all grain or cane planted.
‘This is adopted on all large farms. So you see that means tenants
plant cotton. How can we diversify under such rules?”’

“The extreme low price of cotton and the necessity of diversifica-
tion in order to supply food products have been the direct cause
of a change of the entire rental system. Land owners who hereto-
fore have required their farmers to plant cotton are this year in-
structing their renters to plant wheat, oats, corn and not more than
one-half the land in cotton. One gentleman who owns a fine farm
near ——— — states his renters can plant a part or all of the
land in corn if they wish.”

“I was among friends in the country three miles from W. during
cotton picking the past fall. The farm joining where I was stop-
ping is owned by a Mr. C. To my knowledge hé will not rent land
at all except on halves, and won’t allow the renters to plant any-
thing but cotton. The year before last, 1913, a negro on his place
planted four rows in the edge of the yard where he lived, 30 or 40
feet long, in sugar cane, and C. made him pay him $4.00 for that
little space. If they raise gardens they must plant them in their
yards. This is all I can give from my own observation.”

“I am sorry to say the landlord in this county requires rather
much cotton planted. This is not a good corn county. Our cotton
is the surest crop. Another reason landholders don’t want much
corn planted is that so many tenants don’t work their corn land
good, and it leaves the land in a bad shape and hard to rent next
year. I believe landholders should not rent to tenants that won’t
keep a good milch cow, and raise one or two hogs for meat. A
tenant that wants to succeed should get a good place, and do some
work on it for his own convenience, and build up and not tear
down, and be reasonable and agreeable with his landlord, and he
san Tasn his nlace as long as he wants it.” )
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‘We have several instances in which there is a close connec-
tion between renting land and the paying of high prices for
something which the land holder may have to sell. We gave
one example above from Fannin County which is looked upon
as the indirect payment of a bonus. The following is from
another county but is of exactly the same nature:

“The bonus comes in: if you will build so much fence, he will
rent to you. The landlord has a team to sell; if you give him so
much for that team, he will rent to you. His well has caved in;
if you will clean it out and wall it up, he will rent to you. He has
some hogs to sell, and if you will pay him so much he will rent
to you; and the prices go higher and higher. I could name dozens of
other ways in which the landlord skins the tenant.”

“As for prices on mules and horses being high, I am sure they
have gone to the extreme. There is a man in my peighborhood that
has eleven families on his place, and they bought teams from him
last year, and just little pony mules that will weigh from 700 to
900 1bs.,, and promised to pay from $200.00 to $300.00 per pair
and 10 per cent interest, and their crops consisted of cotton four
parts, corn one. This same man has a store and furnished his
peons their supplies at a high figure; when meat was selling in
other places at 14c to 17c, he was charging 18c to 20c per pound,
and adding 10 per cent on that, so you can see how quick these
fellows will become home owners.”

The last example comes from a county some distance from
the county from which we obtain the first example. We may
very properly say that in past experience one could find nu-
merous examples of company stores and stores belonging to
land holders which have always followed the policy of charging
either directly or indirectly a price for products which is
above the market price. So numerous are the historical ex-
amples that the company’s store is looked upon with a great
deal of disfavor. However, because some men have acquired
wealth by this process we are not at liberty to condemn every
man who runs a store for the purpose of selling supplies to his
renters. The system has in it the possibilities of great good, but
in aetual practice it has probably worked to the detriment of
the wage earner and the tenant. We feel, however, that be-
fore we could condemn a man for running a store of this kind
that it would be necessary to examine his individual case. It
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upon examination we found that the information given in the
last example above would apply to his business dealings, then
there can be but one solution, and that is to put him out of
business. This can be done by the community acting in a co-
operative way and making his renter independent of him.

‘We do not see a line of defense for the owner who sells mules,
horses or other working capital to his tenants at a price which
will consume all of the profit on the crop which they produce.

It is a question as to whether some of the facts mentioned in
the first example could be considered as the payment of a
bonus. To discuss this question in the right way we would
need go back to the fundamentals which are placed in our rent
contracts at the present time. As is well known, there is a
great lack of an incorporation into the contract of the proper
statements concerning permanent improvements or the features
which tend to build up such things as fertility of soil and the
keeping in repair of farm property, or the putting out of fruit
trees, etc. The land owner and the land renter must share
equally in the benefits in some cases, and should therefore be
held jointly responsible for certain kinds of improvements. It
is obviously unjust to ask a tenant to get rid of certain weeds
or grasses, cut so many bushes, wall up a well or put a certain
amount of fertilizer into the soil, and then permit him to have
a rent contract that must be renewed each year. On the other
hand, it is unjust for the renter to be given a contract that
extends over a period of years without putting into that con-
tract definite statements concerning the amount of work to be
done on permanent or temporary improvement. We conclude,
therefore, that the charges made in the first case above are
charges against a system rather than against the individual
land owner. The remedy for this condition lies not so much
in legislation which would try to destroy the bonus, but if in
legislation at all, certainly in that kind of legislation which
would back up a new system of rent contracts.

The need for some of the things that have been discussed in
a very brief way in the foregoing paragraphs is brought out
by many experiences, and we prefer to allow a few of the
farmers, both land owners and renters, to speak for them-
selves.
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“I know that the renter in this part of the country is in hard
circumstances, and I can see no route out for them. There may
be some way yet. Our community has a large per cent of renters,
and, of course, when he fails to please the landlord, he has a move
coming. Not that the renter is an undesirable citizen, but not know-
ing where he will be next year leaves him solely unconcerned.”

“Now the renters in this part of the country are up against it
to my certain knowledge. There are plenty of renters in this part
of the country that have to pay half, furnish their own teams and
plow tools, and the third and fourth renter has to furnish his
house, buy wood, pay pasturage on his team, and after doing all of
that the landlord won’t let him stay but one year if he don’t vote
as he wants him to; not over two years at the outside.”

‘“There are some tenants who rent the land, to work the land-
Jord, and do not half try to make a home, but there are others who
try hard to own a home, but can never do so on account of the
price of the land and the high rate of interest. He puts up no good
improvements on the land nor does he keep those that are already
on the land in good repair. This is not as good a county for the
tenant as it was twenty-five years ago. No pasture to speak of for
the tenant’s live stock, and no one can make good without pasture
in Texas. There are men in business and there are business men
in business, and they are entirely different men. There are farmers
farming and there are men farming. One great drawback to the
tenant system is that the people cannot stay long enough in one
place to get live stock and pouliry around to become prosperous.
Also they cannot co-operate in regard to selling and buying; they
impoverish the soil, and make feuds or quarrels in the neighbor-
hoods.”

“The tenant does not make any effort to keep up the fertility
of the land or rotate his crops. The reason is that the tenant is
never sure whether he will remain on a place longer than one
year. In general, the class of tenants, and not the renting system,
does not fit into the best type of agriculture.”

“This year is a hard one. Some have fallen behind and the
landlord is closing them out. Thus the landlord is demanding
enough from the next year tenant (for teams and tools) to offset
his loss.” N

There is a very close connection between the short time for
‘which rent contracts run and housing conditions. It is quite
true that housing conditions are not good in our own state, re-
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gardless of whether the owner or a renter lives in the house.
The rent house of the town and city is a great problem. It is:
well understood that there is a large class of house renters whor
care not for the property. It is also true that, owing to the
mildness of our climate, it is not necessary to build as sub-
stantially as is necessary in sections where the winters are longer
and colder. But it cannot be said that the housing problem
in Texas is a problem of either the city or the country. There
is much room for improvement in both places. At the present
time we are concerned with the houses of the tenant farmer,
and there is certainly great need for improvement in housing
conditions. It is a matter of regret that on some of our very
richest soil we have such miserable houses for the people. We
do not believe that this is any more a lack of interest on the
part of the land owner than 1t is a lack of pride on the part of
the tenant plus a kind of house which was of exceedingly cheap
construction in the first place. There is a great deal to be said
on both sides of the question, and both the owner and the
renter must bear a share of the burden. We could give many
pieces of testimony, but the following sum up what hundreds
say concerning present living conditions:

“I consider the tenants of this county fairly well treated every
way, except in houses to live in and barns for stock. I blame the
tenant for this, for, as a rule, there are but very few tenants that
stay more than two years at a place or three at the most. On ac-
count of their moving disposition, no landholder feels like going
to a great expense fixing them a comfortable house, knowing they
won’t appreciate it, or keep it up with a very little work or repair
with material furnished them for such.”

“T am going to give you a description of the house that I am in
while I am writing this letter. It is a four-room shack, two big
rooms 14x14; two little side rooms, 8x14, just boxed and strip-
ped; no overhead ceiling; no shutters inside; no strips inside; three
windows, 8x10 light; no porch and there is plenty of cracks in the
outside walls that a half-grown rat can run through.”

Certainly no thinking person could read the testimony which
has been put into this chapter without feeling that we are
here dealing with a great fundamental question which threatens
the peace and vitality of the state. The system of renting now
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in general use and the kind of contracts to be found every-
where demand revision. By the present methods the natural
fertility of the soil is being depleted. Little systematic effort
is being put forth to leave the land in every way superior to the
condition in which it was found.

Neither is the money from this soil depletion being turned
into the right kind of houses and living conditions. On the
contrary, it will be found that right living conditions and the
building up of the soil generally go together. Our soil and our
right living seem to go into a crop which carries both beyond
the boundaries of the state. It is high time that landlord and
tenant should get together to study the question of the ultimate
effect of the present system upon society.



CHAPTER VII

THE ECONOMIC ASPECTS OF THE TENANT PROBLEM
IN ELLIS COUNTY.

(WiLLiam E. LEONARD.)

This county is typical of all black land cotton growing coun-
ties of the state. The cash crop is cotton, and the producers of
it are largely tenant farmers. Upon these two factors, cotton
and tenantry, the emphasis of this study is laid, the chief pur-
pose being to set forth the economic status of the latter.

The sources from which data were drawn are the federal
census of 1910; the various county records; private account
books; personal interviews with merchants, bankers, land own-
ers, disinterested but intelligent. outside parties; and, most of
all, the tenants themselves.

The General Facts.

In 1900, according to the Federal Census, 65.7 per cent of
the farms of this county were operated by tenants. In 1910
the percentage was 69, showing an increase in the ten
years of 3.3 per cent. This is a significant fact. It is even
more interesting and important to note that white tenant farm-
ers decreased by 235; that negro tenants increased 312. That
is, in 1900 white tenants composed 94.6 per cent of all tenants
and negroes 5.4 per cent, but in 1910 white tenants were re-
duced to 86.9 per cent, while negro tenants increased to 13.1
per cent of all. Put in the simplest and most general form, we
conclude that tenant farmers are increasing, but that this in-
crease comes wholly from negro tenants, there having been an
absolute decrease of white tenants.

Evidences of Property.

Leet us now turn to the heart of this question and ask what
are the resources of the tenant farmers as a class. The diffi-
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culty of making any exact measurement of their wealth is ap-
parent to all. In the absence of more dependable data why
not turn to the tax rolls and see if they will not contribute
something to a better understanding of the question? We
know full well their shortcomings and limitations, and because
they are so well known, due allowances may be made. The first
error for which allowance must be made is evasion. It is be-
lieved by the assessors that so far as country personal property
is concerned, rather truthful renditions are made; that the
actual number of horses, mules and other farm animals are
given, and that the number and kind of machines are listed with
a fair degree of accuracy. These forms of w:alth constitute the
great percentage of property owned by the tenant classes. This
element of error is less important than the second one, which
is under-valuation. But this error has one virtue, it is con-
stant. We know that all men undervalue their property, the
only question that need concern us is the extent of its under-
valuation. And here the best we can do is to take the word
of the assessors. They insist that property is rendered for ap-
proximately one-half, never less and rarely more than 66 2-3
per cent of its real value. Assuming a uniform undervaluation
of 50 per cent, we are able to arrive at an approximation to
real values by doubling the rendition made. This enables us
not only to get some notion of the wealth of tenants, but, what.
is more important so far as this question is concerned, to clas-
sify the whole body of tenants into wealth groups. The char-
acter and structure of these wealth groups is highly significant.

Of all adult male country dwellers, 25 per eent render noth-
ing but a poll. These are presumably, though not invariably,
farm hands. Those who render property in any amount are
shown from lower to higher groups in Figure XXVIII. The
group up to $200 constitutes 22.3 per cent of all, the $200 to
$400 group 17 per cent. Together these two make 39.3 per cent
of all property groups. This is significant for the following
reason: Four hundred dollars is not sufficient to equip a one-
team farm, the lowest estimate found for a one-team farm be-
ing slightly over $400. If this be true, then all property groups
below $400 must be composed of men working on the halves,
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the land owner furnishing all the capital, the tenant all the la-
bor, each receiving one-half of the product. All groups, how-
ever, above $400 are owners of sufficient capital to equip either
a one-team farm or a two or more team farm. It is probable
that those possessing from $400 to $800 are one-team farmers,
and this group constitutes 29.9 per cent of all. A one-team
farm ordinarily ranges from 50 to 70 acres. All the remaining
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groups are two or more team farmers constituting 30 per cent
of all property groups. These farmers are fully equipped with
capital to cultivate farms of 100 to 130 acres, and, other things
being equal, are in the best position to prosper as tenants. The
full significance of these facts will appear when earnings of
different classes of tenant farmers are considered.

Indebtedness.
(a) Chattel Mortgages.

In Ellis county the chattel mortgage form of indebtedness
assumes enormous proportions. From September, 1912, to
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September, 1913, 3,760 different mortgages were placed upon
some form of farm property other than land. These mortgages
aggregated $840,000. It is not asserted that all of these were
made by tenant farmers, but it is evident that the vast bulk of
them were: First, because land-owning farmers are in the great
minority, and secondly, because such farmers are seldom re-
duced to the chattel mortgage plan of making loans. It is be-
lieved that such loans in the vast majority of cases are for work-
ing capital rather than for spendthrift or emergency purposes.
Practically all chattel mortgages are for one year, and are made
to mature during the four autumn months (Figure XXIX).
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In September few such loans were made; in October the num-
ber rose to 200; in November and December to 400 for each
month. That is, during the very time when loans from the
previous year were being cancelled, more than 1,000 new loans
were contracted. This calls for a word of explanation. Tt is
evident these were not for new capital, for it was not the sea-
son when new capital was needed or could have been used, the
crop having been made much earlier; nor can they be mere con-
sumption loans; for then, if ever, the tenant farmer should
have money in his pocket. These loans are continuation loans
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coming over from a previous indebtedness, which indebtedness
was unpaid, and for which new mortgages were given.

The loans made in January were undoubtedly loans of new
capital in view of the next year’s crop. Old established farm-
ers were adding more mules, horses and other equipment;
young men embarking in business for the first time were com-
pleting their outfit, and most of the latter must of necessity
incur some mortgage indebtedness. For a similar reason loans
continued high during all the spring months. These were
largely for machinery, ordinarily the dealer selling the machine
on time and taking a mortgage on the same machine together
with a few bales of cotton as security. By June the crop was
made—at least all the necessary capital for making it has been
secured. Hence the number of loans, during June, July and
August steadily decreased. In most eases they were for small
sums, $10 to $50. Presumably they were needed to secure the
many small necessities for which credit was not available.
These are real consumption loans as distinguished from loans
of capital. It may be true, of course, that they were small in
number because mortgageable property had already been
pledged to the last dollar, but this seems hardly possible. It
should be noted that there were a few very large loans, $2,000
to $5,000, made by large scale farmers and it is due to these
that the average amount to each loan rises from $150 to $350
during these months.

(b) Store Credit

Ordinarily the tenant farmer goes to the merchant in Janu-
ary and arranges ‘‘to be carried’’ for his necessaries until the
following October. There are two forms of practice which
differ only in method, not in results. (1) The farmer gives
his note for the supposed amount of goods he will require. This
note bears interest at 10 per cent from January to maturity.
The farmer is then given advantage of a cash price. But it is
to be observed that he pays interest for the total sum for nine
months, although his purchases, and hence his actual use of
credit is for a much shorter average time. In the end he pays
on a $300 store bill an interest charge of $22.50. If he had
gecured the same amount of money at the same interest rate
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by periodic loans from the bank his interest bill would have
been $12.37. Thus he has really paid 19 or 20 per cent in-
stead of 10 per cent. (2) The same results, exactly, follow the
second method where a book account is run with 10 per cent
added to the cash price, through each month from January to
October.

It is little wonder that the tenant farmer does not prosper
as he should. With much of the capital borrowed, and a good
portion of that carried from year to year in continuation loans,
—this together with a store bill averaging not far from $200
a year, piles up an annual interest charge which too often ab-
sorbs what otherwise would have been his profits. Could one
or both of these forms of perpetual encumbrances be aban-
doned, other conditions remaining as they are, he would im-
mensely improve his condition. One man remarked that he
had observed that the farmer whose wife was a ‘‘butter and
chicken woman’’ was the man who ultimately bought a farm.
In such a case the burden of a big store bill was lifted.

Why this abuse of the borrowing power? There are sev-
eral reasons: (1) The tenant farmer usually has good credit.
That is to say, he produces a commodity which confers upon
him good credit. His bales of cotton can be placed only on one
market, and here they are capable of complete identification.
The credit men have no difficulty in protecting themselves
in this market place. However, were farmers producing corn
there would not be the same opportunity for these men to
indentify a product more capable of reaching the market in
different ways. Again, credit associations have very nearly
eliminated the dishonest tenant. To get credit at all he must
have a straight record, and since credit, under present condi-
tions is indispensable, he is honest whether he wants to be or
not. (2) The part which custom plays in the credit system of
tenant farmers is most serious, for it is difficult to break a
long standing custom. Many, perhaps most, have never known
the time, either in their own lives, or that of their fathers’,
when the burden of ,debt did not press. It is looked upon as a
natural kind of encumbrance. It has been observed that even
following very prosperous years, debts are not fully lifted, as
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‘they well might be, but profits are used to launch out more
heavily in the production of cotton, and this, with frequent
reverses in the market, brings disaster. High interest rates
upon loans merged in ill-considered ventures account for much
of the poverty found among tenants.

Evidences of Earnings.

Having in mind the tenants’ serious handicap so far as capi-
‘tal is concerned, and its consequences in the form of indebted-
-es8, let us pass to the question of their productive power. What
earnings are they able to make out of their business? On this
point there is no evidence more conclusive than actual returns,
as shown by statements made by tenants themselves and by
account-book records. Statements of income from the sale of
cotton were secured from twenty-five tenant farmers, all living
in the same community, and all on relatively the same kind
of land. This covered the crop for 1913.

In this group one-third of them were ‘‘share-croppers,”” i. e.,
‘those furnishing no capital and working on halves. Their in-
come from the sale of cotton, over and above rent and hired
labor, averaged $753. There was very little variation above
~or below this general average, and what there was is due to dif-
ferences in number of acres cultivated. The other two-thirds
of the group operated chiefly on the regular one-third-of-the-
corn and one-fourth-of-the-cotton basis. These got an average
income of $1,2563. A few operated on the one-third-of-the-cot-
‘ton basis, furnishing all their own capital ,and they made an
:average earning of $1,017. In this group there were not a
sufficient number to warrant any very absolute conclusion.
It should be remembered that the incomes for these groups are
not gross incomes, nor are they entirely net incomes. The
larger expenses, land rent, house rent and hired labor are de-
ducted. But many other expenses, such as seed, ginning, in-
‘terest, feed, are to be taken out of these amounts. If now we
are permitted to generalize from the earnings of these men
to the respective numbers in each class of tenants as shown
in the preceding chart, it appears that share-croppers, 39.3
per cent of all tenants, get an average income of $753, or there-
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abouts. The remaining 60.7 per cent get $1,253, on the aver-
age, but only so far as they are operating on a strictly one-
Jourth basis. To the extent that they pay a bonus of any kind
and to the extent that they pay one-third of the cotton, their
average income is reduced in the direction of $1,017, which is
the average for those who pay the one-third.

The foregoipg is not, of course, intended as an exact state-
ment of the earnings of these tenant farmers. It 'is rather
given to illustrate a logical method of approach to the ques-
tion. Tenants must be grouped into classes, according to the
basis of operation, after which the economic opportunities of
each class may properly be considered. If, however, the above
estimates are true, or even approximately true, they clearly il-
lustrate the enormous advantage which the one-third and one-
fourth tenant has over the ‘‘cropper,”’ and hence we have a
fairly accurate measure of the importance of capital.

It may be more interesting to present gross earnings from
cotton over a period of years made by another group of 20
farmers on similar land, all working under the same general
conditions. Figure XXX represents the average annual gross
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income for each tenant from the sale of cotton. All were oper-
ating on the one-third and one-fourth-of-the-cotton basis. This
is one of the most favorably known plantations in the county.
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There are about 3,000 acres under cultivation and the records
here shown cover the ten year period, 1900 to 1909.

Doubtless the most striking thing in this chart is the wide
vearly fluctuations. The lowest average gross income, 1901,
was $620 per farmer; the highest, 1906, was $2,083,—which is
an increase of nearly three fold. But the following year re-
cords a fall of more than 50 per cent. Against these remark-
able changes the farmer can make no provision, since they are
due to climatic and market conditions entirely beyond his con-
trol. This is a clear illustration of the fact that, after all, cot-
ton production is a kind of gamble in which the odds are
against the producer. A close inspection of this chart seems
to indicate a slight tendency on the whole for incomes to in-
¢rease, but this is not very pronounced.

As between different farmers the average yearly earnings
vary considerably, even among equally good farmers living as
neighbors on the same lands. For instance, the earnings of
“J.” were $872, those of ‘‘V.”” $1,572. The explanation is
that the first was a one-team farmer, the other a two-team man,
which illustrates again the importance of capital. ‘‘S.”” had
an average annual earning of $1,161 for the whole ten years;
“D.,” $1,098; “P.,”” $1,328. All these men raised their own
feed crop, kept a cow or two, received their wood free, and
had garden space. Under these conditions, assuming they were
not too heavily in debt, and that they had some considerable
labor force of their own, no clear reason appears why they
should not, in a moderate way, prosper.

In fact, the man who has the lowest average annual income
has bought a piece of land in another county, and it is now
practically paid for. These men are not discontented. They
are hard workers, and avoid debt as much as possible. There
is scarcely one, but who, if pressed by an exacting landlord,
could not go out and acquire property of his own.

There are no ‘‘share-croppers’ on this plantation and no
bonuses are paid. Moreover, these tenants have been assured
by their landlord that the higher rent of one-third of the cot-
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ton will not be demanded until this rent shall become universal.
Evidences of Progress.

One more excursion into the tax rolls seems desirable. Let
us compare the renditions made by an identical group of men
at two different periods, say 1909 and 1913. This should
enable us to determine the rate of progress made by the group.
This would be true exeept in those instances where some of
these men may have withdrawn their property from taxation
in this county by investing it in other counties. If such cases
occurred they represent a variable on the favorable side of
the ledger. What the record shows for 89 identical men in
one election district is as follows:

Increase

1909. 1913. 5 years.

Total renditions for all (doubled).....: > $57,240 $67,920 19.0%
Average property for each............ 643 763 $120

In 1909, there were 18 of the 89 who rendered nothing at
all; in 1913, there were 14 of the 89 who were in a like circum-
stance. On the face of it, remembering that this includes those
who lost as well as those who gained, 19 per cent—about 4 per
cent a year, does not seem a bad showing. But we should not
fail to note that this percentage of gain is on small capital
sums. The real question is: How long would it take the aver-
age farmer with this meager capital to become a propert)
owner?

These 89 men may be arranged according to the number in
each property group as shown below. It is interesting to note
that about 6 per cent hold their own with nothing at all at
both periods. However, more render something in 1913 than
at the earlier date. In 1909 about 50 per cent list property
up to $800, while in 1913, 40 per cent render to this amount.
In amounts above $800, there were in 1909, 30 per cent of all,
and in 1913, 43 per cent. The groups receiving the largest
number of accessions were those from $800 to $1,600. Here
again is illustrated the importance of capital.
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Renditions (doubled in amount) made by 89 identical men in 1909
and 1913, “X’” voting district, Ellis County:

Number having: 1909. 1913.
Nothing at both periods ................. 5 5
Nothing at one period .............. ... 13 9
$ Lo 00 cmcimsnmimy smsmmsne g5 5 e 23 16

400- 800 .........ceiiiiiiiiiiei 21 20

BO0=1,200 & s vms s g wom e s om0 o o o x o 14 21
15200=1,600° .isisssnmsanims enses ims swsw 5 13

1,600 and ovVer ........eciuenutnnnnann 8 5

Tenants as Producers.

The most serious criticism which can be passed upon the
tenant as a producer is this: he is an inefficient business man,
and does not carefully organize his time so that his labor may
be most economically applied. In planning, in organizing, in
anticipating -the needs and demands even of the immediate fu-
ture, he is very weak indeed. In making his capital outlay, he
too often shows an extravagance far beyond the needs of his
business. For instance, in equipping a one-team farm, one man
is known to have gone in debt approximately $1,200 for mules,
machines, tools, etc. One-half of this sum, and less, would have
been quite sufficient. Another man with five children within
the working period was a ‘‘share cropper.”” He was absolutely
without capital. He, of course, could have more than doubled
his earnings by being able to equip a two-team farm. Thus
there is little careful attention given to combining land, labor
and capital in the most advantageous way.

Moreover, there is the most wasteful use of machinery.
Doubtless in this county, nine-tenths of all the machinery is
standing out in the weather, to which fact may be attributed
fully one-half its depreciation.  Farmers excuse themsé¢lves
by saying the landlord will not provide shelters for machinery.
It is an open question where the blame lies.

But most of the tenants are hard workers. They do nof
spare themselves when it comes to long hours and heavy manual
work. Neither do they spare their wives nor their children.

In a group of twenty-five tenant families there were 148
living children, an average of six for each family. The younger
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families were still incomplete. Three had families of ten liv-
ing children and the smallest family consisted of two, their
father being thirty-seven. At thirty-two one father had eight
children living. This gives us some notion of the high birth
rate. The relation of the size of the family to the tenant prob-
lem is a very intimate one. For it is quite universally the
opinion that landlords prefer large families on their farms.
As one tenant said, the first question asked by a landlord of a
prospective tenant is, ‘“What is your force?’’ The idea is that
the larger the family the more promptly the crops will be cared
for. One landlord modified this idea with the proviso that
he preferred large families on his land, ‘‘if it was a well dis-
ciplined family.”” The pecuniary importance of a large family
is shown in the following illustrations:

Tenant “R” has 3 children; oldest 6 years; rents a farm of 120
acres; in 1913, produced 43 bales of cotton, for which he re-
ceived 12¢ per 1b. After paying rent and a labor bill of $789,
he had left as the result of his year’s work $904.

Tenant “S” has 10 children, between years of 5 and 28. He had
in 150 acres of cotton, produced 68 bales, which he sold for
12¢ per lb. After paying his rent and a labor bill of $150,
and also a bonus of $150 for a house, he had left at the end
of the year more than $2,500.

Of these twenty-five tenant families, the average age of the
father was 44, the oldest being 68 years, while 3 were 60; 4
were in their fifties, and all the rest below. They had been
tenants on an average of 18 years, the shortest period being
9 years and the longest 35. These men had occupied 113 dif-
ferent farms, which gives an average of 4.8 years on each. How-
ever, the greatest extremes appear as to frequency ot moving.
Three men had never moved, and they had been on their farms
12, 17, and 25 years, respectively. Five had moved twice; one
ten times in 25 years, and one 9 times in 13 years, and he plans
to move again next year. ‘‘Share croppers’’ move more fre-
quently than the one-third or one-fourth renters.

As to length of years on the present farm, the average for
all was 7.7 years. Here, too, great variations appear. One
had lived on present farm 25 years, another 17, and another
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15; 9 for less than 5 years, and 16 of them had lived on their
present farms less than 10 years; the other 8 had lived on
their farms more than 10 years. It is needless to say that the
more suceessful farmers early become adjusted to a farm and
remain there. The poorer farmers move most frequently and
have made but slight accumulations.

The reasons given for moving to the present farm are signifi-
cant. Among the principal causes mentioned are: ‘‘to get a
better house’; ‘“to get more land’’; ‘‘to get better water’’;
‘‘to avoid an increase of rent’’; ‘‘to get nearer the pike’’; ‘““to
change from share cropper to one-third and one-fourth’’; ‘“to
get nearer schools’’; ‘“‘farm sold.”’

Of the 25 tenants one-fourth of them had bought land some
time. Much of it had been sold, some at a profit, some at a
loss. One man said that he owned land because of the labor
of his children. Most of them hoped some time to become land
owners. Two men had small houses in town; one had interest-
bearing notes to the amount of $1,840; two held stock in cotton
gins, and two more had lost snug little fortunes by speculation.
The oldest men, who have not already acquired property, have
abandoned hope.

Some Types of Landlords.

On the plantation just referred to, tenancy is practically at
its best. The present owner bought the land when it was cheap.
He is interested in building up a permanent, well-ordered es-
tate. He is rightly seeking to retain the fertility of the soil
through efficient and permanent tenants. To secure these, he
offers a generous lease and provides excellent standardized
improvements,—good comfortable houses and commodious
barns. He does not try to restrain his tenants from voting for
good roads and better schools. Moreover, though a non-resi-
dent, he makes it a point to meet all his tenants every summer
at a community pienic, and then to visit among them for a week
or more, eating at their tables and sleeping in their houses.
Naturally, he has the pick of tenant farmers and the ‘‘waiting
list’’ is a long one. He is neither paternalistic nor philan-
thropic. He holds his tenants to a striet accounting. He gives
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them encouragement and a square deal and expects them ‘‘to
make good.”” TUnder these conditions, few fail to make a good
showing for themselves and for him. To all external appear-
ances the plantation is comparable to a community of home-
owning farmers. He is a type of the right-minded, far-seeing
landlord.

Within four miles of the outer boundary of this plantation,
is another representing conditions at nearly their worst. The
landlord, a non-resident, consulting only his immediate inter-
ests, drives the hardest bargain in his power. His ‘‘waiting
list’” is made up of the most ignorant and wretched tenants. He
rents only on the halves. The teams and tools which he pro-
vides, have long since seen their best days. The two and three-
room, unpapered and unpainted box houses are scarcely habit-
able. The barns are equally poor. The farms are inaccessible
in bad weather, the roads and creeks being impassable. With
poor machinery and poor mules, the land is in a bad state ox
cultivation. The turnrows are unkept, and Johnson grass is a
constant menace. No tenant lives here longer than he can
help, and he is always on the lookout for a better place. This
continuous procession of tenants to and from the land hastens
the general ruin and decay. And why not this continuous pro-
cession, since, as the tenants say, they are barely able ‘‘to make
buckler and chain meet.”” This landlord, short-sighted, narrow-
minded, with no conception of just human relationships, with
no feeling of his responsibility in connection with the owner-
ship of land, follows a policy destructive even of his own per-
manent interests.

Between these two landlords there is another class made up
of all ‘“‘sorts and conditions of men.”” They are not utterly
without the milk of human kindness. They are interested both
in their lands and in their tenants. If they drive a hard bar-
gain, it is rather because they themselves feel the driving force
of economic necessity. At least 50 per cent of the lands in
this county are unpaid for. They have, in the last few years,
been rapidly changing hands, not on a productive but a more
or less speculative basis of valuation. Thus these landlords
are heavily in debt. Each year they must meet heavy interest
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charges and payments, and to do so they must get the utmost
out of their lands. The bonus system, in all forms, offers an
easy means of increasing revenues.

By way of illustration, Figure XXXI shows in diagram form

Figure XXXI

the transfers through which a certain tract of land has passed
in seventeen years. There have been twenty-one titles on the
land, either in whole or in part, in this time. Every transfer
records an increase in the price per acre, beginning with $40
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and closing with $159: an increase of $119 per acre or almost
300 per cent in seventeen years. As shown by the last trans-
fer there is a tendency toward consolidation in this case as
was discussed in connection with Figures VII and VIII in
Chapter I.

Again, twenty years ago a landlord owning 1,000 acres of
land was estimated to be worth $25,000. Today with the same
1,000 acres, he is known as a $100,000 man. But during these
twenty years his land has perceptibly weakened in productive
power, and this is scarcely compensated by the increased prices
of products. Thus his income has not grown with his wealth,
and he is under the economic necessity to increase his income
so that he and his family may live as becomes a man whose
wealth is listed at $100,000. To him, also, the bonus system
makes its appeal.

Still another group, with all sincerity, but with unsound
logie, elaim for their investment in land the current rate of in-
terest, and levy a rental which approximates this rate. There
is little justification for this; for it is evident that they are not
entitled to the current rate of interest on a speculative advance
in lands. Moreover, the absolute security of land as an invest-
ment, together with the social considerations attaching to own-
ership should induce a willingness to accept a lower rate of in-
come, than the prevailing interest rate in more hazardous lines
of investment. So in spite of a generous interest in their ten-
ants and their lands, they press for an inecrease of rentals.

Causes of Discontent Among Tenants.

The foregoing is intended to rest upon ascertained facts. It
may not be entirely fruitless, however, to set forth some of the
common expressions of opinion found in this county. Omne
prominent banker and real estate man said that 85 per cent of
all the land owners in the county were once themselves ten-
ants. This opinion was supported by many others. Another
man, an owner of 1,000 acres of black land, made this state-
ment: ‘‘Nine-tenths of the tenants never get out of tenantry”’;
while another said, ‘“Most renters have been renters years and
years and make no effort to become anything else than ten-
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ants.”” Another expression from a prominent land owner runs
thus: ‘“Many tenants are coming to think that all they will
ever get out of life is a living, and a little more.”” A tenant,
in the prime of life, said, ““All I expect out of life is just a
living, and it is my opinion that 75 per cent of us just get by.”’
These widely differing expressions represent the two extremes,
and both are pretty largely true. The real estate dealer was evi-
dently referring to a condition which has prevailed in the
past; the others voiced the current opinion as to the present
situation. In these very facts is found the basis for the pres-
ent unrest among tenant farmers. The present generation of
tenants look upon their lot as less fortunate than the generation
which preceded them, and they naturally raise the question,
‘Why should this be?

As supporting their contention they assert the following rea-
sons: (1) That the old rent standards of one-third of the
grain and one-fourth of the cotton have in part disappeared,
and threaten to disappear entirely in the near future. Ten-
ants a generation ago, they say, were able to acquire property-
because the rent paid was a reasonable rent, fair alike to both
parties. They invariably speak of this rent as customary rewt
and sometimes they designate it the natural rent. But what is
taking place, they ask. More and more one-third of the cotton
is being demanded, and this, they assert, makes it impossible
to acquire property as in the old days. Where the one-third is
not required, the landlords often levy all sorts of bonuses in
addition to the ome-fourth. Sometimes the tenant is required
to pay a certain proportion of the taxes on the land; again,
certain cash sums are given; or, rent for the use of a house
is paid; and occasionally the tenant is required to purchase of
the landowner mules, horses, and machinery at a price beyond
their real value if he wishes to obtain a farm. One tenant said,
““Of course, we will go to a one-third basis, and by and by to a
bonus on top of that.”’

(2) Again, it is asserted that even the best soils have deter-
jorated through continuous cropping in cotton. To get the
same yield of cotton per acre as formerly more capital must
be used. This means more labor, which is more highly paid
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than formerly, more machinery and more work animals. But
with all this added expense it is scarcely possible to produce
as much cotton per acre as 20 or 30 years ago. Who, asks
the tenant, bears this burden of soil deterioration? The tenants
assert that they do, and assign this as one important reason
why they are less prosperous than their predecessors. They
feel that since the one-crop system has been forced upon them
by the landowner, he, and not they, should suffer the penalty.

(3) An inevitable result of the harder economic pressure
upon present day farmers is to force them to remain longe:
in the lowest grades of tenancy. That is to say, those who can-
not provide the necessary capital for a two-team farm must
content themselves with a one-team farm, and those who can-
not support even a one-team farm must remain among the
‘‘share croppers.’”” The stages of progress upward through the
various grades are much slower than formerly with the conse-
quence that fewer tenants ever reach the grade of highest op-
portunity. On the other hand, the landowners are more in-
clined now, especially if they live near their lands, to rent only
on the halves, since by so doing they not only retain a more
rigid control over their lands, but also secure for themselves
all the great advantages arising from the use of capital. These
two conditions, the increasing need for more capital which the
tenant has difficulty in getting, and the advantage to the land-
owner in furnishing the capital, results in swelling the num-
bers in that group of tenants who have the least chance of ever
acquiring property. This serves also to explain why tenants
today are less prosperous than formerly.

(4) Furthermore, the tenants of the present suffer not only
the severer economic pressure just noted, but also they are
made to encounter new competitive groups, such as the negro
and the Mexican. Many landowners, it is claimed, will lease
to these classes, since with them they can drive a harder bar-
gain than with the native whites. The increase of the megro,
and the recent, but permanent, appearance of the Mexican is

the cause of no small amount of resentment on the part of the
tenant farmer.

(5) TFinally, as a culmination of all is the asserted tendency,
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slight, yet distinet, to discriminate socially between landowner
and tenant. Some landowners deny the existence of any such
discrimination, saying ‘‘Our sons and daughters will doubtless
marry into tenant families, and for this reason we can hardly
afford to draw lines of social distinetion.’”” Others frankly
admit, but lament the fact, while others accept it as a matter
of course. If there is, in fact, such a cleavage, it portends two
undesirable results: (a) It will permanently drive from the
tenant classes those who are the most aggressive and ambiti-
ous, and this would be a most serious matter. (b) Those who
remain as tenants, being less resourceful, will more and more
find it impossible ever to rise out of that status, since they will
no longer be aided through the leadership of the most am-
bitious.

Such are the more significant causes of discontent among
these tenant farmers. That there is discontent, all admit, even
the most ignorant and conservative landowner. It is always de-
plored, but sometimes justified, even by landowners themselves.
It is found most apparent among the more ambitious and prog-
ressive farmers, and is especially prevalent among farmers be-
tween 30 and 40 years of age. This is perfectly natural and
ig easily explained. This is the period in the young farmer’s
life when his brood of children are so young as to be of little
service to him, but their expense is a heavy burden. It is the
period when the farmer’s load is heaviest, and to the weight
of this burden is being added, either the landowner’s actual
pressure for higher rents, or the fear that such an increase
will be shortly demanded. These two considerations lead even
the most thoughtful and enterprising men to question their
ability ever to rise out of tenancy to ownership, which is the
goal of their ambition. The ignorant, indigent, thriftless, and
unambitious are never troubled by such considerations. To
get land they will readily make any kind of a contract with a
landowner, and then trust to their luck in ‘‘skinning’’ both
Jland and landlord, and this they very frequently succeed in
doing.

““These conditions,’’ said a careful observer, ‘‘have not made
socialists, but they constitute an excellent seed-bed for social-
ism.”” And yet, among the tenant farmers in certain parts of

)
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the county, it is true that there are socialists. Their number
is not large, nor is their growth spontaneous. They do, how-
ever, constitute a source from which a rapid growth in social-
istic thought may be expected should the present economie
pressure continue, and this will develop to a certainty should
this pressure be increased. It is true these men are not social-
ists in any striet sense of the word. They have no objection
to private property in land. They desire only a reasonable op-
portunity to obtain some of it for themselves. But their
chances of success, due to the increased value of lands, and to
an increase in the costs of production, including an increase of
rents, are narrowing, and they are looking in the direction of
socialism, not that they want socialism, but rather because they
want land brought under a system of tenure which shall be
both equitable and standardized.

Constructive Suggestions.

It must be apparent to everyone who studies this question of
tenantry that there are, at the present time, no accepted stand-
ards, and this very fact alone is the cause of much discontent.
This lack of any standard is shown:

(1) In the rent payments. These in every case result from
higgling between the landlord and his tenant. That they are
of unequal bargaining strength goes without saying.

(2) Again, there exists absolutely no standards as to improve-
ments on the land. This applies equally to the house, to the
barns, and to the water supply.

(3) Finally, the cotton patch has, in varying degrees of
course, encroached upon the pasture to such an extent that
searcely enough is left of it to support even a cow. In a similar
way the orchards and the garden lots are diminishing.

As a possible means of arriving at some standardization of
tenant farming two suggestions are made. This assumes, of
course, that many farms will continue for some time to be cul-
tivated by tenants.

(1) That the state establish an Agricultural Commission,
charged with two duties:

(a) To make a careful investigation into all the facts
relative to tenancy. This is important sinee at the pres-
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ent time we have very little exact information on this
subject.

(b) The second duty should be to establish a set of
general standards in reference to various factors in the
rent contract. For instance, it should be able to give
some notion as to what a just rent is; it could determine
how large a part the location of land should play in the
rent paid; it might well name the minimum standards
for improvement; and, finally, it could determine what
sort of an income a tenant family should have in order
to live on a decent standard of living. On all these ques-
tions we have nothing except individual opinion to give
us guidance. Along these two lines a competent com-
mission should be able to render an excellent service to
the state.

(2) The second suggestion would provide a system of legal-
ized collective bargaining through a joint conference. This plan
of securing industrial peace has worked very successfully in
some of the most complex industries—industries certainly as
complex as is agriculture. In this case the area of bargaining
would necessarily be the county. The principal parties to the
collective bargain would be representatives of the resident land-
lords and representatives from the tenants. To these might well
be added a certain number of farmers working their own lands,
preferably men who have come up out of tenantry to ownership,
and, more important still, a few agricultural experts represent-
ing the state. This group might be known as a Rent and Land
Regulation Board. This board would create a Committee of
Investigation in which also there should be represented all inter-
ests, and it should be composed of the ablest and fairest minde:l
men in the community. It should be directed in its work by a
specialist from the outside, possibly from the Agricultural Com-
mission itself. This committee would proceed to study in detail
the following questions: (a) The varying degrees of fertility
of all rent lands in the county. (b) The location of the lands
in reference to good roads, schools, towns, ete. (¢) The im-
provements upon the land.

‘With this information in hand, these lands may be intelli-
gently graded from the best to the poorest.

Upon this classification of lands the whole Board would act
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and at the same time establish for each grade the rent it should
bear. For resident landlords this would be declared the stan-
dard rent, and public sentiment would have much to do in
making it the actual rent paid. Or, if thought wise, this rent
might be made the legal rent. In any case it might well be the
legal rent for all landlords living outside of the county. These
rent schedules would, of course, be subject to frequent revisions.

Many other functions might fall within the jurisdiction of
this Joint Board. It should encourage standardization of all
the lower grade farms; it should teach the tenants how to prop-
erly use more capital, at the same time devising ways and
means for securing it at a low interest rate; it should throw
about the tenants themselves the utmost encouragement to be-
come better farmers, and to eventually themselves become land-
lords.

It would be necessary, of course, that a general law be passed
creating and legalizing the system. It might be made to apply
only in those counties where tenancy is large, say 60 per cent
or more, and then, if successful, to counties where tenancy is
above 50 per cent, and so on.

The desirability of some such approach to this question would
seem to be apparent to all who are familiar with Texas con-
ditions.

(a) It takes account of all local differences in soil, in im-
provements, in location, and even differences in population.

(b) It aims, not at any arbitrary or artificial standards,
but rather at those based upon actual facts, and upon a desire
to render justice to all parties concerned.

(e) It introduces the, element of co-operation where it has
never been before, but where it must begin to work before the
first step towards better conditions is taken.

(d) In standardizing rent farms, lands will be made more
productive, and hence more valuable, because they shall be op-
erated by farmers who have been given a little intelligent social
encouragement.

(e) Above all, this plan aims to begin the process of up-

building among the people who are to be benefited most by it,
landlord and tenant alike.



CHAPTER VIII

PERSONAL EXPERIENCES OF TENANTS AND LAND-
OWNERS WHO HAVE BEEN TENANTS

(a) TENANTS

In our study of tenant conditions, we have had personal in-
terviews with a great number of men, and most of them have
interesting stories to tell. It is not possible for us to give much
on personal experiences. In what we do give we have thought
it better to confine ourselves to a very small area. In this way
we are more likely to get a true picture than to give only a very
few cases from each of the many counties in which we have
worked. In this chapter we deal with the personal experiences
of about thirty men living in the same county. Comparing
this data with the other data which we have gathered, we find
that these men, in their experiences, are fairly typical of all
the men we have interviewed. In this instance we have taken
about as many tenants as landowners. A similar discussion for
Ellis County was given in Chapter VII.

Here, we will first consider the personal experiences of more
than a dozen tenants. The age varies from 30 to 68. The av-
erage age is about 43, and there are about as many above that
age as below it.

The residence in the county varies from two years to sixty
years. One man of the age of sixty has been in the county ah
his life. He has been renting farms for 35 years. Six men who
have been in the county respectively, 10, 12, 20, 5, 18 and 25
years, have been renting for like periods of time. Thirteen men,
including the six just named, have an average period of ten-
ancy of over 14 years. The personal opinion of one person whe
is acquainted with this county is that this period would not be
far wrong as an average for the entire county.

Since the period of tenancy is so long, it is interesting to note
the number of farms that have been occupied by these men. The
number varies from one to twelve. Only one man has lived con-
tinuously on the same farm since he came to the county. This
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man has been in the county ten years and has rented always
on the third and fourth. He cultivates forty acres and has
absolute control of it as to kinds of crops, amount of live-
stock, etc. But he has never raised livestock for the market.
The landlord does not live in the community. The renter has
no grown children. He is a hard worker. He has done a
credit business and has saved nothing. Across the road from
this man lives another who has been in the locality for the
same length of time, ten years. The facts of interest in his
case are discussed under the heading of men who have bought
land (see case number six). Five years ago this second man
bought the place he was renting and made a $500 payment. He
has since paid $700 more and is in a fair way to pay out. The
two cases may be compared with profit. Little credit business,
chopping cord wood, raising mule colts and yearlings for the
market have won out.

To go back to our discussion of the number of farms occupied,
we may say that the average number is nearly five. While
the figures which we are now using are not large, it is inter-
esting to note that the average period of tenancy is 14 years
and the average number of farms nearly five. In other words,
these men, more than a dozen in one county, move on an aver-
age of once every three years. The greatest number of farms
occupied is 12. This man has lived in the county 25 years.
His average is two years to the farm. One man, who is 68 years
old and has lived in the county 25 years, and has been renting
20 years, lived on one farm 14 years and four other farms one
year each. Fourteen years is the longest that any man has
lived on one farm. The next longest is seven years and the
third five years. One farm one year, occurs 15 times; four
times in the case of one man, two times in the case of four dif-
ferent men and one man has moved every year for three years.

‘With regard to the kind of rent we can say that there was
no case in which cash rent was paid, nor was there any case in
which any bonus was paid. In over 38 per cent of the cases
cited, the first kind of rent paid was the half-rent. This lasted
for one year, and then the rent changed to the third and fourth.
In every case the lease or rent comtract covers one year only.
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The size of farm cultivated varies from 40 to 200 acres, for

the farms now occupied, the average size of nine farms being
91 acres.

The majority of these tenants do not hire any labor except
to pick cotton. They have an average of five children each.
Every tenant has one or more, and the greatest number is seven.

Only two of the men who own the land live on it with the
tenant; one lives on a different farm; and the most of them
live in town. In all cases except one the crops are not dictated
by the landlord. In one case the tenant is not allowed to raise
any cattle, but in all the others they are free to have a garden,
hogs, and cattle. In the majority of cases there was pasture to
be had.

There was not a single case in which hogs were raised for
market. About as many do not raise their own feed as raise it.
It may be well to call attention here to the fact that this is not
a ‘‘black land’’ locality.

Only two or three men make any claim to diversification.
One of these claims to diversify with wheat, corn, and cotton.

As is true in other places, most of these men use credit with
the merchant. Only two claim to use the cash basis. Most of
them have credit with the bank. All who use credit with the
bank also use it with the merchant, and state that they use much
credit. In two cases the men carry accounts in three different
counties. They go to the bank and merchant in one county
seat and go into debt as far as possible, then go to another
county seat. Some accounts are two years old. One man owes
about a thousand dollars now, charged in three different towns.
He has not been able to pay up for two years. As may be sup-
posed, this kind of credit dealing leads to abuses which finally
puts the man into a dishonest position. To mortgage the same
property over again is dangerous and not resorted to so fre-
quently as is the practice of merely getting credit in one town
without letting the merchant know of obligations in other towns.

In those cases where the most credit is used, there is the least
amount of diversification. Little live stock is raised, even for
home consumption. In the case of the man who owes the $1,000,
he has bought practically all the feed for his teams. In this
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community, when the late disturbance of the war came, the mer-
chants tried to go to a cash basis, but the tenants were so help-
les$ that it could not be done. To have stopped credit for the
purpose of meeting the cash wanted by the wholesale houses
would have been to cut off the possibility of the tenants meet-
ing their obligations in the future.

One banker of this community gives it as his opinion that 90
per cent of the renters do a credit business with the merchants
or bankers or both. Twenty-five per cent do business with the
bank alone. The average bank loan to the renter is $100 for
eight months.

The writer desires to call attention here to the fact, as has
been said elsewhere, that the existence of a credit system is
no sign of an unhealthy condition. All the commercial world
borrows, and the nations of the world are in debt. But the
disease comes with the terms of loans, with exorbitant interest
rates, and with doubtful chances of payment.

One merchant of the community says that 75 per cent of the
renters who are his customers buy all their meat. He sells feed
stuffs and 90 per cent of the renters have bought feed in the
past year. But this is due partly to the short feed crop and is
above the average. The average annual grocery bill of the
renter customer is $150. He attributes their plight to ‘‘too
free spending.”” As one renter put it, ‘I had a good credit and
used it.”” The renter says he bought unnecessary implements
and carriages.

There could be much said in detail concerning present con-
ditions as to debt or savings. We have one case of a man who
has Ihved on three farms in twelve years. He has done no credit
business. He does not hire any labor, although he has no boys
in the family and cultivates a relatively large farm. But he
does have some girls almost grown to womanhood, and these
have helped in the making of the crops. Among other work,
they run the cultivators. He has saved $2,000, and has some
good mule teams and fine vehicles. When questioned as to why
he had not bought land, the reply was that he expected to buy
land cheaper than it could be bought in the loeality where he
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has been renting. He lives about ten miles from town and his
spendings have been relatively light.

Some renters who have been able to save money and have
money in the bank make the statement that they do not care
to own a place. Such a man is one who is sixty years old and
has been a renter in this same county for twenty years. In this
time he has lived on eight farms. He has always rented on
the third and fourth. At present there are six boys in the family
large enough to work. He has had money in the bank for sev-
eral years, and believes that he can do better renting than
he could if he owned the land. He runs a 200-acre farm and
has the best of implements and teams.

The two cases given above are the best examples and about
the only ones of men who have been able to save anything in
the locality under consideration. Most of the tenants here are
in debt; some, as we have noted above, to the extent of $1,000,
running back for three years.

The man who owes $1,000 has cverything mortgaged. The
rates of interest and terms of loans and mortgages are so0
varied that prevailing rates could not be given. All are high
enough. In this locality the banks carry most of the chattel
mortgages, as goods can be bought from the merchant without
this. Here as elsewhere the chattel mortgage is most used. In
some cases the landlord goes security. This sometimes puts the
landlord in a position to lose. The following is an example: The
lady who owns the farm went security for the renter to the ex-
tent of $175 on a note held by the bank. The renter explained
that his crops were not mortgaged, although his teams and other
property were, and that he would pay the note of $175 out of
the first sales of his cotton. Later, needing more money, he
went, without the knowledge of the landlady, into an adjoining
county and mortgaged all his erops. As it turns out he eannot
meet his note from sales of crops; even if he could, there is now
a prior lien. When he sells a bale of cotton, he must go to the
adjoining county and pay on the grocery bill. His other prop-
erty was already mortgaged to the bank which holds the note
for $175. The landlady has nothing in the way of recourse ex-
cept to take the word of the renter that he will pay some time
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in the future. The bank has consented to carry the note over,
but the interest has not stopped. The only hope is to keep this
renter on the same farm and urge him to make enough next
year to pay out. This means that he must make enough to pay
the note with interest, the mortgage on machinery and other
property with interest, and the running expenses for next year.

Another landlord in the same community went on' his renter’s
note last year and still owes on it. He attributes this fact to
laziness on the part of the renter. In addition to the note he
now ‘‘stands good’’ for the grocery bill. It is evident in a
case like this that the renter holds the lever, and while some
owners, as for example the lady above noted, would be glad to
get rid of their renters, they must retain them until they have
regained the amounts due for going security.

It 1s always interesting to ask renters concerning the rate of
interest paid, because the rate varies so widely. There are sev-
eral ways in which the rate is apparently made to stay within
the legal limits, but in reality it gets above such rate. The rate
in the cases now under discussion varies from 10 per cent to 25
per cent. One man pays 10 per cent for seven months and
another pays 10 per cent for eight months. The man who is
least in debt or who is in the most favorable condition for bor-
rowing pays the least interest. As debts are contracted, the
kind of security becomes less and less desirable, and the bank
must protect itself for the risk incurred. In this community,
as in many places, the interest is taken out of the face of the
note in advance, and is not stated in figures. One man borrowed
$50, and it was discounted $6.50 for eight months. In this case
a horse and two cows were taken as security. When a man asks
for $50 for eight months and is given $43.50 in exchange for a
note of $50 due in eight months, his rate of interest is a shade
less than 15 per cent. This loan was not for a productive pur-
pose, and the man was already deeply in debt, most of his
property being already mortgaged. While it is true that the
banker and merchant lose a great deal of money in this kind of
business, it should be noted that the system is wrong. An in-
terest rate such as we have above noted is the means of keeping
out methods of diversification and more extensive production.
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Nothing said in this discussion is for the purpose of arousing
any criticism against one class in the industrial world. Nor
do we wish to have one class set itself over against another;
but in condemning the system of rural credit as we now have it,
it is necessary to state the facts as we find them, and that means
to state some unpleasant truths.

There is an understanding between some landlords and the
tenants whom they wish to keep. Said tenants having proven
themselves good farmers the landlord will not allow them to
go into debt nor to buy goods on credit, least of all to put a
chattel mortgage upon any of their property. Tt should be
noted, that in this county money is not as cheap as it is in other
counties. Even first-class vendor lien notes draw 10 per cent
interest.

In the county under consideration the tenants do not culti-
vate large farms. Neither do they make the best use of their
time, which may be said of most people, urban as well as rural.
But there is food for thought in the statement that a renter
with a loft full of peas that need to be threshed out, does noth-
ing because it rains for several days in succession. Excuses can
be easily given, as, for example, the renter who grows 95 acres
of cotton and no corn and says that even if he did grow corn
he has no crib to keep it in. Neither has he a shed for his
mules. However, this year he has not made enough to pay his
debts.

At this time there are a number of renters in this community
who are forced to move and have no place to go. The reasons
for moving are the cutting down of the cotton acreage and the
taking over of the place by the landlord, who says he can handle
the land himself by putting in feed crops. The reduction of the
number of rent places, means that some of the tenants will either
have to go to another county or hire themselves out as day
laborers.

A certain man cites four cases in one community of an adjoin-
ing county where the landlord will not allow renters to raise feed.
The landlord himself lives on the farm and raises his own feed.
In these four cases the rental contracts are for strictly one year
and one crop—cotton. In such cases there is sometimes a change
in the rents from the third and fourth back to the half rent.
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(b) LanpowNERs WHO HAVE BEEN TENANTS.

On the opposite page will be found a table setting forth certain
pertinent facts gathered from sixteen landowners who were once
tenants. The amount of information of this kind would be
limited only by the number of cases existing in the state. We
have gathered considerable data, but it serves our purpose at
this time to discuss in a brief way only these sixteen cases, all
from the same county. While we might give as many more from
different counties, we believe that the cases here set forth will
give in a convise way a view of the problems which must be solved
in the change from tenant to landowner.

The man in the first case raised both ecattle and hogs while
a renter, and nearly always he had a few to sell. Sometimes he
used his livestock as chattels to secure credit. His personal
opinion is that too many tenants depend almost entirely upon
the merchant for their living, and as they raise so little at home,
their living is quite expensive. His observation is that renters
and landlords do not get together often enough to discuss ques-
tions of mutual interest. Omne result is that the tenants take
little interest in the farms upon which they live. In his commu-
nity a lack of both honesty and industry has caused considerable
moving from farm to farm. At moving time many tenants dis-
pose of their stock, and in this way they are prevented from ac-
cumulating any considerable amount of property in this form.
On the other hand, there are some landlords who do not like for
the renters to have livestock, as it creates additional expense and
trouble.

In the second case, the accumulation of property is attributed
to trading in mules and other livestock. During the second
year as a renter, which was the first on the third and fourth
basis, this man cleared $750. The next year this was raised to
$1,000. Books were kept and all expenses itemized. The year
that the $1,000 was made, 33 bales of cotton were produced with
an expenditure of only $20 for hired labor. The cotton was
sold for 10 cents a pound. There has been little money borrowed
from the bank, and the man says he has never given a mortgage
in his life. A few yearlings have been sold each year and all
meat supplies have been raised. At the time the place was
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purchased, $2,000 could have been paid down, but $600 was kept
in reserve for the purpose of making improvements. During the
past four or five years there has been nothing paid on the pur-
chase because of the low price of cotton this year and short crops,
due to dry weather, the other years. However, a good living has
been made each year, and the interest payments have been kept
up on the amount yet due on the farm. No serious misfortune
has ever occurred. His policy has been to raise as much of the
living as possible at home. His personal opinion is that if he
had taken the $2,000, which he originally had, and continued to
trade in livestock that he would have made more money than he
has from the farm. He thinks that he could have leased pasture
at a greater profit. His comment is that now he has his money
tied up where he can do nothing else than go to the bank for
credit and keep up his large rate of interest.

In case number three, where the man has been in the county
eight years, the personal testimony is that when he first came to
the county he cleared land for 75 cents a day. As he says, he
always works six days in the week ‘‘and from sun to sun, too.’’
There are no boys in the family. Many different kinds of crops
have been grown, and a policy of diversification is followed.
There have been no serious family misfortunes.

Livestock raised for the market is given credit for the accumu-
lation of money with which to buy a place in the fourth case the
same as in the second case. The man in case number four came
to the county twenty years ago. He rented the first year as a
share-cropper. The second year he bought a team, and rented
on the third and fourth. Two years later he bought a place,
and he now owns 1,500 acres.

In the fifth case, also, money was made by trading in cattle
and mules. The most of the money put into the farm was ob-
tained in this way. While he was a renter, this man had access.
to plenty of good pasture for his stock.

The first year the man in case six was in the county, he
chopped cord wood for a living. That year he lived in a tent.
The next year he rented as a share-cropper. The next year he
went to a better place and began renting on the third and fourth
rents. He rented in this way until he bought his place. He has.
done little credit business until this year, and has been very
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careful in handling his money. He diversifies by supplementing
cotton with peanuts, corn, and other crops. He has a reputa-
tion in the community as a very hard worker. No family mis-
fortunes have occurred.

The man in case seven has raised his own feed all of the time
except one year, and that year was the only year during which
he did not clear some profit. He never borrowed any money until
he bought his place. He never gave a mortgage to a merchant.
He believes that he has been able to make money because he diver-
sified and received relatively high prices for his products. As
a tenant he had two good teams and plenty of tools, but he lived in
a very poor box house. He lived on one place in Dallas County
six years. The average size of the farm that he rented was 80
acres. Books were kept while he was a renter on one farm for
six years, and he knows that he paid $2,100 rent. He left this
place because another man offered the woman who owned it a
cash rent. The woman had not asked for this kind of rent, and
the man who made the offer and took the place was not able to
meet his promise, and she had to change the rent back to the
third and fourth basis.

Case number eight is that of a widow. The husband has beent
dead for about twenty years. This woman moved almost every
year because she thought she was getting a better place each time.
‘While renting, she raised her own meat supplies and feed stuffs.
She always kept three cows, and raised and sold the calves. The
size of the places which she rented varied from fifty to sixty acres.
As the table shows, she has been able, both while renting and
since she purchased land, to save not only enough to meet her
interest payments, but to apply more than $100 a year toward
the purchase of a home. As the children have grown up, the bur-
dens of labor have grown constantly less.

In case nine the man was single while he was a renter. He has
recently bought the farm which he had been renting for five
years. He paid a third and fourth as rent, and this amounted
to $400 to $600 each year. He had no money when he first started
to rent land. The first year he borrowed from the landlord
money with which to buy his teams and tools. Part of the time
while renting he did all the housework for himself and two
hired men. He raised his own meat supplies, but sold none. As
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a rule, he bought half the feed for his teams. After he had paid
his first payment of $500 on his place, he still owned four good
mules, five head of Jerseys, and five head of hogs. The man from
whom he rented lived in town, but had given his permission
that anything might be planted and any kind of stock might
be raised. The first and second years of his tenaney period this
man borrowed for running expenses $300 each year at 10 per
cent.

There is little to be mentioned concerning case ten where the
farm has been all paid for, except that this man makes it a rule
never to buy on credit. Most of the living has been raised at
home. The three children are all small, but there has been little
paid out for farm help.

The man in case eleven has really been a tenant three years, but
the first place he rented was in East Texas. On that farm he
accumulated considerable property and invested $1,000 in cattle.
The cattle were driven to another state to obtain free pasture,
but disease took the most of them. He then went to New Mexico
and stayed there about three vears. He returned to the county
that he is now located in with $50 in money. He rented one
yvear and then bought his place. Since his return from New
Mexico he has raised his own meat supplies and has sold a few
cattle each year. He has borrowed no money from the bank and
has given only one mortgage. The mortgage was for $50 for
grocery supplies. He has worked very hard at different kinds
of work, and his children (we do not have the exact number)
have all worked. In this case there have been serious family mis-
fortunes. The mother has been temporarily taken away from
the family.

In the twelfth case the farm was paid for in one payment.
‘While a renter, in as ‘much as he depended entirely upon cotton,
this man bought his feed. He bought on credit from the grocery,
but never mortgaged anything. The first place was rented as
a share-cropper, and he found himself at the close of the year
$60 in debt. The most money has been made by buying and
selling livestock. Since purchasing this place, he has also bought
another one of 100 acres. The price paid in the second case was
$11 an acre, and a part of this is paid out. The largest gain in
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any one year has been $500, and this was made in livestock.
Since the man bought his place, he has kept two hired men.

There are eight children in case fourteen, but as the oldest
is only fifteen, there has becn slight assistance from the family.
The place has 152 acres in it, but only 60 acres are in cultivation.
This year nothing can be paid on the principal of the purchase
price, but the interest payment will be taken care of. There is
no livestock on the farm at the present time except two good
teams. All feed is raised on the farm.

The man in case fifteen had trouble in finding a place for the
first three years that he rented, and during that time he furnished
his own teams and tools and farmed on the half and half. The
boys of the family are now grown and have left home, but when
he was renting the boys were from ten to eighteen years of age,
and no hired labor was ever employed.

Number sixteen rented seven years in Georgia and then came
to Texas and rented three years. The oldest child is a young
man of nineteen, and the youngest an infant daughter. The in-
formation which we give deals with the experiences in Texas and
not Georgia. The land, which was purchased at $15.50 per acre,
is estimated to be worth not less than $50 per acre at the present
time. It was all paid for three years ago, and the land notes
bore 10 per cent interest. The owner does not think that he
could become a landowner now so easily, as land is higher and
money not so easy to get. Now he raises a great many hogs,
but while a renter he was allowed no livestock. Little credit is
used because it is the belief of the family that renters buy too
many things which they do not need, and buy most of them on
mortgage contracts. The first year this man was a renter he
made a gross income of $960 on cotton and raised three or four
hundred bushels of corn. That year he farmed on the halves.
The second and third years, while living on the same place and
renting on the third and fourth, he had 70 acres in cotton and
11 acres in corn. He bought no feed while a renter. He says
that he has saved no money because of the low price of cotton,
and he pays a high rate of interest. One loan from the bank
indicates that he pays for $135 as much as 15 per cent interest.
Nothing has ever been mortgaged. Six years were given in which
to pay for the place, and it took seven. The large family of
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boys has made it unnecessary to hire any labor at any time.
While a renter he raised only enough hogs to furnish his meat.
He started with two heifers and raised 16 cows. He also started
with one sow and now sells about 35 hogs a year. From one cow
he sold $300 worth of of cattle increase, and he now has 8 head.
The family depends upon the merchant for only sugar, flour,
and coffee. Only $50 worth of feed for stock has been purchased
in 13 years, and that was all bought last year. As much as $250
worth of corn has been sold in one year. The crop propor-
tion is about 30 acres of corn to 40 to 60 acres of cotton. The
family has had much misfortune, and the doctor bills have aver-
aged about $100 a year.

The foregoing paragraphs concerning personal experiences may
be supplemented with the following comments upon the figures
given in the table.

The longest period of tenanecy is twelve years, and the aver-
age for the sixteen cases is slightly less than six years. These
periods of tenancy may be grouped in the following manner:

year before buying.
years before buying.
years before buying.
years before buying.
years before buying.
years before buying.
One man rented years before buying.
One man rented years before buying.
One man rented 11 years before buying.
Two men rented 12 years before buying.

One man rented
Two men rented
Three men rented
One man rented
Three men rented
One man rented

CO =1 O U N

The average number of farms occupied by these sixteen men
while renters was two. One man who rented eleven years lived
on four different farms. Six men lived on just one farm for
the entire time that they were renting. The average number
of years on a farm was 2.8. The longest time for any man to
live on one farm was eight years. The average age of these
sixteen men is now over forty-two years. The youngest is twenty-
five, and four are fifty or over. The average period of resi-
dence in the county in twelve cases is less than twenty years.
Four of the men have lived in the same county all of their lives,
and only two of them have been living in the county less than
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ten years. The average number of children in fourteen families
is over three. The following statement shows by years when
the different farms were purchased:

In 1899 2 farms. In 1909 2 farms.
In 1900 1 farm. In 1910 2 farms.
In 1905 2 farms. In 1912 4 farms.
In 1906 1 farm. In 1914 1 farm.

In 1907 1 farm,

Seven of the farms purchased were of not more than one hun-
dred acres in size, and eight of them were of not more than two
hundred acres. There is one extreme case of fifteen hundred
acres.

The average price per acre in fifteen cases was $23.70. The
highest price, which was paid in one case only, was $40.00. At
the present time the average estimated value of the land per
acre in twelve cases is nearly $43.00. The average first pay-
ment in fourteen cases was $621.43, or slightly over 22 per cent
of the average purchase price. The smallest amount of the
total purchase price paid in the first payment was about 4 per
cent. Another man who paid only $500 on $5,000.00 in 1909
has since paid all of the balance. The largest per cent paid on
the total purchase price was $800.00 on 80 aeres at $10.00 per
acre. Eight men have their farms all paid for. Four of them
have not been able to pay anything since the first payment.
Four of them have since paid a total of $3,400.00 on their land.
These last eight men still owe $11,358.00, or an average of
$1,420.00 each. This means an average indebtedness of $12.55
per acre. It may be noted from the table that case fourteen
brings this average indebtedness up, because of a small original
payment and no subsequent payments. Two of the men who
have paid out have since bought more land, in one case 47.5
acres and in the other 100 acres.

In only one case is the rate of interest on Iand notes less than
10 per cent. Only three men say that they have ever used credit
to any extent, either with the banker or the merchant. In more
than 50 per eent of the cases the rent has at some time been
on the share (one-half) basis. But all were changed to the third
and fourth after the first year or two.



140 Bullstin of the Unmwversity of Texas

In fourteen out of fifteen cases, live stock was raised tor
both home use and the market.

One man who says that he raises cotton only, bought 150 acres
in 1912, making a first payment of $500.00. All of his land is
in cultivation and he has had for each of three years about 140
acres in cotton. His rate of interest is 10 per cent, and he has
made no other payment.

Below we give a table comparing the data gathered concern-
ing these sixteen landowners with the fourteen renters who were
discussed in the first part of the chapter. Omne group is still
tenants, while the other group is making an effort to become
permarent land-holders.

Average. Owners. Renters.
Age. ... 42 43
Years in county..... 20 19
Children per family.. 3 5
Years a tenant...... 5.6 14
Farms occupied...-.. 2 5
Years on each farm.. 2.8 2.8
Live stock raised. ... 93 per cent yes. 100 per cent no.
Diversification....... 80 per cent yes. 75 per cent no.
Kind of credit....... 20 per cent with mer- 82 per cent with mer-

chant and bank. chant and bank.



CHAPTER IX
FARM TENANCY AND THE PUBLIC SCHOOLS
(E. V. WHITE.)

In the brief space allotted to this discussion, an endeavor is
made to show the effect of farm tenancy upon the public schools
in the light of facts well known to the most casual observer and
also in the light of school statistics in this State. It is not in-
tended, therefore, that the discussion shall embody a compre-
hensive study of all the conditions which affect the relation of
non-ownership and public education.

The evils of farm tenancy are many, and it seems that the
present time has received a generous inheritance of those that
were attendant upon former ages. Nothing superior, no advan-
tages, no contribution to human welfare, have resulted in Texas,
either directly or indirectly, from the iniquitous effects of ten-
ancy. Poor farm houses, social ills, religious apathy, class dis-
tinction, all accompany this undesirable system. In common
with other institutions, the school has suffered and will con-
tinue to suffer in point of efficiency as a result. Farm tenancy,
poor farming, squalid homes and inferior schools are mutual
associates.

Distribution of Tenancy.

A study of the distribution of tenancy throughout the United
States will show that those sections having a large percentage
of farm tenants, with few exceptions, have also some of the most
fertile soil and the best climate in the country. In Texas the
more fértile the soil the higher the price of land, and the higher
the price the harder the land is to get. A study of this question
shows that the highest percentage of tenancy obtains in the
counties where cotton is the principal product, and where the
land is the highest in price. It is impossible to find a county
whose chief agricultural product is cotton which does not have
a high percentage of tenant farmers. So far as Texas is con-
cerned, therefore, a discussion of the effect of tenancy upon the
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public schools involves also a discussion of the economic effect
of cotton raising.

Comparative Studies.

That the schools and the factors which contribute toward good
schools are retarded in the sections where a high percentage of
tenancy obtains is evident from the tables given below. Table
I shows a few vitally important school statistics for the school
year 1912-13 for counties of the State where the percentage of
farm tenancy is comparatively low. Table IT shows the same
items for the same school year for counties where tenancy is
high. In selecting the counties, an endeavor was made to select
those that were typical of the sections which they represent. The
counties were also distributed over the entire state. In other
words, a consideration of all the counties would present approxi-
mately the same results as are presented in the few counties se-
lected.

TABLE 1.
Counties Having a Low Percentage of Farm Tenants.
l |Per cent of|Per cent of
Average |Per cent of| enrollment/aver. daily
Name Per cent | School | length of | districts |to scholas-|at. to scho-
of of farm property |schoolterm| Ilevying | tic enum- |las. enum-
County tenants | per child | in days |local t:axesl eration eration
|
\ |
Hanstord o2 16 | $32.00 122 [ 100 ‘ 89 63
Galveston ........| 18 | 48.50 164 | 100 3| 45
Garza .. ‘ 21 | *582.00 182 | % | h: | 70
|
Gillespie —woaios | 22 { 25.70 18[ ; 21 62 49
Jagperl o _or i S 23 15.80 135 ; 95 1104 59
125510 1 Bt NG S Lol 2 | 57.00 149 ‘ 96 86 52
Lubbock ... ‘ 30 | 48.40 210 ‘ 100 82 33
e b 2 | 8495 60 | 100 96 59
39 10.65 130 | 33 91 54
2 | 188 10 | 69 89 61
44 1 9.65 102 | 67 7 65
46 | 10.90 102 | 72 87 54
§ [
Average for entire i
SR e e ‘ 82.55 135 ; 75 89 52

*Evidently due to a large county school fund.
tEvidently due to rapid settling of the country.
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TABLE 11,
Counties Having a High Percentage of Farm Tenants.

~ Possibly some factors other than tenancy enter into the re-
sults indicated. It remains true, however, that the counties
having a-low percentage of farm tenancy have certain uniform
conditions which vary from certain other uniform conditions
in counties having a high percentage of tenancy. These condi-
tions are observed in the following comparisons:

(1) School Property.—An examination of the tables conveys
the information that a few counties in Table IT have a larger
property valuation per child than a few counties in Table I.°
This, however, is the exception. An equitable comparison upon
this point would consider averages in the two groups. It is a
significant fact that the average value of property per pupil
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of the group of counties having a small per cent of tenancy is
two and one-half times that of the group having a high per cent.
of tenancy.

(2) Average Length of School Term.—It is further noticed
that the average length of school term in the counties having a
low percentage of tenancy is 16 per cent, or 18 days more than
for the average term in counties having a high percentage of
tenancy. It will be observed that only three, or 25 per cent, of
the counties in Table I fall below the constitutional requirement
of a six months’ school term, whereas twelve, or 66 2-3 per cent,
of the counties in Table II fall below this constitutional require-
ment. The facts given indicate beyond doubt that short school
terms and tenancy go hand in hand.

(3) Districts Levying Loecal Taxes.—One of the best evi-
dences of a wholesome school sentiment is indicated by what
the people of the community do for themselves. Seventy-five
per cent of the school distriets in all the counties given in Table
I levy a local tax, against 64 per cent of all the school districts
in the counties of Table II. Again, the evidence is in favor of
home-ownership.

(4) Enrollment and Attendance.—The tables further show
that 89 per cent of the children in counties having a low per-
centage of farm tenants are enrolled in the schools, and only
81 per cent of the children in the counties having a high per-
centage of farm tenants are enrolled in the schools. The item
with respect to average daily attendance is still more signifi-
cant, being 52 per cent in Table I and 47 per cent in Table II.
In other words, if the efficiency of a school may be judged by
the percentage of average daily attendance of the pupils in the
community, the counties having a low percentage of tenancy
are 17 per cent more efficient than the counties having a high
percentage of tenancy. Let us remember, also, in making this
comparison that the counties included in Table I have a longer
term by 18 days. These facts show that interest in school mat-
ters, both on the part of the parent and the pupil, bear an inti-
mate relation to home-ownership.

How Tenancy Makes Poor Schools

(1) As previously stated, the high percentage of tenancy in
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Texas follows the cotton belt. The raising of cotton calls for
much work to be done by the children of school age in the spring
and fall months. This means that the children are deprived of
attending school during the time that the schools are generally
in session and during the months best suited for school work.
School records invariably show a low attendance in tenant com-
munities.

(2) Our system of tenancy generally means industrial inef-
ficiency. People become tenants because of poverty, and as a
rule remain in poverty because of tenancy. It is an economic
principle that a large earning per man is more to be desired
than a large production per acre; but the small amount of land
allotted by the landlord does not permit the observance of this
economic principle. Furthermore, the landlord is often more
interested in rentals than in the human element involved. All
of this is necessarily reflected in the school life of the com-
munity.

(3) In Texas high percentage of tenancy has always meant
a constant shifting of the population from one community to
another, the effect of which decreases community pride and in-
terest. This shifting of the population means also frequent
changing of pupils from one school to another. Last year a
teacher came into a county superintendent’s office, and when
asked how he was getting along, replied: ¢‘Well, I think we
are doing a little better now, but I tell you our work has been
anything but satisfactory for the past month. The trouble is,
all my patrons are tenants and most of them moved Christmas.
We were doing very nicely up till that time, but now I have
only two children who were in school before the holidays. It
has taken me a month to get properly acquainted with my new
crowd.”” Such conditions also render it impossible to keep a
system of records from year to year regarding the individual
pupil, thereby making intimate acquaintance between the teacher
and the pupil difficult, if not impossible.

(4) It is further obvious that local school taxes are not voted
so readily in communities where a majority of the farmers are
tenants, as in communities where a majority of them are home-
owners. This is accounted for partly because community pride
is at a discount in the former, and sometimes because of intimi-
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dation on the part of the landlord. It is idle to expeet a person
whose citizenship is only temporary to have the same enthusiasm
in community affairs as a person who expects to live perma-
nently in the community.

(5) In contrast with the development of wholesome com-
munity sentiment, tenancy lends encouragement to the spirit
of individuality in the citizen. It cultivates in him the habit of
thinking in small units—small schools, small districts, and small
ambitions. Invariably school districts are smaller in tenant see-
tions than elsewhere. For example, one county in Texas has
93 districts with an average area of 3.2 square miles per dis-
trict, while still another county in the cotton belt has an aver-
age area of less than 7 square miles per district. The traditions
that cluster around the one-room school and the small district
constitute one of the greatest barriers to school progress.

Conclustons.

(1) The tenant sections do not show as favorable educa-
tional conditions as other sections, whereas they should make
a better showing since they are older and wealthier. In other
words, home-ownership contributes to longer school terms, larger
investments in school property, better financial provision for
the schools, and increased school attendance.

(2) The raising of cotton tends to produce industrial and
economic conditions which are unfavorable to good schools,
whereas crop diversification has the opposite effect. The oppo-
nents of compulsory education argue that the production of cot-
ton presents a peculiar economic situation which renders good
attendance upon the schools impracticable; but the answer must
be in all seriousness and candor, that any industry which takes
the children from the schools imposes acost too high to be pro-
fitable. It is doubtful if exclusive cotton raising and good
schools can ever be made to exist in the same community.

(3) The fundamentally weak point in the country schools
of Texas is that the training for industrial efficiency is sadly
neglected. The course of study has little correlation with farm
life, and, therefore, contributes little or nothing to the solution
of farm problems. Since tenancy is in part the result of indus-
trial inefficieney, it is obligatory upon the school to offer prac-
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tical courses that will in turn make for an industrially efficient
citizenship.

(4) Encouragement of home-ownership by appropriate legis-
lation and by co-operative agencies would have the effect of
uplifting and bettering the rural school.

(5) Since a high percentage of rural tenancy is already with
us, with little prospect of immediate change, it behooves us to
make the best of a situation that actually exists. Isolation, in-
timidation, inefficiency, all complements of the system of non-
ownership, can best be offset by enlarging the school unit, either
by the consolidation of several districts or by accepting the
county as an administrative unit in educational matters. By
so doing the poor districts of the county can be provided for as
well as the wealthy districts and those which include railroad
or other valuable property for assessment. Furthermore, con-
ditions, as they now exist, demand that the country schools of
the entire county have the support and advice of its best citi-
zens. This can be done only through an enlargement of the
school unit.



CHAPTER X

CONCLUSIONS

Since we believe that the increase of farm tenancy is not the
result of any one cause, it follows that we believe also that there
are several ways or agencies which may be used to retard the
increase in the number of tenant farmers and to solve many of
the perplexing problems which now confront us.

In the first place, we have made a beginning in compulsory
education, and from this time on there should be a constructive
program along educational lines. After a brief time it will be
seen: where our law is weak or where it could be modified to
advantage, and this can easily be done. There are several things
to be gained by taking the children out of farm work and placing
them in the school houses where they belong. There will, no
doubt, be a slight readjustment of the labor supply in doing a
great deal of the farm work, especially the farm work in which
children have been large factors. If there are those who would
depend upon the labor of their children, compulsory education
will protect such children, and it will be necessary to substitute
adult labor for the work which they have done. Thus, we see
that a great amount of our agricultural production will be lifted
like a burden from the shoulders of the children. In the second
place, compulsory education will make it possible for all rural
children to gain the elements of an education, and from educa-
tion must come the business management which will be neces-
sary on the farms of the future. It is quite true that a lack of
education has thrown many men into the renter class, and be-
cause of a lack of business ability, they are unable to so manage
affairs as to become home-owners.

A piece of constructive work can be done by the establishment
of rural agricultural high schools in which the right kind of
farming will be taught, and courses may be given showing the
reasons for farm tenancy in other States and countries. In this
way the farmers of the future may be warned against the forces
which have placed some of their fathers in the renter class. When
men and women are trained for farm life, there will be less like-
lihood of competition from untrained people who enter farm life
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simply because they are not prepared to do anything else. A
little reflection on the relation between compulsory education
and farm life will show how training is sure to raise the standard
of living of rural people; and when the standard of living is
raised, the time will have arrived when not even the smallest
fraction of the people will put a premium on a renter who has
a large family.

The State of Texas needs a system of registration of land
titles and a revision of many things connected with our surveys
and the transference of deeds. This will put into real estate
affairs an element of surety which is needed.

The time is ripe for a careful scientific consideration of some
kind of graduated land tax and of laws which will prevent cer-
tain types of speculation in real estate. We do not make a dog-
matic assertion on this point, but conditions are such that we
may well question how much land one man should own, and
particularly so if that man is not making use of the major por-
tion of his holdings, or resides in some section of the country
removed from the location of the land.

Closely connected with the study of this kind of a tax should
go an official investigation into the uses and abuses of our home-
stead law. We have pursued our studies far enough to con-
vince us that much of the laudation of this law is unjustified.
The homestead law does not protect in a way that a great many
people seem to think. The general use of the vendor’s lien
notes has taken away much of the beauty which the homestead
law is supposed to possess. If the general public will study the
facts as we have stated them in some of our former work,* we
are quite sure that they will see as much to be gained by a
modification of the law as they have heretofore believed the
law affords them.

In the past we may have greatly limited the amount of in-
vestment of capital in Texas by outsiders, through the attitude
which we have adopted in our corporation laws. However, even
if this is true, we can create our own capital and our own
funds, which can be invested, if the right kind of constructive
farming and industry be followed. There must be a certain

1Bylletin 855, Co-operation in Agriculture, Marketing and Rural
Credit, p. 82.
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amount of capital for investment purposes before the interest
rates in our state tend to become lower.

Diversified farming will do more than anything else to lower
the interest rates which the Texas farmer must pay on both
personal and real estate loans. Crop rotation and diversified
farming are closely connected with the accumulation of per-
sonal property and working capital, and will result largely from
the kind of schools and education suggested above. One of
the most hopeful signs of the age is the campaign that has been
launched by so many different agencies in an effort to break up
our dependence upon one crop.

The chattel mortgage must go. It is an antiquated method
of securing working capital and has remained with us because
we were content to accept something through custom and imita-
tion instead of using business sense. The chattel mortgage will
go as soon as dependence upon one crop is abolished.

One of the greatest things in the new type of farming will be
the growing of horses, mules, and cattle, which will compare
favorably with the best types grown in other sections of the
country. In our chapter on ‘‘Financing the Production of
Livestock,”” we have suggested the co-operative method of de-
veloping this kind of work.

‘We believe that there should be established under State su-
pervision, a Land Commission for the use of all landowners
and farm laborers, the work of this commission to be similar to
the labor exchanges established in some of our larger cities
where every effort is made to keep the job and the man to-
gether and thus prevent as much unemployment as possible. A
commission of this kind for the farmer would fill a large field
of usefulness. Among other things, it would give the land-
lord a larger choice of tenants, and the tenant a larger choice
of landlords. It would also keep the farmers who expect to
become home owners in touch with the possibilities in the dif-
ferent sections of the State, and would tend to equalize the
demand for and the supply of tenants and farms to be rented.
Attention is called to other suggestions of this character which
have been made by Mr. Leonard at the close of Chapter VII.

One of the great services which could be performed by a
commission of this kind would be to give us a new system of
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rent contracts. The present system of land leases is as anti-
quated as the chattel mortgage. What is needed now is a care-
ful study of the situation and the development of a system of
rent contracts which will lead toward greater permanency in
land tenure and the introduction into the contract of con-
structive terms concerning both temporary and permanent im-
provements upon the land. Land leases which will embody
features of this kind cannot be written offhand nor without a
scientific study of the character of the farm and the personal
relationship between the landlord and the tenant.

Finally the co-operative movement is growing, and with the
agsistance of the constructive legislation here suggested, addi-
tional impetus will be given to it. Inasmuch as it is largely a
matter of education, people cannot be legislated into co-opera-
tion. But with the type of education suggested above, the time
would not be far in the future when we could expect business
organizations, rural credit associations, and similar agencies to
be successfully operated by the farmers of the average com-
munity. But in that day, we shall find ourselves to be in pos-
session of sociological wealth as contrasted to our sociological
poverty which we mentioned in our first chapter. Then we
shall have learned how unwise it was for any one to depend
upon representation either in a legislature or a congress to do
for them what they by community organization could have done
for themselves so much more quickly and effectively.
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