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THE REAL ESTATE MARKET 
IN 1907. 

A REVIEW AND AN ANTICIPATION 

HE fact that stands out most prominently in 
any backward glance over the real estate mar
ket during the past year is tha t of a substantial 
decline in the number of recorded real estate 
transactions. The diminution has been very 
considerable. It amounts to a very large per
centage of the total number of transactions; 
and it just about restores the level of real es

tate activity to that which obtained in 1903. The flood of sales 
which rose gradually during 1904, which culminated in 1905. 
and which showed evident indications of a recession in 1906, 
has now finally spent its force. The transactions in 
Manhattan and Bronx real estate are about as numerous as they 
were during the early years of the great speculative movement, 
and a question as to the meaning of this recession is immedi
ately suggested. Perhaps the best way to put this question will 
he to make an inquiry as to what year since 1900 
represents the normal level of real estate activity un
der prevailing conditions. Is the recession which has been 
taking place since the winter of 1905-1906 to be considered 
as a low level, which will be succeeded within a few 
years by a revival of the excited activity of 1905? Or was the 
excited activity of 1905 itself the evidence of an abnormal con
dition, which may not occur again for a great many years? 

We do not believe there is any reasonable doubt as to the 
way in which these questions- ought to be answered. The re
cession which began in 1906 and which has culminated during 
the past year, represents merely a return to a more normal 
condition of real estate trading. It was the higher level of 1905 
which was the product of abnormal and unstable conditions, and 
the lower level of the past year merely points to a restoration of 
a more stable set of conditions wheretiy the activity of the real 
estate market in New York is determined. To be siire, the re
cession has amounted in certain respects to a reaction. To be 
sure, the real estate market in 1907 has been gravely injured 
by the serious but temporary financial handicaps. To he sure, 
the trading in real estate, particularly during the last fall, has 
been reduced by the financial crisis to abnormally small pro
portions. Nevertheless it is unquestionably true that the level 
of activity which prevailed late in 1906 and early in 1907 more 
nearly represents the kind of a market which real estate own
ers and operators have a right to expect than did the swollen 
totals of 1905. The speculation which caused the enormous 
number of transactions recorded in 1905 was justified by the 
conditions determining values which then prevailed, but those 
conditions were themselves only temporary, and they were 
hound within' a comparatively s-hort space of time to exhaust 
their strength. 

A brief analysis of the causes which led to the activity of 
1905 will indicate their wholly temporary nature. The activity 
was due to an excited but legitimate speculation in tenement-
house property, and in property which was available for im
provement with tenement houses and the cheaper grade of 
fiats. For a number of reasons properly of this class, wherever 
situated in Manhattan, had undergone a substantial although 
by no means uniform Increase in value. In the first place the 
new tenement-house law had caused a temporary suspension of 
the construction of new tenement houses which coincided with 
an unusually large percentage of increase in the tenement-
house population. In 1904 there was almost a famine in the 
supply of available tenements, and this famine enabled land
lords all over the city, but particularly on the East Side and in 
Harlem, to raise their rents. The average income afforded by 
ordinary tenement hous-es and fiats was thus augmented not 
only by a decrease in the percentage of vacancies, but by the 
larger rentals which could he charged. Furthermore it was 
found that by means of a few alterations in the old five-story 
buildings their Income could be substantially increased; and 
many speculative operators mad? a business of picking up 
such buildings and increasing the." value by spending a few 
thousand dollars on these alterations. It so happened Ihat the 
whole movement in its effect upon, certain parts of the city 

was very much accelei'ated by the opening of the subway in 
1904. The improved transit service afforded by the subway not 
only made large amounts of vacant land available for Improve
ment, but it tended to increase the value of tenement and apart
ment house property along its line. The result of all these 
causes was a general and substantial improvement in the price 
of all classes of property upon which tenement and apartment-
houses had been and could be built, and speculators rushed in 
to take advantage of this improvement. The same property 
frequently changed hands sevei-al times, each time at a higher 
value; and the number of such transactions amounted to hun
dreds in the course of a week. At the same time, of course, 
a fair amount of activity was taking place In the other lines 
of real estate trading—particularly in the neighborhood of Fifth 
Avenue, so that the volume of business was further increased 
by a considerable speculation in real estate available for im
provement with business buildings. 

As, however, the Record and Guide frequently pointed out in 
1905, these conditions were peculiar and could not be expected 
to continue. The time would come when it would be imposst-. 
hie to push up any further the value of the average tenement 
house and fiat, and when that time came the occasion for this 
speculative excitement would no longer exist. This time came 
in 1906. The inci-eased value of such property had resulted in 
an enormous building rhovement, which converted the famine, 
which had existed in 1904, into an over-supply. Then the higher 
rents charged for tenement-house accommodations had natu
rally induced many families to move to other boroughs, and 
stimulated an excited speculation in vacant property in Brook
lyn and Queens, and a rapid construction of cheap means of 
res-idence in those neighborhoods. The consequence was, of 
course, a rapid decline of the speculative movement in Man
hattan flats and tenements, just because the conditions which 
made It possible no longer existed. This decline culminated in 
the past fall, during which period sales of this class of prop
erty have been fewer than for many years. In a short time 
such extreme inactivity will disappear; but it is improbable 
that the New York real estate market will ever witness a simi
lar speculation in Manhattan tenement-house property. Rents 
cannot be pushed up any higher, because of the competition of 
similar accommodations in the other boroughs; and in any 
event it is real estate in Manhattan, used for business purposes-, 
which has a great future, rather than I'eal estate used for resi
dence purposes. 

With the trading in tenement-house property reduced to a 
normal basis, there will be no chance during an indefinitely 
long period for a volume of activity, such as that in 1905 and 
early in 190G. It was an opportunily for speculation which 
occurs only once in a generation, and a similar opportunity is 
not likely to occur in business property. A speculative move
ment in business property, while It offers much larger oppor
tunities of profit on single transactions, requires so much more 
capital that it is necessarily restricted to a comparatively few 
corporations and individuals. The speculation in tenement-
houses on the other hand required very little capita!, and en
gaged the attention of thousands of small property-owners, 
who were familiar with local conditions and saw the chance 
for a profitable turn. A smaller volume of activity must, then, 
be definitely accepted as the pi'obable characteristic of the real 
estate market for some years to come, and this smaller volume 
of business must be considered as an evidence, not of any de
pression but of the recovery by the market of an equilibrium 
which had been temporarily disturbed by a group of very un-

• usual conditions. 
Neither will the interests of the owner of real estate be in 

any way injured by a restoration in this respect of normal con
ditions, His interests only demand a volume of activity sufii-
clent to absorb such offerings of real property as necessarily 
take place owing to the ordinary exigencies of business, and 
upon such a volume of activity lie can most assuredly depend as 
soon as money can again be easily obtained on good security. 
The best interests of real estate demand a steady and ad-
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vanclng level of values rather than an enormous volume of 
business, and in this essential matter the outlook is as yet free 
from serious dangers. The diminution in activity has not been 
accompanied by any general or pronounced diminution in prices. 
Of course in certain parts of the city flats do not command as 
high an appraisal as they did a couple of years ago, and the 
same statement is true of vacant land in one or two neighbor
hoods which are available for improvement with flats. On 
Washington Heights, for instance, such is the case, and so it is 
in several parts of the Bronx. But as yet there has been sur
prisingly little liquidation, considering both the general finan
cial strain and the decreased demand for tenement-house prop
erty. Prices have been firmly held, and if they could be firmly 
held during the past fall, it is diflicult to understand why they 
should not continue to be so held. Real estate owners in this 
city may congratulate themselves on the fact that during a 
period when the value of good stocks has diminished any
where from twenty-five to one hundred per cent., their property 
has remained at least 
stationary in value, and 
it has remained sta
tionary in value In spite 
of the fact that the pre
vailing level of prices 
has been reached only 
after a prolonged period 
of most aggressive spec
ulative buying which 
the New York real es
tate market has ever 
experienced. 

Since the winter of 
1900 there has been a 
pronounced i m p r o v e 
ment in prices in every 
class of real estate 
property in Manhattan 
and the Bronx. First 
c a m e the apartment 
hotel movement, which 
caused persistent buy
ing near Long Acre 
Square. Then business 
property in the financial 
district began to feel 
the effect of good times 
and of the increasing 
financial importance of 
]>lew York City. There 
followed a similar in
crease in values in the 
more expensive resi
dence property to the 
south and east of Cen
tral Park. At the same 
time the extraordinary 
expansion in prices on 
Fifth Avenue and its 

I 

vicinity began—an ex- [-. 
p a n s i o n which has 
been carried further GRANITE BUILDING OP THE' 
t h a . n a n y s i m i l a r Broad, Beaver and IVIarkelfield Sts. 
movement In any part of the city. Finally the speculation' In 
tenement-house property in Manhattan and the Bronx set in, 
and engaged the money and the attention of thousands of small 
operators. In certain instances, such as that of the speculative 
buying of property available for apartment hotels, these move
ments only lasted for a short time; but as a rule they have all 
continued with greater or lesser momentum throughout the 
whole of this period. The net result has been increases in busi
ness property varying from 30 to 300 per cent , and increases in 
residence property varying from 25 to 150 per cent. The owner 
of New York real estate is In the majority of instances a far 
richer man than he was five years ago, and his greater wealth 
brings him in many cases a proportionately larger income. 

It might naturally be supposed that a speculative movement, 
which has been so aggressively and so successfully carried on 
for a period of six years, would have resulted in some infiation 
of values. Such was the case in 1872. and such is generally the 
case under similar circumstances. There is no evidence, how
ever, that such is the ease in New York at the present time or 
that any similar result will follow in the near future. Liquida
tion is necessary only when prices have been advanced to a 
level which makes property unsalable, and when this advance 

has been carried on with too large a proportion of borrowed 
money. But In New York at the present time the title compa
nies act as a powerful restraining influence, and make it diffi
cult for an over-enthusiastic group of speculators to borrow 
more money than they should on the basis of an infiated level 
of prices. The increases in value, large as they have been, are 
in the enormous majority of instances justified by sound busi
ness reasons. In certain cases they represent, indeed, no pro
portionate earning power at the present time, but such cases 
are for the most part a legitimate anticipation of an increased 
earning power in the near future. As we have said, there is no 
evidence of any general inflation, and no symptoms of any
thing but an occasional liquidation. The increase in real es
tate values, unlike the increase in stock values, has been all 
to the good. 

No doubt the foregoing statement must be taken with a few 
minor qualifications. In the speculative neighborhoods owners 
have been asking more for their holdings than they were worth, 

and when active busi
ness is resumed there 
will be little trading, 
unless these gentlemen 
are willing to accept 
less money. But these 
a s k i n g prices have 
never represented ac
tual values such as 
those which a com
petent appraiser would 
make as the basis of a 
loan. Furthermore, it 
may be that the owners 
of tenements and the 
cheaper grades of flats 
will witness a certain 
deterioration in t h e 
value of their property, 
and as this possibility 
is the most serious 
threat confronting real 
estate in Manhattan 
and the Bronx, the 
conditions upon which 
their realty depends de
mand special considera
tion. 

The prosperity of the 
owners of tenement-
houses has depended 
partly upon the pros
perity of the mechanic 
and the day laborer, 
and it is manifest that 
the recession in busi
ness will increase the 
number of men out of 
employment. The first 
evidence of a smaller 
demand for labor is the 
large emigration to 
Europe which has been 

.\iMERICAN BANK NOTE GO. t a k i n g place during 
Kirby, Petit & Green, Architects. tj^e past few months, 

and this emigration has an immediate effect upon tenement-
house renting. The number of vacancies has increased; it is 
more diflicult to collect rents, and it is more difficult to obtain 
the high rents which have prevailed. This general condition 
will probably last for a considerable period. Nobody can say 
at the present time how long it will last or how acute it will 
be; but manifestly during next year or two there must be radi
cal readjustment in the economic position of labor just as in the 
economic position of capital. The welfare of the country de
mands an increasing efficiency on the part of the average me
chanic, and such increasing efficiency can be effected only by 
an Increasing difficulty in obtaining employment. The owners 
of tenement-house property are bound to feel the effect of this 
process; and how serious this effect will be can be determined 
with some certainty during the first few months of the new 
year. 

Besides this general condition, certain local conditions must 
also be taken into consider-ition. During the next few years 
the tenements and fiats of Manhattan and the Bronx will have 
to meet a much severer competition from similar living accom
modations In the other boroughs and in New Jersey. Every 
residential neighborhood in which New Yorkers live will, during 
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the next few years, have the advantage of an improved tran
sit service—excepting alone Manhattan and the Bronx. Brook
lyn will be made much more accessible by the subway, the Man
hattan Bridge and the terminal improvements in Manhattan. 
Queens will be made very much more accessible by the Belmont 
tunnel, the Long Island tunnels and the Blackwell's Island 
Bridge. New Jersey will be made much more accessible by the 
work which is being accomplished by the Pennsylvania and 
the Jersey trolley companies. The first effect of these better 
means of transit will be felt during the coming spring, and 
their effect will be increased as one tunnel and bridge after 
another is completed and opened for trafhc. In the aggregate 
they will undoubtedly effect an enormous readjustment In the 
distribution of the population of New Yorlv^particularly in view 
of the fact that neither Manhattan nor the Bronx will have the 
advantage of any new subways during that period. Their 
effect will be probably to draw a certain amount of popu
lation away from Manhattan. Whether their attractive 
power will be sufficient actually to diminish the number 
of inhabitants in Manhattan, or whether they will sim
ply draw off the yearly increase in population, remains 
to be seen. In any event, the owners of tenements and 

cheap flats in Manhattan and the Bronx should not, dur
ing the next few years, cherish great expectations. They 
will do well in case they can hold tneir own and draw 
out of their property a fair income. The larger propor
tion of their tenants will remain where they are, because 
the latter prefer or are obliged to live in Manhattan or 
the Bronx; but vacancies will be more numerous and 
rents may have to be shaded. 

There is no reason to suppose, however, that these 
causes will provoke any considerable diminution in the 
value of tenement-house property, or any considerable 
liquidation. The income from tenements has of late years 
been very large, and it can he reduced without seriously 
affecting the economic position of tenements. More
over, it must be remembered that during the whole of 
1907, and during the last half of 1906. the construction of 
new tenements aud flats did not obtain large proportions, 
and the effect of this restriction of building operations is 
already being felt. In certain neighborhoods renting 
conditions are better than they were a year ago. In a 
city which is growing in population as fast as New York, 
the effect of any diminution in the supply of new living 
accommodations is quickly felt, and the influence of this 
condition will be still more evident during the coming 
spring. 

It seems, then, that the owners of real estate in Man
hattan and the Bronx may regard their present situation 
with complacency and the future with confidence. They 
cannot look forward to any such degree of prosperity as 
that which they have enjoyed during the past six years, 
but they can rest assured that what they have they can 
keep, and that this stationary period will only be a pre

lude to another period of, perhaps, even greater good for-
t u n e ^ a t least for some of them. Much, of course, will 
depend upon the activity of general business during the 
next two years—in the celerity and completeness of the 
recovery from the prevailing prices. But it must be 
remembered that even' comparative business inactivity 
will not be wholly without certain benefits to the owner 
of real estate. The period of business prosperity has 
been on the whole a period of tight money. Large sums 
have been borrowed at abnormally high rates of Interest, 
and this fact has increased very considerably the expense 
account of many owners of real estate. A period of com
parative business inactivity should enable many owners 
of real estate to renew their mortgages at lower rates 
and thus to reduce their carrying charges. Indeed, we 
txpect to see during the next few years a large increase 
in the popularity of mortgage as an investment. Such 
an increase can hardly take place so long as good rail
road bonds and stocks command the low prices which 
they do at present. The first result of a more plentiful 
supply of money will undoubtedly be a higher level of 
values on the Stock Exchange. But the second result 
will be the investment of large sums of real estate mort
gages. The ultimate effect of the crisis, and of the per
sistent political agitation against the railroads, will be to 
make cautious investors accept a lower rate of interest 
on mortgages as compared to railroad securities than 
they formerly would; if such should be the case the 
owners of real estate will be in a better position to bor
row money on good terms than they have been for many 
years. 

The opportunities for a profitable speculative buying of real 
estate will be fewer in the near future than they have been in 
the past, but there will be enough to keep the capital of the 
professional operators well employed. Taking a large view of 
the speculative landscape, its main features may be described 
in a comparatively few words. In Manhattan it will be busi
ness property centrally situated which will offer the best oppor
tunities for profitable purchase. In the other boroughs the 
money will be made chiefly in the development of residential 
neighborhoods. As we have pointed out there is bound to be a 
great shifting population for some time to come. The bulk of 
the yearly increase will take up their habitations on the other 
side of the watei's which environ Manhattan, because it will be 
increasingly easy for them to go to and from residences on the 
outskirts of the city. But the very condition which wili di-
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minish the comparative availability of Manhattan as a place of 
residence will contribute to its existing advantage as a place of 
business. Improved means of communication will merely tie 
Manhattan tighter to the other boroughs. The residents of 
those boroughs and of New Jersey, who now come very seldom 
to Manhattan either for business or pleasure because the transit 
is so inconvenient, will hereafter make the journey much more 
frequently; and the effect of this new condition will be very 
much to improve the business prosperity of all that part of the 
borough affected by the retail trade, the theatres and the res
taurants. In the long run the influence of improved means of 
transit will run still deeper, in that they will increase the effi
ciency and probably reduce the cost of the labor, employed in 
New York business; but such a result Is only felt slowly and 
almost imperceptibly. The result, which will be felt quickly 
and sharply, is that already indicated, of an increased depend
ence by the inhabitants of the suburbs upon Manhattan as a 
place in which to amuse themselves, to make purchases and to 
transact business; aud the chance for profitable speculation in 
Manhattan real estate during the next few years lies in taking 
advantage of this new condition. It will affect chiefly property 
between Twenty-third and Fiftieth streets. Fourth and Seventh 
avenues, and a continuation of speculative buying in this area 
may be confidently anticipated. 

A general speculative revival In Manhattan can hardly be an
ticipated until the contracts for new subways in that borough 
are let. 

JOSEPH L. EUTTENWIESEE. 

WEST STREET BUILDING. 
Cass Gilbert, Architect 

Effect of Recent Corporation Disclosures on 
Real Estate Values. 

T HE year preceding the one that has just closed will long 
be known and rememhered as the most successful of the 

years of the most reckless and riotous speculation this country 
or any other country in the world's history has ever known. 
IVIillionaires were created at a wholesale rate until millions 

became a, mere commonplace, 
and to be worth but seven 
figures no longer entitled the 
possessor to be classed among 
the rich. A new term had to 
be coined—^that of multi
millionaire. 

The year 1907 will, on the 
contrary, long be known and 
sadly remembered a s t h e 
panic year—-a year of awaken
ing and reckoning—a year of 
sobering up after a long de
bauch of intoxicating' success. 

In the rising tide of advanc
ing- prices, in the irresistible 
flood of seemingly boundless, 
unlimited prosperity, the old 
landmarks of conservatism and 
caution, yes of honesty too. 
were completely submerged 
if not entirely swept away. 
Men plunged recklessly in the 

hope and the belief that somehow or other they would be 
carried with the tide into the harbor of wealth. They were 
wholly unprepared for the receding tide that would naturally 
carry to flnaneial destruction those who were already far be
yond their proper depth. 

In every line of human activity, in mining, in manufacture, 
in house and railroad building, in slock and land speculation, 
the spirit of bold adventure was rampant. In the earlier period 
of this speculative activity there was the underlying broad and 
safe foundation of a genuine demand for additional housing 
tor the ever growing number of immigrants, who flocked to 
our shores in search of that wealth of opportunity which this 
promised land ever offers to the willing, the industrious, the 
wide-awake—a genuine demand, for multiplied means of t rans
portation for the ever-increasing harvests, which a fertile and 
comparatively virgin soil seems ever ready to yield to the 
honest toil and the improved implements of the American 
farmer and planter-—a genuine demand for the manufactured 
articles which this enterprising country, blessed with un
paralleled natural resources and with a population of indomi
table energy and of enormous inventive power, produces in ever 
larger quantities and at ever cheaper prices—a continued and 
wider demand for the products of our farms, our factories, our 
foundries and our mines. 

The danger lay, however, in the unbounded greed of the 
American speculator and in the rapacious an'd corrupt methods 
of corporate management. Men seemed ill-content to gather 
in the rich harvest which they had a right to expect to reap in 
one season, biit they regularly wished to discount the future, to 
clip the coupons of unearned profits, to rob the coming years 
of the enjoyment of the yield which those years alone should 
bring. The greed of the individual has been outdone only 
by the rapacity and ofttimes absolutely dishonest manipulation 
of that soulless individual—the corporation. 

Earnings, both present and prospective, real and imaginary, 
were capitalized without the least regard to the value of the 
underlying property. We were wont to talk of a 5% railroad 
or industrial stock as a safe investment, because perchance the 
stock has, during the last few years, earned 8% and has de
clared a dividend of only 5%, but we did not stop to ask whether 
the cost of the railroad, the value of the factory, the natural 
resources of the mine, would begin to approach the amount of 
the bonded indebtedness, let alone the amount of the capital
ization, and whether in the coming years such earnings would 
be apt to increase or at least continue undiminished. 

It is small wonder then that statisticians and self-constituted 
prophets can trace and prophesy a regularly recurring cycle of 
panic years. It is but natural that, where healthy growth i s ' 
not permitted to take its normal course, weakness must result, 
i-eactlons must set in. 

It is undoubtedly true that our inelastic currency has had 
much to do with aggravating our financial troubles, but even 
if a plan of asset currency, more resilient than rubber, were 
to spring, full-fledged and perfect, from the master mind of 
some genius in finance and were to be translated into the law 
of our land, we would, nonetheless, continue from time to 
time to suffer from the effects of this method of capitalizing 
corporations, the best of which have as a result of recent dis
closures been shown to be unduly watered and the worst of 
which had assets, which proved as volatile as vapor and had 
an existence only in the imagination of their promoters and 
in the prospectuses issued to tempt the unwary investor. 

Confidence, however, was first undermined and the real 
trouble began when the life insurance companies, which had 

I 
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proudly boasted that they were veritable fortresses of im
pregnable financial strength, turned out to have been garrisoned 
by traltoi's and plunderers. Such disclosures as resulted from 
the insurance Investigation and the revelation of wrong doing 
in other high places set people a-thlnking. It was an awful 
blow to confidence and it was but natural that men should con
sider and look around for some absolutely safe form of invest
ment. 

They had tried stocks of every description and bonds of sup
posedly stable value, but they have seen them bend like a 
reed or break like a rotten tree in these times of financial 
storm. They had pinned their faith to banks and trust com
panies, where they had a right to expect that, in return for 
the slender interest they received, they might at least rest 
secure in the sublime conviction that their capital was abso
lutely safe and ready to be handed over to them whenever de
manded. But here, too, they were doomed to sore disappoint
ment and a period of distrust ensued, resulting in withdrawals 
of deposits and in the absolute hoarding of cash on a scale 
unparalleled in the history of finance and to an extent that 
upset the monev markets of the world. 

What, however, most interests us of the real estate fraternity 
is the question as to what effect all this high financing and 
the recent disturbances and upheaval will have on the real 
estate market. It is, indeed, difficult to prophesy the result 
with any degree of certainty. If the Wall Street and financial 
panic were to stop now, if all the effects of these wild schemes 
Of high finance and of tlie widespread liquidation that ensued 
are now visible, I should say that this ill wind blew some one 
good, and "real estate" is that "some one." for it is the one 
asset that has thus far withstood any serious shock. It has 
remained firm amidst the gathering floods, proof against all 
financial storms, like a huge and solid rock amidst the hissing 
maelstrom of distrust and panic. It has proved its right to the 
title "Real Estate," the only "real" property that one can own 
and control, that men cannot multiply by fictitious means. . 
cannot conceal, cannot steal. It is stationary, it is visible, it 
cannot be juggled with; it is there to he seen, to be measured, 
to he valued. It is natural, therefore, tha t men should look 
with ever -greater favor upon real estate as the best asset and 
as the safest security for a loan. 

Those who have funds to lend will recognize more and more the 
absolute security of a mortgage on well located city real estate, 
for the lender knows that he can watch it, appraise it, search it, 
and when he fails to get his regular interest payments he realizes 
tiiat if the property falls to him he will become the owner of a 
most desirable asset. He need not worry which of a dozen or 
more reorganization schemes he should join, which will be least 
likely to exploit his asset or to attempt to absorb his little 
share of the mortgaged security in the interest of some rival 
road or mine or trust. 

And the owner of well located real estate in the heart of 
Manhattan or along the main streets and avenues of the other 
boroughs knows that he owns an integral part of a rapidly 
growing city. He can rest assured tliat, while he sleeps, 
4,000,000 people this year, and at least 300,000 more each suc
ceeding year, are working to enhance the value of his piece of 
property by helping to increase the economic importance of the 
great city of which he owns a little slice. So that speaking 
broadly, there is only one way for the value of real estate in 
a great and growing city to move and that is upward, as it 
must needs appeal to an ever larger number of investors. Of 
course temporarily its value may and must be affected by that 
which affects the greater part of the country and of the coun
try's activities, but it will feel such effects least and last; and 
in this panic, which has been severe but which I think will 

. prove to be acute rather than chronic, real estate may escape 
practically unhurt and may indeed in some respects be bene
fitted. Men will begin more and more to recognize that they 
can do with their real estate what they cannot do with any 
other asset, be their own president, vice-president, treasurer, 
finance committee and board of directors. They can every day 
of their life look at it. watch it and judge it; they can. if they have 
paid for it, he sure that their dividends will not be suspended 
and that no one can manipulate it with yellow dog funds, so as 
to make their property a source of revenue and profit only to 
unscrupulous directors and fhe receivers under State and 
national jurisdiction. When the last word is spoken, it needs 
no prophetic eye to see that real estate is and will always re
main an investment, to wdiich men will turn, with ever wistful 
eyes, as a most coveted possession to enjoy in security during 
their lifetime and to hand down to their loved ones as a safe 
and remunerative heritage. 

JOSEPH L. BUTTBNWIESER. 

—Statistical Record of the Progress of the United States. 
1800-1907, is the title of a publication issued by the Bureau of 
Statistics of the Department of Commerce and Labor, and 
while composed exclusively of columns of figures, the record of 
progress which it shows for the United States and its indus
tries and commerce is extremely interesting. The -merchandise 
imported into the country is given at $1,434,000,000 in the fiscal 
year 1907,. against $1,227,000,000 in 1900 and $705,000,000 in 
1897. having thus nearly doubled during the decade, while 
exports of domestic merchandise are set down at $1,854,000,000 

in 1907, against $1,718,000,000 in 1906 and $1,032,000,000 in 1897. 
Manufacturei-s'. crude materials imported are given at $477,-
000.000 in 1907, against $415,000,000 in 190G and $190,000,000 
in 1897; manufactures for furtlier use in manufacturing, at 
$274,000,000. against $220,000,000 in the immediately preceding 
year and $88,000,000 in 1897, a decade earlier. On the export 
side, crude materials for use in manufacturing are given at 
$593,000,^00 in 1907, against ."gSOO,500,000 in 1906 and .$297,-
000,000 in 1897; 'manufactures for further use in manufacturing, 
at $259,000,000, against -$226,000,000 in the immediately pre
ceding year and $98,000,000 in 1897;'and manufactures ready 
for consumption, $481,000,000 in 1907. against .$460,000,000 in 
1906 and $213,000,000 in 1S97. 

Mortgage IVI( [gage ivioney in iNew 
By G. RICHARD DAVIS 

New York 

G. RICHARD DAVIS. 

New York. December 1. 1907. 

T HE mortgage market for the past twelve months has pre
sented some most unusual phases. Conditions have not 

been favorable for the borrower. Interest rates have been high 
and the margin of security demanded has been steadily in
creasing. 

When money was liberally offered for investment on bond 
and mortgage, the borrower 
could exact reasonable terms 
and obtain a fairly liberal 
loan; this year it has been 
all the other way. and the 
lender has had the upper 
hand. 

In the early part of the 
year and up to April, money 
was tight and five and a 
half per cent, was not an 
unusual rate to demand. 
During the spring, money 
became easier to obtain on 
•mortgages and a great 
many loans were made at 
four and a half and five 
per cent. In fact, consider
ing the kind of property 
that was offered as se

curity, rather liberal loans were made by several institutions 
and individuals. The advent of summer takes out of the city 
many of the heads of leading institutions and attorneys repre
senting estates, and this always makes it difficult to negotiate 
loans during the heated term. 

This year proved no exception; those who were unable to 
obtain the mortgage loans they desired waited patiently for 
the fall, hoping to borrow on better terms and more liberally 
than it was possible to do' before. To the surprise of a number 
of these people, mortgage loans instead of becoming more 
liberal in September became more difficult to obtain. The 
climax came with the financial crash of October, the failure 
of tlie Knickerbocker Trust Co. making that month a turning 
point in a great many people's plans and financial arrangements. 
Interest rates leaped up. On the best of security from five to 
six per cent, as far as the records show (and reliable information 
leads me to believe that as high as seven per cent), was paid 
for first mortgage money. It is a long time since six per cent, 
iias been obtainable on any first mortgage loan on Manhattan 
improved realty where the security was unquestioned. Then, 
too, a number of our very wealthy citizens found themselves 
embarrassed by the extreme financial conditions and were 
obliged to borrow on their residences in the oth av section, and 
a number of gilt-edged pieces of property were mortgaged for 
the first time. 

A greater margin of security was required than was deemed 
necessary a year ago on all loans, and m.ore particularly on 
tenements and fiats in the outlying districts. This was due 
partly to the questioning by real estate appraisers and experts 
of the stability of .the present values of this latter class or 
property; but the principal difficulty in securing reasonable 
loans at reasonable rates was due to the enormous immediate 
demand and the unusually inadequate supply. The two prin
cipal sources on which we depend for our mortgage money 
are the life insurance companies and the savings banks, but 
for the past two months they have both almost absolutely 
withdrawn from the market. 

The life insurance companies are required by law to loan to 
their policyholders, at five per cent, interest, an amount equal 
to their entire reserve on each policy. This has been an easy 
way of obtaining money at a low rate of interest for these 
times. It has, however, made the insurance companies shy of 
making commitments. 

The run on the savings banks in October forced them to re
quire sixty-day notices from their depositors of their intention 
to withdraw, and also forced them to make provision to meet 

(Continued on page 27.) 
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A NEW PICTURE OF THE HIGHEST BUILDING IN THE WORLD. 

Napoleon Le Brnn & Sons, Architects. 

Dimensions: 200x425 feet, occupying ent i re block between Madison and 4tb Aves. and 23d and 24tb Sts. Total of cubical feet in build
ing, 16,287,034. Total floor area (about 25 acres), 1,085,663 feet. 

Tower: Frontage in Madison Ave., 75 feet. Frontage in 24th St., 85 feet. Height above side-ivalk. 658 feet. Height from cellar 
floor to top. 680 feet Total height from foundation, 691 feet. Height of clock face above sidewalk, 346 feet. Floor of lookout 
(forty-sixth story) above sidewalk, 603 feet. Centre of window over lookout (highest point for observation) above sidewalk. 633 
feet. Number of stories above sidewalk, 48. Number of stories below sidewalk 2. 
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PROGRESS IN THE BOROUGHS. 
PLANS FOR LARGE DEVELOPMENT IN BROOKLYN AND THE BRONX. 

HON. BIRD S. COLER. 

By the President of the Borough of Brooldyu. 

DURING the year 1907 the development of the Borough of 
Brooklyn has been enormous, and the total building oper

ations will come close to the record total of 1906. The estimated 
cost of new buildings for which plans are filed this year is 

$63,000,000 as against a simi
lar total last year of $65,000,-
000. Up to the first of No
vember the total was three 
million dollars ahead of the 
total for the first ten months 
of 1906, but the stringency in 
financial affairs affected the 
building operations maierial-
ly, and the following months 
began to lose in the compari
son. Buildei-s say. however, 
that as soon as the currency 
situation allows of the expen
diture of sufficient money for 
their purposes, the building 
operations will become -more 
extensive than ever, as the 
demand for homes in Brook-

3 lyn has increased and the op
portunities f o r profitable 
building are therefore larger 
than they have ever been. 

This is due in a considerable measure to the authorization by 
the Public Service Commission of the Fourth avenue subway. 

The construction of this line, as a part of Borough President 
Coler's tri-horough route, will give immense stimulus to the 
development in all of the broad area between Atlantic and 
Fourth avenues and Coney Island. Beyond 36th street this 
development is of a residential character almost altogether. 
The subway will connect with the Third avenue subway in 
Manhattan, cross the Manhattan Bridge and proceed along 
Fiatbush avenue and Fourth avenue to 40th street, where it wili 
divide into two great branches, one to continue along Fourth 
avenue to Fort Hamilton and the other to proceed by way of 
New Utrecht avenue and other streets to Coney Island., 

It is noticeable, however, that the increase in building oper
ations was marked by the authorization of the contracts for 
the construction of this subway and at a time when it seemed 
very doubtful that the Public Service Commission would author
ize them at all. This indicates a condition of growth which 
may be hampered by transit conditions but cannot be checked. 
Not only the section traversed by the Fourth avenue subway 
but other sections of the borough have shared in the develop
ment. The 28th Ward section, the South Brooklyn section, the 
Williamsburgh section, the Brownsville section and the Flat-
bush section have all grown rapidly. 

In the downtown section and also in the Williamsburgh and 
Greenpoint sections great manufacturing institutions have heen 
constructed, and this is true of the Red Hook Point district 
and of the section along the South Brooklyn shore of the Bay. 
The commercial development has been assisted by the construc
tion of the great terminal yard of the Long Island R. R. at 
65th street and by the efforts being made by that railroad com
pany to conduct a through freight railroad through Brooklyn 
dnd Queens. 

The people of lower South Brooklyn are much interested in 
the great Flushing Tunnel which is being built for the purpose 
of the purification of the Gowanus Canal. This will do away 
with a nuisance of long standing and will greatly improve real 
estate values in that section of the city. The tunnel will cost 
$750,000. 

A great relief sewer for which contracts have been let during 
the year is expected to do away with the so-called "flooded 
districts" which have been one of the bad features of Brook
lyn. This sewer will run from almost the Queens Borough line 
down through the heart of the borough and finally discharge 
into the river at the foot of Gold street. It will cost about two 
million dollars. 

The establishment of an asphalt plant has enabled the city 
authorities to keep the streets in a better state of repair, so 
that Brooklyn has more pavement and better pavement than 
any community of any thing like its size in the country. The 
work is better done and more cheaply done than it was under 
the old contract system. 

The new Manhattan Bridge is approaching completion and this 
and the opening of the Joraleraon street subway will, within a 

(Continued on page 8.) 

HON. LOUIS F. HAFFEN. 

By the Pres ident of the Borough of the liroiix. 

I N the history of the Bronx nothing more significant has 
happened or could have happened than the proof afforded 

by the events of 1907 that the growth and prosperity of the 
borough rests on tlie most solid and sure foundation. In num
ber and value of residential and business structures, building 

operations for 1907 will 
equal similar operations for 
1906. That there has been 
no marked recession in the 
progress of the Bronx dur
ing a period of financial 
chaos which cannot soon 
be forgotten, indicates the 
substantial character of the 
underlying conditions of the 
real estate market in the 
great urban territory north 
and east of the Harlem 
River. Naturally the money 
stringency has to some ex- , 
tent affected real estate 
operations, but the experi
ence of 1907 in the financial 
w o r l d h a s indubitably 
shown that no better in
vestment exists than in 
real estate properties in the 
Borough of the Bronx. 
While values have crumbled 

and in some cases almost disappeared in securities heretofore 
regarded as gilt-edged, real estate in the Bronx has stood as 
adamant and suffered no serious impairm.ent either in selling 
price or earning power. The only effect of the panic has heen 
to enforce the necessity of a prudent conservatism in planning 
new enterprises, and this is far from being injurious, to the 
best interests of the borough. 

As to the future, Bronxites are all optimists. Even if it is 
true that the nation is facing a prolonged period of industrial 
and financial depression, with an inevitable setback to general 
business, I am firmly convinced that we shall nevertheless see 
an active real estate market in the Bronx, with values holding 
their own or steadily mounting to higher figures. A curtailment 
in Wall street speculation will mean a large increase in funds 
available for real estate investment and development in our t rans-
Harlem borough. The history of past panics justifies the pre
diction that the Bronx will undergo no material or prolonged 
setback in its wonderful career of growth and progress. It 
is no theoretical forecast, that following the period of adjust
ment in the money market enforced hy the financial convulsion 
of last October, the Bronx will prosper as never before. This 
was precisely the experience of the panic of 1893. It is in
evitable that a monetary stringency such as we are now wit
nessing must result in the lowering of pidces of commodities, in
cluding every kind of building material. 

Within a few weeks, or a few months at the furthest, 
the banks of New York will be gorged with idle money. 
Low interest rates for money are certain to prevail. Cheap 
money and fair prices for building materials are the two 
factors needed to ensure a great building movement in 
the Bronx that will give employment to thousands of me
chanics and artisans, stimulate the trade of local merchants, 
and create a demand for vacant lots and building sites. 
The necessary population to occupy the new houses and 

apartments erected during this period of activity is certain to 
be attracted to the borough by the reasonable rents for high-
class residential properties which the Bronx can always oRler 
because of our lower land values. 

TWO-FAMILY DWELLINGS. 
An interesting feature of the current building operations in 

the Bronx is the large number of 2-family houses planned and 
in course of construction. There is no question but that a very 
considerable percentage of the population now coming to the 
borough favors this form of dwelling. It is doubtless true 
that the erection on a large scale of 1 and 2-family houses 
reduces the average cost of new buildings and perhaps lessens 
the total volume of building operations as measured in dol
lars. But it is also true that this class of dwelling brings to 
the borough a most desirable quality of new population and 
stimulates the upbuilding of a home community of the very 
highest order. The housing problem for the City of New York 
will be nearly solved when new rapid transit lines open to our 
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millions the large sections of the Bronx that are peculiarly 
available for the erection at moderate cost of villa residences 
and single and 2-family houses. 

WAITING FOR SUBWAYS. 

The Bronx is growing in population at a remarkable rate. 
Each year brings a larger influx of new population than the 
preceding year, The present rate of growth is not less than 
30,000 per annum. Even this large accession would be greater 
if needed means of rapid transit were provided. The most 
pressing problem which now confronts the business man as well 
as the property owner of New York is this question of urban 
transportation. Increased and improved transit facilities be
tween lower Manhattan and the sparsely settled and unde
veloped sections of the Bronx is the vital need of the hour. The 
water supply of the future is now assured, and rapid transit 
remains as the one problem upon the solution of which depends 
the growth and destiny of the metropolis. 

In the Bronx great boulevards, avenues and streets are 
graded and ready for millions of new population. Public 
improvements of every sort have more than kept pace with 
the borough's growth. All that is lacking to add in four 
years a quarter of a million people to the population of the 
borough and $250,000,000 to the city's assessed valuation, 
is the commencement of construction work on subways and 
elevated lines which will open up the eastern and western 
sections of the Bronx. 

TAXABLE VALUES. 
I am aware that general financial conditions and the slight 

margin of debt limit enforces prudence as the keynote of the 
city's financial policy. Yet the undeniable truth is that if t h ; 
City of New York can be empowered to undertake the construc
tion of needed lines of rapid transit in the Borough of the 
Bronx, the new railroads will pay for themselves from the 
very beginning of the actual work of construction. This result 
automatically follows from the immediate increase in taxable 
values in the sections traversed hy and tributary to the new 
lines of transit. This has heen the city's experience in building 
the existing subway to West Farms. In a single year, in the 
Bronx district tributary to the West Farms subway, taxable 
values were augmented to the extent of one hundred million 
dollars. In four years, beginning with the year prior to the 
opening of the subway and continuing to the present time, the 
increase in assessed valuations in the subway district has been 

.not less than $200,000,000. 

What is the significance of such a tremendous addition in one 
small district less than nine square miles in extent, to the tax
able value of the Bronx? Just this. That the city debt margin 
on which bonds are issued is increased $20,000,000, or nearly 
two-thirds the entire cost of subway construction from South 
Perry to West Farms. Besides this large increase in debt 
margin, current taxes paid into the city treasury on the new 
assessable property values created by the subway, amount to 
$3,000,000 a year. Three million dollars is sufficient to pay 
interest at 4 per cent, on $75,000,000, an amount twice as large 
as the cost to the city of the existing subway. 

These figures constitute a complete demonstration of the 
proposition that subways and elevated railroads built in 
the Bronx pay for themselves twice over, even including 
the cost of the Manhattan portion of the new railroads. 
A subway from lower Manhattan, with through trains oper

ated by "L" extensions to Wakefield and Pelham Bay Park, 
thereby affording transit facilities to the eastern sections of 
the Bronx, and an elevated railroad on Jerome av to the city 
line, will open to immediate settlement and improvement not 
nine hut thirty square miles of Bronx territory. New taxable 
values would be created so great in amount that the augmented 
debt margin would more than suffice for the rapid transit bonds 
issued by the city to pay the cost of construction. Besides a 
tremendous addition to the permanent wealth of the munici
pality, the taxes paid each year on the new valuations would 
be twice as great as the interest on the bonds. 

An increase of a quarter of a million people in the population 
of the Bronx means a much larger volume of trade for every 
Manhattan and Bronx merchant, and a greater demand for every 
kind of business and residential property in the two boroughs 
Prom the real estate and business interests in Manhattan should 
come a united and persistent demand for Bronx subways and 
elevated railroads. They impose no financial burden whatever 
on the municipality. They pay for themselves twice over—firet 
in the rental paid the city by the operating company, second in 
the annual taxes paid into the municipal treasury on the new 
property values created in the sections traversed by the ranid 
transit lines. 

Municipal statesmanship and the future of New York both de
mand the speedy construction of subways and elevated railroads 
to connect every part of the Bronx with the financial and 
business sections of Manhattan. In no other way can the wel
fare of the City Of New York be so completely conserved and 
its growth and greatness as a metropolis stimulated and 
advanced. L Q U I S F . HAPPEN. 

HON. LAWSON PURDY. 

The New York Tax Department. 
rjy HE work of the New York Tax Department has progressed 
X smoothly during the past year, and in the main satis

factorily. Criticism must always be expected, and some criti
cism must always be justifiable, hut we are encouraged to 
believe that every year brings some improvement in methods 

and standard of work. A 
large percentage of the 
deputies and clerks have 
been in the department for 
many years, and with 
added experience t h e i r 
work gains in precision. 

At the request of the de
partment certain changes 
were made in the law by 
t h e l a s t Legislature, 
which, in time, will prove 
of great convenience to 
taxpayers. Until this year, 
w h e n parcels of real 
property were d i v i d e d 
after the second Monday 
of January, the work of 
apportioning the tax was 
impose'd upon the Finance 
Department, but in prac
tice it was generally neces
sary for the apportionment 

clerks of that department to consult the deputy tax commis
sioners in regard to the proper apportionment of the assess
ments on which the tax must be based. The apportionment 
clerks were not informed of the cases of divided parcels until 
the applications were made by the owners for the apportionment 
of the taxes in order that they might pay their bills. Therefore, 
a very large proportion of such applications Mere made early 
in October when the office of the Receiver of Taxes is most 
burdened with work, and when the temporary force of clerks is 
still inexperienced. The apportionment clerks in the several 
boroughs were obliged to consult the deputy tax commissioners, 
and at that season of the year the deputies were in the field 
assessing property and could be found at the o£5ce only one day • 
in the week. The practical difBculties were such that it was 
impossible in many cases to give property owners their tax bills 
for months after the lime when taxes became payable. 

Two changes in the law were made, one of which went into 
practical operation this year. The duty of apportioning assess
ments when parcels are divided was imposed on the Tax De
partment, and that work has been performed and is now going 
on. For the first year it was expected that the new method 
would not work as smoothly as it will when the force is accus
tomed to the new duty. The Tax Department had no special ' 
appropriation to employ additional men, and for the first year 
the number of men who could be spared for apportionment was 
hardly adequate, because there was the same congestion of ap
portionments at one season of the year. 

By another change in the law, provision was made for ap
portioning the assessments after the books are opened on the 
second Monday of January until they must close on June 1 to 
write up the assessment rolls. If property owners generally can 
he made acquainted with this provision, the work of apportion
ment, formerly done In October, can he performed before June 
1, when the property is divided before that date. When sub
stantially all assessments on divided parcels are apportioned 
up to June 1, the number of parcels on which it will be necessary 
to apportion taxes will be greatly reduced. The apportionment 
force of the Tax Department will work continuously throughout 
the year, and it may be found that the present small force will 
be adequate. In order that this change may be of the greatest 
benefit, it is essential that all property owners interested in 
divided parcels should make a request, as soon as title passes, 
that the assessments shall be apportioned. 

Certain changes were made in the tax law aifecting banks 

The Year in Brooklyn. 
(Continued from page 7.) 

short time, do away with the miserable conditions at the Man
hattan terminal of the Brooklyn Bridge. 

The Williamsburgh Bridge will soon be utilized, as it should 
be utilized, and it will add to what it has already done to im
prove conditions in the Eastern District. 

The opening of the Livingston sf line has shortened by ten 
minutes the journey from Manhattan to their homes and from 
their homes to Manhattan of a great many residents of the 
borough and has relieved materially the congestion in Fulton st. 

The future of Brooklyn looks very bright from every aspect. 
Its present population of more than a million and a half is that 
of a great city in itself, but the indications are that this popu
lation will be doubled in the next fifteen years. Its business 
interests are increasing and prospering, and I have no doubt 
that I shall live long enough to see it the dominant borough 
of Greater New York. BIRD S. COLER. 
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and trust companies. The first change will be very welcome to 
trust companies, and the second will probably not be so wel
come. For the last six years trust companies have paid their 
taxes directly to the State, but were obliged to file statements 
with the local department to procure the cancellation of legal 
assessments. This was quite unnecessary, as the State has 
ample power to enforce the payment of taxes, and when the 
tax is paid to the State the trust company is not liable for local 
taxes except on real estate. Hereafter it will he unnecessary 
to assess trust companies for their personal property, locally, 
and they will be saved the inconvenience of making report to 
the local department. 

The legislation of 1901 changing the law for the assessment 
of hanks and trust companies was designed to put these in-
sLitutions on the saine basis, and to remove all exemptions of 
every kind formerly enjoyed hy certain classes of hank share
holders. By defect in the law and a decision of the courts, 
trust companies have enjoyed an exemption from the tax im
posed on their shares of bank stock. This undesigned exemption 
was the source of great annoyance to the Finance Department 
and occasioned some loss of revenue to the city. Trust com
panies and certain charitable institutions might 'make appli
cation, at any time, for the return of taxes paid upon their 
bank shares, and under the decision this return had to be made. 
The law has been so amended that all exemptions on bank shares 
are repealed. 

The blank forms used for notifying persons assessed for per
sonal property and for applications for the reduction of assess
ments of corporations ^vere devised some years ago. Changes 
have been made in the law, and experience has shown the de
sirability of further changes in these forms. It is found, for ex
ample, that persons who apply for a reduction of their assess
ments very often do not know that the inquiry in regard to 
their affairs relates to the second Monday of January. They 
may appear in March quite ignorant of the condition of their 
property on the second Monday of January. The following 
paragraph has heen added to the notice, which it is believed will 
he of assistance to the persons assessed and save time when they 
appear for examination: 

"Bring a memorandum of assets and liabilities, as the same 
were on January 13, 190S. Follow form on back of notice. Do 
not write on notice." 

The form on the back of the notice is about the same as it has 
been, and indicates various classes of assets and liabilities. If 
persons who receive notice of assessment will follow these in
structions, it will save their time and reduce the possibility of 
their being kept waiting for others. 

The new forms adopted for corporations will be easier to 
understand, and they will be so arranged as to show various 
classes of assets; the aggregate assets; the various classes of 
deductions; the aggregate of deductions, and the taxable bal
ance. On the forms heretofore used there was no question the 
answer to which showed the amount taxable. Persons filing such 
statements were in doubt as to the conclusions of the depart
ment. On the new forms corporations will be required to show 
the taxable amount, and if the amount is not acceptable to the 
department, explanation will be sought from the corporation 
affected. Efforts are being made more nearly to conform the 
tentative assessments to the actual facts, thus materially re
ducing the number of applications for reduction upon which the 
department must act, and more time will he afforded for careful 
consideration of the applications actually filed. 

In the outlying boroughs, where the value of real estate has 
risen with more rapidity in the last five or six years, it has been 
very difficult to advance the assessments rapidly enough to keep 
pace with the advance in value. The assessed value of real 
estate of the Borough of Queens was 35 per cent, higher in 1907 
than in 190G. Very considerable increases were made in other 
sparsely settled parts of the city. It is expected that the as
sessments lor 190S will show a corresponding increase in these 
sections, in which a real increase in value has been so rapid. 
There is only one standard for the whole city; that standard is 
the standard determined by the charter. The deputies are 
annually instructed that their assessments must conform to the 
legal standard. No change was made this year in those instruc
tions. No one should feel aggrieved if his property is assessed 
for the sum for which it will sell, even though it may have 
been increased by a very large percentage. 

LAWSON PURDT. 

Auctions of the Year. 

—The total foreign commerce of all American countries in 
the latest year for which statistics of the various countries are 
available is estlniated at 5^A billions of dollars, in round terms, 
out of a world's total of over 27 billions of international trade. 
Of this total 3 billions, still speaking in round terms, Is that 
of the United States, and 21^ billions that of the other coun
tries of America, including in this the West India Islands. 
Of the imports, amounting to 2^4 billions, about one-half are 
those of the United States, and of the exports, amounting to 
3^ . billions, over 1% billions are those of the United States. 
Considering that pa r t of America other than the United States, 
the imports in the latest year for which statistics are avail
able aggregated 1,118 million dollars, of which 407 millions, or 
36V& per cent, was drawn from the United States. 

JOSEPH P. DAY. 

A REVIEW of the Real Estate Market for the past year dis
closes the fact that it has heen an exceptionally brisk year 

for the auctioneers. 
The most notable sale of the year, in the line of improved 

property was the now famous Doherty estate. This sale created 
new values in all the sec
tions in which the parcels 
w e r e located. An in
stance of this was the gore 
piece, Nos. 1559-1563 Broad
way, between 46th and 47th 
sts, size 23.2x71.714, which 
brought $96,300, and was 
p u r c h a s e d b y Messrs. 
Thomas J. and Michael J. 
Shanley, noted restaurant 
and real estate men. 

The sale of vacant lots oc
cupied a conspicuous po
sition in the past year's 
a u c t i o n sales and was 
started with the most noted 
of the season—the now 
famous Ogden estate sale. 
This occupied four days 
selling; and, is considered 
by real estate experts to 

have been the largest sale of its kind in the history of city 
lot sales. (Amount realized, $1,700,000.) Following this was the 
sale of the property known as the Bailey estate tract. The 
Century Realty Company's offering of lots came next, and these 
two sales aggregated about $1,000,000. At all of these sales the 
buyers (in most instances) were small investors not generally 
known as real estate buyers. 

The summer lot sales at auction were very successful this 
year, particularly at Belle Harbor, Ostend, Par Rockaway and 
Edgemere, which were the most important. The sale of the 
Otto Sampler estate holdings at Arverne should not be over-j 
looked, as it was one of the most remarkable sales of the season 
and demonstrated that the Rockaway coast property is in great 
demand by people desiring to purchase four or five lots upon 
which to erect a summer or all-the-year residence. 

A notable condition bearing upon surnmer sales at Far 
Rockaway has been had this year—in that every house that 
was equipped with proper heating appliances was rented for 
the winter before the middle of August. This leads to the state
ment that eventually city homes will more and more he used 
only during the winter months and those who can afford subur
ban places will get more use from them than ever before, which 
shows that people are becoming educated in that direction. 

More than ever this year has the market been characterized 
by the number of voluntary offerings of property at auction, 
more and more demonstrating that it is possible to dispose of 
any amount of property at good prices by means of the auction 
market. Thus, it would appear that a greater number of people.; 
are coming to realize the good results that can be obtained in 
this way; and that the publication of the prices obtained for 
lots is not detrimental to the adjoining owners; and, further, 
the general public, who desires to become posted as to the 
values, may find in the statement of the results of the auction-
sales a very good guide as to the value of property in their 
neighborhood. 

Many downtown parcels have been offered during the year, 
realizing fair prices throughout. There have not been as many 
foreclosures as were anticipated during the year. The 
financial panic (which in its far-reaching effect seems to 
have heen greater than the sharp panic of '93) has not greatly 
affected the realty values, and in the midst of the panicky times 
successful sales of lots have been held. The David B. Cocks 
property of S3 lots in the neighborhood of Fordham and Wood
lawn realized a higher value than the owners of the property 
anticipated same would bring and a better figure than they would 
have willingly let them sell for^—the sales in every case being 
to people who were not known as real estate operators. Many of 
the buyers drawing the money from savings hanks to pay for 
their deposits. 

There is to-day a very widespread interest in auction sales and 
the outlook is that monetary conditions wili be in a more favor
able shape and that we shall have many large and successful 
sales during the coming year. JOSEPH P. DAT. 

I 

—The value of the mineral products of the United States for 
the year 1906 has recently been compiled by the United States 
Geological Survey. As has been customary for a number of 
years, the principal metallic and non-metallic products are 
tabulated on a large sheet, both as to the quantity produced 
and the market value of the product. The total estimated value 
of mineral products for the year 1906 was $1,902,517,000, as 
against $1,624,000,000 during the previous year. In the last 
decade production has increased over threefold, it being $G40.-
000,000 in 1S96, and in 1SS6 it was $434,000,000. The value of 
the largest single product was of pig iron, which aggregated 
over $600,000,000. 
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PUBLIC WORKS IN THE BRONX BOROUGH 
Condition of the Streets—Faith in the Public Service 
Commission—Bright Outlook for More Dock Facilities 

By HON. JOHN F. MURRAY 
(Commissioner of Bronx Public Works) 

THE Bronx, by reason of up-to-date improvements inaug
urated on a broad and scientific scale, and carried on en

tirely on business lines, with a due regard for the convenience 
of our citizens and the progress of our borough, is an ideaf 
borough for the investing public in connection with real estate, 
and notwithstanding the late financial depression, which, so far 
as New Yorlv County was concerned was more acute in the 
Bronx by reason of the suspension of the Hamilton Bank and 
the Knickerbocker Trust Company having branches in the bor
ough, real estate values have not depreciated, and sales that 
have heen made during the past two months have not shown 
much. If any, effect of the recent financial flurry which was so 
acute in the borough. 

The condition of all the streets of the borough, paved, mac
adam and dirt, just prior to the sudden arrival of winter 
weather, was excellent. It was tlie aim of this department to 
so conduct our work during the summer and fall months as to 
have as far as possible absolutely satisfactory conditions exist, 
in the highways Tvhen winter set in. 

The natural contour of the Bronx makes it liifflcult and some
what expensive regarding improvements, such as regulating 
and grading streets, sewers, etc., on account of the rock forma
tion, but when the improvements are finally completed the Bronx 
becomes an ideal spot for homes, especially on its hillsides, and 

' also offers convenient streets and avenues for business pur
poses between its hills. This natural condition of the Bronx, 
therefore, keeps in a measure the residential sections separate 
from business thoroughfares, thus making it more convenient 
for business and more satisfactory to home-seekers and others 
desiring health and high and pleasant homes. 

The Bronx is the one borough in Greater New York that is 
self-sustaining; that is, it has paid back into the city treasury 
more in taxes, assessments, etc., than it has received in ad
vance for public improvements, which, in a measure, is brought 
about by the borough president certifying all assessments at 
the proper time; in other words, Iteeping them up to date and 
thus giving the people opportunity to pay their just dues to 
the city. In view of the continued and steady increase of real 
estate values In the borough, the payment of these assessments 
have not been particularly onerous on property owners, as the 
increase in values in practically all cases more than offsets the 
amount of assessments paid. 

By reason of the fact that that portion of the borough west 
of the Bronx river is now fairly well developed, so far as Im
provements are concerned, active and progressive work in con
nection with improvements will necessarily follow for the next 
ten years at least east of the Bronx river, and consequently 
some of the Inconveniences of improvements experienced by our 
citizens in the western parts of the borough Tvill now be trans
ferred to the annexed territory on the east, where trunk sewers 
are now being constructed, and where regulating and grading 
work is in progress. This section east of the Bronx river is not 
so rocky as the portion on the western side, and consequently im
provements in that section will perhaps not he so expensive as 
they have been on the west, although as herein stated wherever 
citizens in the borough have secured improvements they have 
at all times been given value received for their money ex
pended. 

This year the borough president iias certified improvements 
aggregating some four millions of dollars, wliieh means that 
assessment lists, so far as this borough is concerned, are up to 
date. Right here it may not be amiss to state that if the other 
outlying boroughs of Greater New York had kept their assess
ment lists complete up to date, thus giving their people an op
portunity, to pay to the city the amount they owed, there would 
possibly be less complaint regarding the amount of the city 
budget for 190S. On this score the Bronx has a clean sheet, 
and shows not only the efficiency of its present administration 
but also the desire of the people of the borough to pay the 
amounts due of them to the city. 

So far as real estate is concerned in the Bronx, I look for a 
steady and healthy growth, not spasmodic, but on a foundation 
absolutely secure and permanent. I feel satisfied that the real 
estate market will in a short time show marked improvement, 
in view of the fact that we must within a reasonable period 
secure extension of our rapid transit facilities, such as the 
elevated on Jerome av, White Plains av, the third track on the 
Third av elevated to Bedford Park, and the building of the Tri-

borough route extending from Pelham Bay Park to Coney 
Island. Whatever rapid transit facilities have already been 
given us have been amply rewarded by the great increased as
sessed valuation of the properties benefitted along the route, 
and a consequent increase of taxes therefrom which poured into 
the city treasury. We are therefore looking for assistance at 
the hands of the Public Service Commission, which as yet, 
however, appears to have done but little work toward the active 
securing of additional rapid transit facilities for this borough. 
My general idea of the work to be performed by this body Is 
that the people of this borough, as well as other boroughs, would 
prefer to have the Commission bend its energies more toward 
getting additional rapid transit facilities than digging up skele
tons of the past, already well known to the public, which has ac
complished no particular good towards procuring additional rapid 
transit facilities, and in a measure has retarded the prospects 
of financial assistance from outside sources. What the people 
want is more activity, both at the hands of citizens' organiza
tions and the Public Service Commission, toward securing 
additional rapid transit facilities, rather than devoting their 
energies to matters which seem to lead in an opposite direction. 
The Bronx, however, has absolute confidence in its represen
tative on the Commission, Hon. John E. Bustis. 

The new year dawns upon the Bronx in excellent healthy con
dition, with a population for civic pride unequalled in Greater 
New York—certainly not exceeded—with prospects extremely 
bright for the completion of necessary and important improve
ments for the year 1908; with a desire on the part of the ad
ministration to, as usual, make 1908 eclipse in all-round work 
the work of any other year in the history of the department; 
and with a sincere desire on the part of all concerned to make 
the Bronx an ideal borough of homes as well as a business 
centre unparalleled in Greater New York. 

Another important factor pertaining to the future development 
of the Bronx is the bright outlook for more dock facilities on 
both sides of the borough. This matter is in the hands of the 
Commissioner of Docks and Ferries, and it is the genera! opinion 
that something tangible will be done in the matter within pos
sibly the next year. If tliis borough can secure efficient dock 
facilities in conjunction with proposed railroad improvements 
already under way, its future commercial activity and pros
perity is already assured. I feel that our people, especially 
our business interests, are not perhaps paying the attention to 
this question that it merits, for during my two years in official 
life in the borough this department has at times been sadly 
handicapped on account of the lack of docks on both the eastern 
and western shores of the borough. I feel satisfied, however, 
that the near future will see something tangible done in con
nection with' better and more dock facilities, and thus add 
materially to the business and commercial interests of the large 
and growing territory north of the Harlem Kiver. 

Then, again, the Congressman from this district, Hon. Joseph 
H. Goulden, is making every eft"ort possible to secure additional 
appropriations from this Congress, in order to deepen, widen, 
etc., various streams, particularly on the eastern shores of the 
borough, and a report recently received from him gives the 
encouraging news that he expects favorable action from Con
gress on the measures which he has introduced in that body 
in connection with the waterways of the Bronx. In all his 
efforts he has received the hearty and united support of all 
our citizens, and consequently good results should accrue. 

We are proud of the Bronx, her rapid development, her power 
for good, and to all looking for a borough in Greater New York 
for safe investments in real estate, whether for homes or busi
ness purposes, we believe she has not an equal, and her past 
and present position in this connection clearly warrants this 
statement-

JOHN F. MURRAY, 
Commissioner of Public Works, Borough of the Bronx. 

December 21, 1907. 

Chas. F. Noyes Company of 92 William st, Manhattan, is 
distributing among its friends a conveniently mounted desk 
calendar with space for daily memoranda. The almanac, be
sides giving the day of the month and week, may also be 
arranged to answer as a calendar and history of the year. 
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The New Building of the Lawyers 
Title Insurance and Trust Company 
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to be erected at 160 Broad

way, and to be occupied in 

the Autumn of 1908, will 

consist of a sixteen story 

structure having a Broadway 

frontage of fifty-nine feet 

and a depth of over one 

hundred and fifteen feet, with 

an L eight stories in height 

on Maiden Lane having a 

frontage of twenty-one feet. 

The first story of the 

facade will be in pink Mil-

ford granite and the next 

four stories in limestone. 

Above the fifth story the 

facade will be in red brick 

topped by terra-cotta. 

The Trust and Banking 

Department and the Execu

tive Offices will occupy the 

first floor in connection with 

the Bureau of Investment, 

while the Closing Depart

ment will be on the second 

floor, immediately above the 

Banking Room. 

The Company will occupy 

ten floors of this building 

and there will, therefore, be 

an opportunity for those who 

wish very desirable offices 

to s e c u r e t h e m at t h i s 

especially good location. 

The plans for this building were drawn by Messrs. Clinton & Russell, 

Architects, and the George A, Fuller Company are the contractors. 

>» 
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MORTIMER M. SINGER. 

What is New York's Future. 

THE leading newspapers of this country have recently pub
lished a somewhat startling interview with Mr. James J. 

Hill. In which Mr. Hill makes the statement that New York 
City is at present enjoying the very top wave of its promi
nence as the metropolis of the New World, and predicts our 

future decline as our Na
tion's leading seaport. Mr. 
Hill gives as his reason for 
the foregoing, that owing 
to our city's excessive 
rents, the high price de
manded for wharfage, and 
the exorbitant rates asked 
f o r the unloading of 
freight on our docks and 
in our terminals, that there 
is no longer a reasonable 
profit left the Railroad 
Companies after their pay
ing these charges. The in
terview then recites, that 
in Mr. Hill's judgment the 
great trunk lines will be 
compelled to seek some 
other seaport from which 
to ship grain and other of 
the nation's exports east

ward to Europe, and he strongly intimates that Montreal will 
be the substituted terminal. ' 

Mr. Hill enjoys a position of great prominence in the North
west, and any opinion emanating from him relative to the ' 
conditions and growth of our Western country and Canada 
should be given due weight, but when Mr. Hill discusses the 
future of New York, he is very much "off his beat," and I 
believe every reader of the above interview from which I have 
quoted will come to the conclusion, on sober consideration, that 
Mr. Hill's remarks need not be taken seriously. 

We first of all have to consider the fundamental causes that 
have led to the great development and pre-eminence of New 
York. The city's fine physical position is one of the primary 
causes, located as it is at the mouth of a great river, with 
several other rivers and bays on all sides of the city, giving 
Greater New York one hundred and thirty miles of water 
front. Its liarhor is second to none on the Atlantic, and geo
graphically the city is situated in the heart of the Temperate 
Zone, which permits New York to enjoy a splendid climate—a 
climate without the extremes of heat which are felt further 
south, nor the penalties attached to the severe winters of New 
England. This allows New York an open waterway for the 
full twelve months. Any port north of Boston is frozen up and 
ice-bound from the middle of December until March 15. This 
condition being particularly acute in Montreal, which city, as 
we all know, is located over three hundred miles inland from 
the mouth of the St. Lawrence river. 

We gather from these facts why it was possible that our 
Chamber of Commerce in its last annual report for the fiscal 
year ended June 30, 1907, in dealing with the exports and 
imports, through the Port of New York, shows total imports 
during the year 1906-07 of $914,918,529 against the aggregate 
through all the other ports of the country amounting to $676,-
950,760. Exports totaled $978,730,861 through the Port of New 
York and $1,267,261,803 from all other ports. 

DISCOUNTING FUTURE NEEDS. 
Quoting the old adage, "That the only way we have of judging 

the future is by the past," I feel most confident that this city 
will continue to develop and grow in every way. If as a pigmy 
we asserted our pre-eminence over Boston, Philadelphia and 
other rival cities, now that we are a giant, what is our place 
to be in this nation, twenty or fifty years hence? In order to 
keep "abreast with conditions in New York City, the money 
expended every twelve months for improvements is almost 
appalling, but that this expenditure is a wise policy no one 
can deny. Consider our new sewerage systems, our new 
bridges, our new salt ^vater supply system for street cleaning 
and extinguishing conflagrations, together with our new tun
nels and subways. The logical result of all this is increased 
values in real estate; and in Manhattan Borough particularly. 

The Pennsylvania Railroad Company came to this city some 
five years ago intending to spend $100,000,000 for terminal 
work. They have already contracted for over .f300,000,000 
worth of permanent improvements, and the end as yet is not 
in sight. The directors of this company are able men and 
know what they are doing, and their company will be re
warded. 

Our new water supply system is to cost almost three-quarters 
as much as the Panama Canal. By this system the city's water 
is to be brought down through pipes from the Catskill Moun
tains going under the Hudson River at Storm King, and thus 
supplying the city with the purest drinking water in an 
unlimited amount. This means, no doubt, higher assessments 
for real estate on which to pay taxes, but these improvements 
are wise, and as the future will show, necessary. No owner 

of real estate can hope for increased values and rentals unless 
his property is kept up-to-date and properly maintained, and 
this is what the various city departments are doing for New 
York. 

THE PRESENT SITUATION. 
Just now we are undergoing a period of stagnation in real 

estate in this city, which has been the inevitable result of sev
eral years pf over-speculation, followed by a crisis in the finan- • 
cial world, that has caused unusual money stringency. This 
condition will not be permanent, I believe, as there are no 
serious causes at the root of the depression, today, as there 
were in 1893. 

The weakest values I find just now are in those sections 
which figured the most prominently in the boom of 1904-05. 
This weakness in values, in my opinion, also will not long 
continue, as it has for some time been expected, and generally 
discounted by the large lenders on bond and mortgage, as well 
as by the strongest real estate operating firms. 

MORTIMER M. SINGER. 

Staten Island Real Estate Review. 

I N reviewing the real estate market on Staten Island for the 
year just closing, the feature which most impresses the ob

server is the fact that the Borough of Richmond has during this 
year had the benefit of more actual improvements than during 
any previous year of its history. While there has been a great 
deal of speculation in outlying acreage property from which 
comparatively little benefit has been derived except to relieve the 
older class of property owners of burdens which they carried 
for many years of a stagnant market at a considerable cost for 
interest and taxes, the fact remains that a large amount of 
acreage, particularly along the trolley lines, has passed into the 
hands of outside corporations and firms who have actually im
proved large tracts of land, by grading and macadamizing 
streets, laying sidewalks, water pipes and sewers and erecting 
houses. 

The example set by these firms has stimulated quite a number 
of local property owners to follow the example of newcomers. 
As a result the total amount of improvements has been consid
erable and has made available for building purposes some fine 
tracts of land formerly dormant for a lack of enterprise on the 
part of the owner. This has been more particularly the case at 
Fort Wadsworth, Stapleton, Tompkinsville, New Brighton, 
Brighton Heights, West New Brighton and Port Richmond, and 
along the Richmond Turnpilve between St. George and Bulls 
Head. Simultaneous with this development, a number of local 
firms have entered into the speculative building business and 
have erected a large number of one and two family houses in 
almost every section of the island. 

Fortunately the actual experience in tiiis line has proven the 
correctness of the judgment of those engaging in this business, 
for most of the houses built have found ready buyers at good 
prices. With this encouragement, further extensive building 
operations are looked for during the coming season. The de
mand for building lots, particularly when sold on easy terms, 
has been very pronounced both on the part of local residents 
and new home seekers from Manhattan. The new Municipal 
Perry to St. George, with five boats and an excellent schedule, 
has largely contributed to this satisfactory state of affairs, and 
it is expected that with the early establishment of Municipal 
ferries to Stapleton and Port Richmond, a- further rapid de
velopment may be expected, particularly within walking dis
tance of the ferries, so residents may have the benefit of the 
rive-cent fare from Manhattan. 

It is the general opinion of those familiar with conditions 
that the time would appear to have arrived for the construc
tion of brick rows and apartment houses in the more thickly 
populated parts of the borough near the new ferry landing 
at St. George. Stapleton and Port Richmond. The industrial 
development has progressed very satisfactorily, resulting in a 
rapid increase of population employed in the fast growing in
dustries of the borough. "With exception of the temporary inac
tivity during the financial disturbance in October and Novem
ber, the mortgage loan business has shown excellent signs of 
improvement, and it has been particularly encouraging to note 
that numerous loans have been made on Staten Island by New 
York lenders. The year 1907 has been an eminently satisfac
tory one from every point of view, and business promises to 
continue in the same way during 1908. 

CORNELIUS G. KOLFF. 

Extentling the Moi-tgage Market . 

New agencies for the sale of mortgage certificates against 
New York City real estate mortgages, issued by the New York 
Investors' Corporation, have just been opened at Hartford. Conn.; 
Portland. Me.; Duluth. Minn.; Manchester and Portsmouth, N. 
H.; Amsterdam. Auburn. Portland, Oswego, Richfield Springs, 
and Syracuse, N. Y. In all 3-1 of these agencies have been estab
lished during the year by the Title Guarantee & Trust Go. in 
carrying out its plan to create a great national market for New 
York City mortgages. 
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CITY INVESTING BUILDING 
BROADWAY, CORTLANDT AND CHURCH STREETS 

For information apply to Renting Office on the premises 
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READY FOR OCCUPANCY, APRIL, 1908 
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THE CONSTRUCTION OF NEW 
BUILDINGS IN 1907 

A REVIEW AND A PROSPECT 

THERE has taken place during the past year a very consid
erable diminution of building activity in Manhattan and 

the Bronx. The total amount of money spent in new construc
tion has been, lilve the total volume of real estate transactions, 
much nearer the figures of 1903 than the figures of 1906. This 
decrease in building construction may be noticed in other bor
oughs as well as in Manhattan and the Bronx; but it has heen 
much more pronounced in the old city of New York than it has 
in the neighborhood thereof. Its causes are obvious and easy 
to define. Of course, in any event; the financial crisis and the 
money stringency were hound to pare down to the lowest possi
ble point the amount of money invested in new building, but 
even before the financial cri&is became acute, it was apparent 
that the year 1907 would show a diminished volume of activity. 
During the two previous j 'ears the number of new tenement-
houses erected in Manhattan and the Bronx had broken all 
previous records. The money invested in this class of building 
alone was larger than had been invested only a few years 
before in every kind and description of building. It was almost 
twice as large as the whole city of Chicago usually spends upon 
new construction. Of course such totals could only have one 
meaning. They were bound to result in over-production. The 
population of New York increases every year by about 130,000. 
Its builders were providing living accommodations for more 
than double that number of people. In any event, consequently, 
the pace at which new tenement-houses were being erected had 
to be moderated; and during the last half of 1906 the influence 
of these moderating conditions were written large upon the face 
of the returns. 

It should be added, moreover, that the previous over-produc
tion of tenement-houses was not the only reason for the di
minished volume of their construction. The over-production co
incided with the appearance of certain conditions which placed 
tenements at a disadvantage compared with the cheaper grade 
of one and two-family dwellings. For some years the rents in 
tenement-house neighborhoods had been advancing; and people 
living in such buildings were provided with an additional in
ducement to seek othen and pleasanfer, if not cheaper, means 
of residence. At the same time large numbers of new suburban 
and semi-suburban tracts were being opened up, and quanti
ties of small houses built. The decline in tenement and flat 
construction has been accompanied by enormous activity on the 
part of the builders of these small houses—an activity which 
has been as noticeable in the Bronx as it has been in Brooklyn 
and Queens. Consequently, however regrettable the diminis-hed 
volume of tenement and cheap flat construction may be from 
the point of view of the Manhattan builder and dealer in build
ing materials, it has its good side. From sanitary and social 
standpoints it is desirable that a larger proportion of the pop
ulation of New York should occupy houses of their own rather 
than tenements, and fortunatelj' it looks as if the increased eco
nomic availability of cheap private residences will become in 
the near future more rather than les-s noticeable. During the 
next few years lai'ge areas of cheap land on Long Island and 
New Jersey, which is now scarcely available for improvement, 
will be opened up for settlement by the new bridges and tun
nels. An ever increasing proportion of the population of the 
greater city will desert Manhattan and live under healthier 
and pleasanter surroundings in these outlying districts. The 
next five years will undoubtedly witness an enormous and a 
rapid development of the suburbs and semi-suburbs—a fact 
which will, on the whole, increase not only the happiness of 
the population of New York, but also its economic efficiency. 

There is one borough, however, in which the erection of pri
vate dwellings has to all appearances definitely come to an end, 
and that borough is Manhattan. Only a dozen years ago there 
were seven or eight hundred private residences erected in Man
hattan every year. By 1901 this number had diminished to 
about one hundred. Last year the total scarcely exceeded a 
couple of dozen. It was expected when the subway made Wash
ington Heights more available for residence that there would be 
a resumption of the speculative building of private residences 

in that neighboi'hood, hut this anticipation proved to be ill-
founded. A score or two of such buildings have been erected 
on the Heights, but the success of these operations has not been 
such as to encourage their imitation. Real estate has become 
too valuable in Manhattan to permit the speculative building of 
private residences on a large scale. Only comparatively rich 
people can afford to live in them. It is possible that when the 
Dyckman tract is built over, some one and two-family dwellings 
will be built in that neighborhood, but we doubt whether the 
movement will assume large proportions. The development of 
the Dyckman tract will he very much influenced by the devel
opment of its water front on the canal; and it is likely to be 
improved for the most part with tenements. It is only the 
higher land to the west of the tract which may be available 
for a different class of improvement. 

We have said that only comparatively rich people can aiford 
private residences in Manhattan, but the demand even from 
this source is not as large as it was. In the first place the 
number of people who call themselves comparatively rich has 
diminished considerably in the past year, and in the second 
place even those who remain comparatively rich are increas
ingly disinclined to assume the responsibility of a house in New 
York. They tend to pass a larger proportion of their time in the 
country, and when they come to the city are content with a 
hotel or an apartment. The consequence is that the practice of 
tearing down the old brown-stone, high-stoop hous-es on the 
East Side and building English basement houses in their stead 
has been checked. It still continues to a certain extent, but 
compared to previous years, very little of it has been done dur
ing 1907, and it is probable that for some years to come there 
will be a lull in this class of building construction. The de
mand for private houses is sufliciently good to keep real estate 
in the residential neighborhoods on the east and west sides firm. 
It is not. however, good enough to justify speculative building 
operations in such kinds of improvement. 

The demand for new private houses has, undoubtedly, been 
diminished in 1907 by the competition of the proprietary apart
ment house. This class of building construction, which .Parted 
in a modest way in 1901 with the construction of one building 
on West 67th St., has been increasing in popularity, 
and during the past year eight or nine companies were orga
nized to erect such buildings. The number does not seem to 
be very large; but it must be remembered that each of these 
companies contain somewhere between twelve and twenty fami
lies, who are paying anywhere from $20,000 to ?20,000 for an 
apartment. In the aggregate it means that some 150 people, 
who otherwise might have bought private houses, have been 
taken out of the market. It means also that about the same 
number of families who would, have rented private houses or 
apartments, have taken longer or shorter leases in these new 
buildings. All this makes a noticeable difference in the de
mand for apartment houses and dwellings of a certain grade; 
and It will be interesting to see whether this diversion of the 
demand will continue. Hitherto these proprietary apartment 
houses have been very successful; but their success depends 
upon their ability to rent a considerable proportion of the build
ings. It looked some months ago as if the number of the build
ings was multiplying so rapidly that they would get in each 
other's way; but since the financial crisis the organization of 
new projects has been discouraged; and this fact may prove 
to be a blessing to some of the old ones. No doubt the proprie
tary apartment house has come to stay, but it has not found 
its proper place as yet in the building economy of New York 
City. Speculative builders of the more expensive grade of 
apartment houses would, however, do well to study the reason 
for the success of these buildings, for it is incontestable that 
the proprietor of an apartment situated therein gets more for 
his money than he can in a private house or in a building built 
under ordinary speculative conditions, 

The most interesting class of building construction in New 
York City during 1907 has not, however, been residential build-
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Real Estate For Sale 
A well improved and fully rented corner on Lexington Avenue, 5 story, 

store and flats. 
Northeast Corner 3d Avenue and 163d Street, 3 lots. Junction of St. 

Ann's Avenue, Boston Road and 3d Avenue. 
A large 5 story triple flat, 29 foot frontage, St. Nicholas Avenue, near 

121 st Street 
98th Street, 74 feet east of Columbus Av., 5 story double cold water flat. 
Grand SL, with L to Lewis St., 2 small houses, rent well for price of land. 
450 Washington Street, 18x68, good house, well rented, only $1 1,000. 
A good selection of centrally located properties. Principals apply. 

CYRILLE CARREAU 
REAL ESTATE AND INSURANCE 

BROKER AND APPRAISER _ _ „ c i V T U A \7l7l\.Ti I f A L ^ C L C " 

MANAGEMENT OF ESTATES A 796 SIXTH AVENUE, Above 45th Street 
SPECIALTY 

RENTING .nd COLLECTION OF RENTS Telephone Connection N E W Y O R K 

"^^Ti^ BOND AND MORTGAGE 
Department, which has on hand at all times a large number of first mortgages on New York City real estate, 
in amounts of from $1 ,000 to $20 ,000 , bearing interest at from 5 per cent, to 6 per cent., and representing 
not over 50 per cent, of the price for which the property has been sold. 

Send for particulars and photographs of the property. 

Itrkrrt-Iiitlaij Iraltg (Ha. 
45 West Thirty-fourth Street, New York 

Cable Address ESTABLISHED 1794 
CRUIKSHANK, NEW YORK INCORPORATED 1903 

CRUIKSHANK COMPANY 
Directors 

SUCCESSOR TO 

E. A. CRUIKSHANK & CO. 
Officers E. A. CRUIKSHANK 

WARREN CRUIKSHANK 
WILLIAM H. PORTER . 141 Broadway, N e w York WARREN CRUIKSHANK, Pres. 
o ^ u ^ o \ h ?^A^w\ T,M WILLIAM L. DE BOST. V.-Pres. 
R. HORACE GALLATIN « - » . • - . - • . , - - ,*- , . , „ . ^^_ 
WILLIAM L. DE BOST R F A 1 F ^T A T F WILLIAM B. HARDING. 
WILLIAM B. HARDING M.\ M^ X~\ L^ M^ hJ i . X^ M 1 ^ Secy and Treas. 
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ings of any description. "While the construction of tenements 
has been diminishing that of commercial hnildings has actually 
shown a small increase. The decline in the total amount of 
money estimated to be spent upon building projects almost pre-
cif;ely coincides with the decrease in the estimated cost of new-
tenements; and the fact that the activity in the construction of 
business structures has not exhibited any diminution is under 
the circumstances very remarkable. Ever since 1901 a sum vary
ing between $30,000,000 and $40,000,000 has been spent every 
year upon additional accommodation for the transaction of busi
ness in Manhattan. Yet at the end of this period there is no 
evidence of over-production. Renting conditions have remained 
so favorable that speculative builders are still ready to invest 
large sums in loft and office buildings situated in many differ
ent parts of the city. 

Quite the most interesting department of commercial build
ing in New York continues to be that of skyscrapers. Contrary 
to the anticipations of a great many well-informed people, sky-

ground, which is surrounded on almost every side either by 
streets or else by property which is under their controL The 
greater part of this plot is then covered with a building 
twenty-two or more stories high, while on the corner a tower 
is built running anywhere from five to twenty-five stories 
higher. The tower consequently is surrounded by a lower 
building under the same ownership, while the lower building 
is itself surrounded either by street or by property under the 
same control. This is the course which has been pur&ued 
in the case of the Metropolitan and Singer buildings and in 
that of the City Investing Company, and it is one which 
combines many economic advantages. The lower floors eon-
tain an enormous floor space which can be rented to large 
corporations. Such corporations have frequently been per
suaded to abandon two floors in a smaller building in order 
to occupy one huge floor in these larger buildings, because of 
the increased convenience of having all their ofiices on the 
same level. The space in the towers are adapted to the needs 

j^^ 

Us 

f- • ,.iiS'i^='-'- '^=l^'*'=™"«*w=::»si'-". 

•^ ' i i • i r 

Central Park West. 62a and 63d Streets. 
CENTRA!, PARK THEATRE. 

Carrere & Hastings, Architects. 

scrapers exhibit a tendency to become both larger and higher 
than ever before. Several years ago an article appeared in the 
Atlantic Monthly in which the writer declared that buildings 
over a certain height were becoming economically undesirable, 
and the writer could allege in support of this view many perti
nent facts. In several instances low buildings had been erected 
on extremely expensive property in the financial district; and 
institutions which had erected twenty-story buildings had be
come much embarrassed by the necessity of buying additional 
adjoining property for the sake of protecting the light and 
air, such as it was, enjoyed by their tenants. It was predicted, 
consequently, that builders would see the desirability thereafter 
of not covering a larger plot with a lower building. Never, 
however, has a prediction been more completely falsified by the 
event. The twenty-story buildings', which formerly were con
sidered to be the limit of desirable height, have been succeeded 
by buildings which have run from twenty-two up to over forty 
stories, and buildings of this kind have been erected not only by 
institutions as an advertisement, but by speculative building 
companies exclusivelj a.s a profitable investment. There is 
every evidence that the tendency in the direction of'still higher 
oiHce buildings is the result of economic pressure, and that, if 
unrestrairred by legislation, it will be carried still further. 

It should be remarked, however, that the builders or these 
modern office buildings have to learn from the mistakes of their 
predecessors. They are careful in buying their land to secure 
in advance an abundance of light and air for their prospective 
tenants. They buy in the first place a very large plot oE 

of business firms and individuals who need less space, and are 
able to pay for the unusually pure air and abundant light en
joyed by such offices. Finally, the plan of these buildings, par
ticularly in relation to the area necessarily S'et apart for eleva
tors, is found to work out in a very economical manner. It will' 
be seen, consequently, that the towers of the Metropolitan Life, 
the Singer, and the Coal and Iron buildings are far from beingj 
merely architectural and engineering "stunts." They are the; 
result of the closest economic calculations and they are un-| 
questionably the forerunners of other buildings of the same: 
kind, provided they continue to be permitted by the building 
laws. 

The past year has been characterized by the actual con
struction of loft as well as oSice buildings. These buildings 
have not been comparable in s'ize to the fifteen-story structures 
which during 1906 were being erected on 5th av between 15th 
and 20th sts. The great majority of them have been erected 
on the side streets between 5th and Gth avs in the twenties. 
They belong to the ordinary type of eleven and twelve-story 
loft buildings, occupying from two to four lots, and some
times running through from one street to another. Almost all 
the buildings devoted to the wholesale trade are now being 
erected in this particular district, and belong to this particular 
type of structure; and their construction has not during the 
past year assumed any new characteristics. 

Two new and important hotels were finished in 1907, one 
of them situated on Broadway and belonging to the popular 
type, the other appealing to a more exclusive custom on 5tli 
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& Co. 

REAL ESTATE 
BOUGHT, SOLD, EXCHANGED 

MORTGAGE LOANS 
LARGEST AND BEST EQUIPPED 

OFFICE IN NEW YORK 

41 PARK ROW. NEW YORK 
T E L E P H O N E S 5624-5 C O R T L A N D T 

Removal to Madison Avenue 

WM.C.& A. EDW. LESTER 
Lester Studio Building 

Madison Avenue, Cor. 57th Street 

Real Estate 
Insurance 
Mortgage Loans 

Economical Management of Property 
Entire Charge Taken of Estates 

MEMBERS OF T H E R E A L E S T A T E 

BOARD OF BROKERS OF THE CITY 

OF NEW YORK 

. _J.I,-l,JJA. 

CORNERS! 

Jl l If you are interested in 
-̂  Corners to Buy, Sell, 

Lease or Mortgage, it will 
be to your advantage to 
come to us. W e make a spe
cialty of Corner Properties. 

EDW. L. KING & CO. 
Real Estate Brokers 

Specialists in Corner Properties 

10 WALL STREET, NEW YORK 

American 
Real Estate 
Company 

FOUNDED 1888 

OFFERS AND ISSUES 

6^ Coupon Bonds 
FOR INCOME EARNING-FURCHASAELE AT FAR 
IN MULTIPLES OF $100 

6% Accumulative Bonds 
FOR INCOME SAVING-PURCHASABLE ON IN
STALLMENTS DURING 10, 15 or SO VEARS. 

These Bonds are based on the ownership of selected New York 
Real Estate, including extensive properties in the Boroughs ot Man
hattan, Bronx and the city of Yonkers, The American Real Estate 
Company is the owner and builder of the "A-RE-CO Apartment 
Houses and Two-Family Houses, with construction and rental of
fices al the corner of Westchester Avenue and Southern Boulevard, 
It has also developed and offers for sale attractive building plots for 
residential purposes at Park Hill-on-the-Hudson, "The Suburb 
Beautiful." 

ASSETS 
CAPITAL- AND SURPLUS 

$9,446,095.89 
1,519,518.20. 

Send for Descriptive Literature. 

AMERICAN R E A L E S T A T E CO. 

Night and Day Bank Bldg., Sth Av. and 44th St., New York 
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av. Both of them have been very successful. The Knicker
bocker, on the corner of 42d st and Broadway, immediately 
jumped into popularity because of tbe excellence of its restau
rant, while tbe Plaza has been rewarded with the patronage 
of many fashionable people. It may be remarked in this 
connection that tbe apartment hotel has for the time being 
become extinct as a type of building construction. Only a few 
years ago forty of these buildings were erected in one year— 
at a cost of over $20,000,000. In 1907 not one of them was 
under construction. Tbe only hotels now erected in New York 
are intended for transients rather than residents; and such will 
continue to be the case for some time to come. Only one 
new hotel will be opened during tbe coming year of any 
importance, and that is the handsome extension to the Hoff
man House, wbich is now rapidly approaching completion. 

In spite of the temporary dullness, the builders and building 
trades of New York have no cause to regard tbe future with 
apprehension. There is no reason to suppose that they will 
have to face a period of stagnation or acute depression. The 
building business in this city, like other branches of trade all 
over tbe country, has got to go through a period of readjust
ment, and such a period is always diiflcult for individuals and 
firms who have been doing too large a business on too small 
a capital, but the people who will be embarrassed will for the 
most part have themselves to thank for tbe trouble. There 
will be enough business to go around, and to enable every 
builder and dealer who is in a state of good commercial health 
to live and even to tbrive. No doubt business will be slack 
as long as tbe acute financial stringency lasts, but there is 
every prospect that by the early spring loanable capital, instead 

West Street, nortlieast corner Jane Street. T H E SE.-VME-'N'S H O M E . Boring & Tilton, Architects. 

The past year has, then, been one of steady progress in 
certain directions and of startling innovations and achieve
ment in others. But it has been more remarkable for the 
activity of the builders of new business- structures than it has 
been for any innovations in construction. The only important 
tendency to be remarked in this respect is tbe gradually 
increasing popularity of reinforced concrete construction. 
During tbe year one big monolithic building of this type has 
been finished in 34th st, and this building is undoubledly tbe 
precursor of many others, particularly in case the iniilding 
laws are changed so as to interfere less with the economical 
use of concrete. We should not be at all surprised to find 
that at tbe end of the next ten years some form of concrete 
construction would be employed for the majority of loft and 
factory buildings erected in New York. The change will be 
slow, because many architects still cherish doubts about the 
best way of using concrete, but it will be sure, because the 
technical methods employed in this form of construction tend 
every year to increase both its safety aud its economy. 

of being dear, will become comparatively cheap, and before tbe 
year is out, money may be cheaper than it has- been at any 
time during the period of business prosperity. Moreover, it is 
not only money which will become cheaper. The materials 
which enter into building construction will decrease in price, 
and so in a sense will the labor necessitated thereby. We do 
not. indeed, 'anticipate any considerable reductions in wages, 
but the inefficient labor can be weeded out and in this way the 
labor cost reduced. In all these ways the expense of building 
will be lessened and the vohime of building thereby encour
aged to become larger than it otherwise would. We know that 
of late years many important building projects have been 
postponed until a period of cheaper construction should set in, 
and these projects will be revived as- soon as that condition 
is satisfied. 

Special •conditions in and abotit New York City will not dis
courage building. During 1905 and the first half of 1906 there 
was, of course, an over-production of tenement houses and 

cheap flats, but it must be remembered that tbe ill effects of 

/ 
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Masons^ Building 
Materials 

A few of the prominent buildings that we are now supplying are: 

NAME 

Marbridge Building 

New National Theatre 
Importers' & Traders ' Bank 
New Grand Central Stat'n 
Holbrook Building 
McAdoo Terminal Bldg. 
Singer Building 

Lawyers' Title Insurance 
Building 

German-American Fire 
Insurance Building 

Wor ld Building 
Tribune Building 
New York Public Library 
West Street Building 
Royal Insurance Company 

Building 

Second National Bank 

Building 

Pennsylvania Tei minal 
Building 

LOCATION 

34th St. and Broadway 

62d St. and Cent. Park W . 

2 4 7 Broadway 

44th St. and Lexington Av. 

Maiden Lane 

Church and Cortlandt Sts. 

155 Broadway 

1 60 Broadway 

Maiden Lane and Liberty 
St. 

Park Row 

Park Row 

42d St. and Fifth Avenue 

West and Cedar Sts, 

Maiden Lane and William 
St. 

28th St. and Fifth Avenue 

32d St, and Seventh Av. 

BUILDER 

C. T. Wills, Inc. 

Marc Eidlitz & Son 
Marc Eidlitz & Son 
Jno. Peirce Co. 
A . J. Robinson Co. 
Geo. A . Fuller Co. 
Jno. T . Brady Co. 
Geo. A . Fuller Co. 

Whitney, Steen Co. 

D. C. Weeks & Son 

D. C, Weeks & Son 

Norcross Bros. Co. 

Jno. Peirce Co. 

C. T. Wills, Inc. 

Geo. A . Fuller Co. 

ARCHITECT 

& Townsend, Steinle 
Haskell 

Carrere & Hastings 

J. H . Freedlander 

Reed & Stemm 

Clinton & Russell 

Clinton & Russell 

Ernest Flagg 

McKim, Mead & Whi te 

Howells & Stokes 

Horace Trumbauer 
D'Oench & Yost 
Carrere & Hastings 
Cass Gilbert 
Howells & Stokes. 

McKim, Mead & Whi te 

Westinghouse Co, and N, McKim, Mead & White 
Y. Contracting Co. 

Trowel Brand Portland 
Mills 

Cementon, New York 

Cement YARDS. IN MANHATTAN 
96lh St.. N. R. Tel. 198 Riverside 
i4ih SI . . E . R , T d . 29 Orchard 
145th St., Harlem. Tel-2815 Audubon 

IN BROOKLYN 
6th St., Gowanus. Tel. 733J South 

Main Offices, 287 Fourth Avenue, New York City 
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this over-production have already been partly removed by the 
under-production of the past eighteen months. By the time the 
money market has assumed a normal condition, tenement 
house builders will be justified in resuming this class of con
struction to a certain extent. Some of them will do well, 
however, to invest their capital rather in one or two-story 
dwellings on the outskirts of the city, for it looks as if during 
the next few years the cheap dwellings will continue to gain 
ground at the expense of the tenement. Under the influence 
of improving transit conditions there will continue to be a 
steady emigration of population to the outlying districts, and it 
will be in the supplying of the demand caused by this emigra
tion that most money will be made in the immediate future. 

Neither will there be any lack of important building projects 
to be carried out in the business districts of Manhattan. We 

do not, indeed, anticipate any very large amount of new con
struction south of the City Hall. During the year 1908 the 
Singer Building, the new Coal and Iron Building, the two huge 
structures over the trolley terminal and several smaller build
ings will all be finished; an enormous amount of rentable space 
will be added to the business accommodations downtown, and 
it is improbable that, during a period of business depression, 
this space will be immediately occupied. It would be too much 
to expect, consequently, any considerable amount of new con-
ETtruction during 190S in the financial and real estate districts. 
But the outlook for the erection of fireproof buildings is much 
better further uptown. Many new projects are being an
nounced, even under existing discouraging conditions. A large 
hotel is to be built over the trolley terminal near Greeley 

(Continued on Page 24.) 
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149 Broadway. 
THE NEW SINGER TOWEB. 

Ernest Flagg, Architect. 
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Tenement Corlstruction in 1907'. 
(Witli Map.) 

HM" OME idea of the extent to which the provisions 
'*'i.a^l^^^ of the Tenement House Act with regard to new 
•"• ̂ ^ ^ ^ buildings have affected tenement conditions in 

this city may be gained from the fact that 
i lWW^^W ^^°^ ':'"'̂  ^^^^ °^ January, 1902, when the law 

went into effect, to the last week in December, 
1907, a period of six years, plans were filed for 
the erection of 19,739 building-s, giving accom

modation to 230,036 familes, or over one million persons. 
Of these buildings, 4,250, or only about 22%, were planned for 

Manhattan, the greatest proportion being for Brooklyn, where 
plans were filed for 10,706 buildings during the period, or about 
54% of the entire number. 

In respect to number of families provided for, however, 
Manhattan is ahead, owing to the larger size of the buildings 
erected, in which the number of apartments amounted to 108,-
001, or one-half of the total number, while the number of 
apartments for Brooklyn was only 72,724, or less than one-third 
of the whole. 

New law tenements have been erected in Manhattan, there
fore, to provide for approximately 4SG,000 people, or nearly 
double the increase of the borough in population during that 
time. It is evident, then, that not only is the evil of the old, 
unimproved, unsanitary tenement kept from spreading with 
tlie increase in population, 
but that a population nearly ^ ^ ^ ^ ^ ^ ^ ^ C T 
equal to the increase is be- *̂  ^ ^ 
ins housed in some other 
way than before, for the 
most part leaving tene
ments of the old type, 
which were subsequently 
demolished for tenements 
of the new type affording 
adequate light and ventila
tion. 

As is well known tq 
readers of this paper, the 
amount of tenement build
ing has varied greatly from 
year to year. In 1902 
building was light, owing 
to anticipation of the law _^__^ 
on the part of builders in ^ ^ ^ ^ ^ i ^ — — ^ 
190O and 1901. In Man
hattan plans were filed for 
only 259 tenements in that HON. EDMOND J. BUTLER, 
year. In 190.3, plans were 
filed for 459 buildings; in 1904 for S34 and in 1905 for 1,444, 
the largest number shown for any year during the period. In 
1906 the number had dropped to 92G and for the present year 
to date the number is only 328. 

For the first four years of the period there were similar 
changes for the whole city, the largest number of buildings 
being planned for in 1905. But in 1906 the decrease in Man
hattan ^vas accompanied by a large increase for Brooklyn, 
where plans were filed for 3,230 buildings. During the present 
year the number has decreased for Brooklyn also to 1,379 
buildings. 

The accompanying map giving the location of all tenements 
erected in Manhattan since January, 1902, indicates the locali
ties where building has been most active. 

It will be seen at a glance that the least amount of building 
has been on the lower west side, the' greatest on the upper w-est 
side, while the distribution on the east side is more even and 
the total somewhat less than for the west side. 

The following brief summary of buildings by localities may 
serve to show the significance of the map in more detail: 
BUILDINGS ERECTED JANUARY 1, 1902, TO OCTOBER 1, 1907. 

Number. Per cent. 
East Side. West Side. East Side West Side. 

Below 14th at 699 168 16 4 
14th to 59th 218 62 5 1 
5!ICIi to 72d 3.56 36 4 1 
72d to llOLh 525 234 12 6 
110th to ]r..̂ .th 448 1,310 11 31 
Above 155tb (Bronx) 378 0 9 

Total 2,046 2.1S8 48 52 
It is seen that the greatest amount of building for any of 

of these smaller districts has been within the narrow limits 
of 310th to 155th sts on tbe west side, in which nearly one-; 
third of all buildings in the borough were erected. Add to 
these the 9% erected in the adjoining district to the north and 
40% of the new tenements in Manhattan are accounted for. 

The law, as is well known, applies not only to "tenement 
houses," popularly so called, but also to apartment houses of 
tbe better type, and many of the buildings erected on the upper 
We.st Side are of the latter class. A considerable number, how
ever, are of the strictly tenement type, affording habitation to 
the less well-to-do. 

It is interesting to trace the changes in activity in the differ
ent localities through successive years. In 1902, 39% of the 
buildings were erected below 14th st on the east side (101 in 

all), while only 38 buildings, or 15% were erected between 110th 
and 155th sts on the West Side, and only four above 155th st, 
or only 1^%. In 1903, 207 buildings, or 45% of the whole, were 
erected on the East Side below 14th st, while in 1904, 130 
buildings and in 1905 only 82 buildings, or 16 and 6% respect
ively of all buildings in that year, were erected in that district. 
At the sajne time building on the west side from 110th to 
155th Sts increased frora 75 in 1903 to 260 in 1904 and 560 in 
1905, or 16, 31 and 39% of all buildings in those years re
spectively. Since 1905 the proportionate amount of building 
on the lower east side has been increasing, showing 11% for 
1906 and 24% for 1907, while the west side between 110th and 
155th sts shows a proportion of 29 and 34% respectively for 
1906 and 1907. 

There has been a steady increase for the district north of 
155th st from four buildings in 1902, to IS in 1903, 38 in 1904 
and 172 in 1905, or from IVa to 4; iVz to 12% of all buildings. 
In 1906 127 buildings were planned for that district, a smaller 
number, but a larger proportion—14% of all buildings—while in 
1907 the proportion has dropped to 6%. 

It is of interest to see what types of tenements have devel
oped under the requirements of the new law. To begin with, 
it may be said that the typical Manhattan tenement is built 
on a lot unit of 37^ or 50 feet, in itself indicating improvement 
in general conditions, as affording better light and ventilation 
than the old 25-foot unit, which was a constant temptation to 
tiie construction of long, narrovif, airless, courtless houses. Only 
about 8% of the houses for which plans were filed in Manhat
tan from 1902 to 1904 employed a lot unit of 25 feet or under 
and frozn 1905 on an even smaller proportion is shown—only 
about 5%. 

Further, the typical- Manhattan tenement is six stories high, 
the proportion in different years ranging from 75 to 92%. 
Nearly al! the rest are five-story buildings. In arrangement the 
typical tenement is built to accommodate from three to five 
families on a floor. The first three years show a greater pro
portion of three and four families to a fioor, the last three 
years of four or five, which might be due either to increase in 
size of the house, or decrease in number of rooms to tire 
apartment. Evidentiy tbe latter cause is at work, as in 1902, 
35% of the apartments consisted of four rooms; 31% of five 
rooms; and only 12% of three rooms; in 1903 there was the 
same proportion of three-roonr apartments; four-room apart
ments were 42% of tbe whole; and only 27% were five-room 
apartments, while for tiie first three quarters of 1907, 35% 
were three-room apartments, 33% were four-room apartments 
and only 11% were five-room apartments. 

Owing to tbe above noted division of the fioor, we find in the 
typical Manhattan tenement few apartments with outlook both 
front and rear, only about 2% being of that type. On the other 
hand, far the greater number look out upon the street, or upon 
the yard, while a considerable proportion have an outlook upon 
a court only, varying from 6 to 16% in different years. 

While the law makes no requirement as to bathing facilities, 
it is encouraging to find that a large proportion of the new 
tenements is provided with bath rooms. In only 14% of the 
buildings has there been no provision at all made for private 
baths. The proportion of apartments with baths naturally 
varies with the size of the apartment. For practically every 
apartment of five rooms or over, a private bath is provided, 
while about three-fourths of the four-room apartments have 
them. Of the two and three-room apartments, perhaps one-
third have private baths. 

From all the above it appears very plainly that without 
the present tenement house law, the greater part of a popula
tion of over one million persons in the entire city of New^ York, 
or a population one-half the size of tbe present borough of 
Manhattan, and larger than any other city in the United States 
except Chicago and Philadelphia, who are now housed in 
dwellings affording light, ventilation and sanitary conditions 
would have been housed in dwellings affording the insufficient 
light and air, the lack of means of escape in case of fire that 
made the old tenement unsanitary and dangerous and gave rise 
to the conditions that made necessary a la^v to prevent them. 

EDMOND J. BUTLER, Commissioner. 

—Exports from the United States to Cuba in the year which 
ends with December seem likely to exceed $50,000,000, against 
.'p40,50O,00O in 190C. Imports from the island will aggregate 
neariy, or quite. $100,000,000. against $85,000,000 in 1906. The 
chief increase in imports from Cuba occurs in sugar, while 
leaf tobacco, the next largest value in articles imported, shows 
a marked decline. On the export side, the increase occurs'in 
nearly all of the important articles sent to the island. Flour, 
the largest single item in point of value among the articles 
exported from the United States to Cuba, amounts to $2,500,-
OOO in the nine months ending with September, 1907, against 
a little more than $2,000,000 in the same months of the pre
ceding year. Iron and steel manufactures as a whole show 
a slight decline, the value of all products of this character 
exported from the United States to Cuba in the nine months 
ending with September being $6,200,874. against $6,.^28.222 in 
the same months of last year, the reduction occurring chiefly 
in rails for railroads, electrical machinery and structural iron 
and steel. 
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Superintendent Murphy's Observations. 

I T will be seen by t h e annexed s ta t i s t i c s t h a t t he r e h a s been 
a l a rge fal l ing off in bui lding opera t ions , a s per p lans filed 

wi th the B u r e a u d u r i n g the eleven m o n t h s ending November 
30, 1907, a s compared wi th t h e cor responding period dur ing 

1906. The no tab le reduct ion 
be ing in t h a t of t e n e 
m e n t houses , t h e fal l ing ofE 
being 647 in the n u m b e r p ro 
posed to be erected. 

The Bui ld ing Code Revision 
Commit tee , appoin ted by the 
B o a r d of .A lde rmen l a s t 
spr ing, h a v e m a d e their r e 
por t to the Board of Alder 
men, a n d a new -Building 
Code wili p robab ly b e in 
operat ion dur ing the ear ly 
p a r t of t he yea r 190S. 

Dur ing the pas t eleven 
m o n t h s a n u n u s u a l n u m b e r of 
bui ld ings h a v e been repor ted 
a s unsa fe by the inspec tors 
of t h e Bureau , the n u m b e r 
be ing 2,002. 

I n 81 cases t he bui ld ings 
w-ere so dange rous t h a t , in 

HON. E D W A R D S. M U R P H T . order to preserve life and 
proper ty , i t w a s necessa ry to 

call out t h e "emergency c r ew" of t h e B u r e a u to t empora r i l y 
secure them. 

The Elec t r ic Sign Ord inance of t l ie Boa rd of A lde rmen b e 
c a m e opera t ive on A u g u s t 1, 1907. Th i s o rd inance requires 
t h a t a pe rmi t therefor m u s t be ob ta ined from the B u r e a u of 
Bui ld ings a s to cons t ruc t ion , and from the D e p a r t m e n t of 
W a t e r Supply, Gas a n d Elec t r ic i ty a s to the electr ic appl iances , 
and a fu r the r pe rmi t from t h e City Clerk, upon t h e p a y m e n t of 
a n a n n u a l l icense fee of t^n cen ts for each s q u a r e foot of sign 
space . 

T h e n u m b e r of app l ica t ions filed in th i s B u r e a u for t he con-
, s t rue t ion of such signs from A u g u s t 1, 1907, to November 30, 

1907, is 4,618. 
E D W A R D S. M U R P H T , 

Supe r in t enden t of Bui ld ings , Borough of M a n h a t t a n . 

rock bo t tom is not bej 'ond h u m a n reach on Manha t t an^ I s l and 
and t h e s tabi l i ty of t he bui ld ing is biblically assured . And if 
our p resen t development cont inues we shall have to go still 
h igher to g ra t i fy our ambi t ions , ou t reach ing the Tower of Babel , 
but wi thou t i t s d i sa s t rous consequences. 

— T h e adven t of t h e s ix -hundred foot bui lding h a s called in to 
be ing a n i m p o r t a n t r e a d j u s t m e n t of t he mechan ica l t r a n s i t 
problem for skysc rape r s . T h e resu l t is a new type of e levator 
called " t h e t r ac t ion , " w i t h power m a c h i n e r y located above the 
shaft ins tead in i t s accus tomed place in t h e cellar. To c rea te 
ample safe ty devices for t h e ca r s of such a sys tem is a ser ious 
problem. Ano the r deve lopment which h a s been b rough t abou t 
in bui lding cons t ruc t ion by t h e v e r y ta l l bui lding is a scientific 
t r e a t m e n t of foundat ions . The prosecut ion of t h i s b r a n c h of 
bui lding cons t ruc t ion now proceeds from a corps of specialist 's 
wi th adequa te equ ipmen t to execute a s well a s design founda 
t ions to suppor t the mos t g igan t i c supe r s t ruc tu r e s . F o r t u n a t e l y 

The Construction of New Buildings in 1907. 
(Contiuued from page 21.) 

square . A s ix teen-s to ry bu i ld ing wil l he s t a r t e d in May on the 
s i te of t h e F i f th Avenue Hotel , One of t h e Vande rb i l t s wil l 
he e rec t ing a n office bui ld ing a t P a r k a v a n d 34tlli s t . T h e 
corner of T i m e s squa re a n d 43d at wi l l be t h e s i te of a cons id
e rab le improvemen t . I t is poES'ible t h a t t he cons t ruc t ion of a 
Hotel R i t z for New York wil l be s t a r t ed d u r i n g 190S. A v e r y 
fai r vo lume of new loft bu i ld ings a re a l r e a d y promised , and 
t h a t p a r t of 5th av devoted to t h e re t a i l t r a d e wi l l be im
proved w i t h t h r e e i m p o r t a n t bu i ld ings wn ich h a v e been a l r eady 
announced . T h u s the middle d i s t r ic t of M a n h a t t a i i wil l be the 
scene of abou t as much bu i ld ing in t h e nea r fu tu re a s it h a s in 
t h e pas t ; and t h i s d i s t r ic t wil l con t inue to be ac t ive for 
a n indefinite period. T h e new br idges a n d t u n n e l s wh ich will 
be opened u p d u r i n g the n e x t few y e a r s wil l be of g r e a t he lp 
to t h e re ta i l bus inesses wh ich a r e ca r r ied on in t h e cen t ra l 
p a r t of M a n h a t t a n . They wil l he lp the shops , t h e t h e a t r e s , t he 
r e s t a u r a n t s and the ho te l s . Grea t as h a v e been t h e changes , 
bo th in rea l e s t a t e va lues a n d in bu i ld ing cons t ruc t ion , wh ich 
h a v e been b r o u g h t abou t in t h i s sec t ion s ince 1902, t h e y wil l , 
we believe, be ecl ipsed by t h e c h a n g e s w h i c h wi l l t a k e place 
before 1913. 

I n r e g a r d i n g the out look, consequent ly , t h e b u i l d e r s of N e w 
York m u s t r e m e m b e r t h a t t he necessa ry r econs t ruc t ion of t he 
city h a s on ly j u s t begun, A city whose inc rease in popu la t ion 
a m o u n t s to over 130,000 a yea r m u s t a l w a y s keep i ts bui ld
ers busy , if on ly because a new ci ty a s l a rge a s Buffalo or 
Cleveland m u s t be erected every five years , B u t in the case of 
New York, t he bu i ld ing d e m a n d e d by the inc rease of i t s 
bus iness and i n h a b i t a n t s is a l m o s t dupl ica ted by t h e bu i ld ing 
necess i ta ted , because of t he p rofound i n t e r n a l t r a n s f o r m a t i o n 
wh ich is c o n s t a n t l y t a k i n g place. T h e i m p r o v e m e n t s in t r a n s i t 
and t r a n s p o r t a t i o n wil l c o n v e r t a loosely connec ted g roup of 
bo roughs i n to a n o rgan i c city, t h e h e a r t of wh ich will he Man
h a t t a n , and the he igh tened ac t iv i ty wh ich will be caused in t h e 
cen t ra l borough by the improved m e a n s of c i rcu la t ion will 
b r i n g abou t a n a m o u n t of r econs t ruc t i on wh ich t h e l abo r s 
of a whole g e n e r a t i o n wil l n o t be sufficient to complete . T h e r e 
will , of course , be lul ls and s p u r t s , b u t in t imes of d i scourage
m e n t t h e New Y o r k bu i ld ing t r a d e s m u s t a l w a y s r e m e m b e r 
t h a t t h e y wil l n o t be p e r m i t t e d a long pe r iod of idleness . T h e 
need of new cons t ruc t ion is so g r e a t a n d so p r e s s i n g t h a t it 
is n o t t o be denied. I t wil l t a k e a d v a n t a g e of every oppor 
t u n i t y and ove rcome every obstacle . 

PLANS AND SPECIFICATIONS FOR NEW BUILDINGS FILED AND ACTED UPON 
AND 1907. 

—1906. • 
No. of 
BIdgs. 

lo 
IS 
20 
951 • 
1 
77 
14 
22 
40 
34 
18 
9 
18 
34 
62 

234 

FROM JANUARY 1 TO DECEMBE-R 1, 1906 

No. of 
Classification. plans. 

Dwelling houses, est imated cost over $oO,000 V-"n'n 7-
Dwelling houses, estimated cost, between $20,000 and $oO,000 l u 
Dwelling houses, est imated cost under $20,0i)0 ^12 
Tenement houses '^'^^ 
Hotels and boarding bouses ^1 
Stores, estimated cost over $30,000 „ Vr,'X'AA" i l 
Stores, estimated cost between $lo.000 and $J0,O00 14 
Stores, estimated cost under $15,000 i -
Office buildings ^J^ 
Manufactories and worlishops ^* 
Schoolhouses ^i 
Churches 
Public buildings—Municipal 
Public buildings—places of amusement, e t c . 
Stables 
Other s t ructures 

10 
26 
61 

206 

Est imated 
cost. 

$1,275,000 
722,000 
179:500 

56,339.400 
100,000 

11,575,000 
353,000 
130,100 

17.062,480 
3,062,100 
2,700,000 

5S7.50O 
1,476,275 
7.076,900 
3.303.500 

285,460 

No. of 
plans. 

10 
10 
15 

223 
4 

71 
29 
26 
59 
18 
13 
3 

12 
19 
53 

203 

— 1 9 0 7 . -
No. of 

Bidgs. 
10 
22 
32 

304 
4 

71 
29 
26 
59 
IS 
14 
3 

15 
19 
53 

240 

Es t imated l 
cost. 

$1,503,000 
870,000 
224, SOO 

26,633,500 
972,000 

9,538,000 
682,000 
202,700 

20,991,500 
1,340.000 
2,295.000 

265.500 
1.783,000 
3.100,700 
2.295,700 

301.350 

T o t a l . . , : 1,092 1,567 $106,228,215 774 919 $72,998,750 

fLANS AND SPECIFICATIONS FOR ALTERATIONS TO BUILDINGS FILED AND ACTED UPON FROM JANUARY 1 TO DECEMBER 1. 
1006 AND 1907, 

— ^ 1906. 1907. 
No, of No. of Btimated No. of No. of Est imated 

Classification plans. Bldgs. cost. plans. Bidgs, cost. 

?--!>- .;-.v.;.v.;:;;::::;:::;:;:.v.v.v.v;;:JS dS l :^:!? J i 2^ 'mm 
I S S f " " " " " " " - ;•::;•:.;::::::;:::-•::::•:••••.•:: sS sli J^SS A Jt i l i g S 
Office buiYdings.'.'.'."," 97 106 4,326,045 169 205 4,107,435 
Manufactories 'and workshops : 102 116 385,350 97 112 607,010 
(j.'Vindnifuiips 1 ' ^ " 189,iOO Az Zd 296.1 oO 
Churches 23 29 312,775 20 23 339;425 
P u b i c buildings 62 73 999,800 95 106 2.211.751 
S t a b l e s . . . . ^G 78 661.985 53 62 290:400 
Other s t ructures 2 2 ' ' ' I W • • • • 

Total 3,047 3,693 $16,770,200 3,036 3,670 $16,102,529 
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THE GERMAN-AMERICAN INSURANCE BUILDING 
Among the buildings now under construction in New York 

City few, if any, present more difficult and interesting condi
tions for the architect and contractor to meet and overcome 
than does the German-Am eric an Insurance Company's building 
at the intersection of Maiden lane and Liberty st. The tri
angular block upon which it stands is in the center of the 
insurance district, and the building has the unusual advantages 
of a site having full frontages on streets on three sides to give 
lighting opportunities which are peculiarly satisfactory. 

The accompanying drawing of the completed building, of 
which Messrs. Hill & Stout are the architects, shows for itself 
how they have solved the problems presented by the unusual 
outline of the building site and their utilization of the possi
bilities of its dominant position. 

' The facades from the street to the fourth story level are of 
white, close grained granite, in bold and monumental design. 
Continued pilasters of dull glazed white porcelain brick form the 
"front" from the fourth to the seventeenth story, broken at the 
fifteenth floor by a granite balcony and softened by the bull-
nosed reveals; the panels, repeated below the windows, are of 
special brick, glazed to show a iinish on the sinkages. Above 
the seventeenth story the entire front is to be of terra cotta 
glazed in colors, including the overhanging cornice and its 
groining. 

The building will possess an entrance on Liberty st and also 
one on Maiden lane, the elevator concourse connecting them 
serving also as a vestibule to the general ofiices of the insurance 
company. The vaulted ceiling is lofty, and the wall facings are 
of Sienna marble laid out on Gothic lines. 

Of the twenty-one floors in the building, the first, third, fourth 
and fifth will be occupied in their entirety by the owners for 
the company's offices; the rest of the building will be devoted to 
tenants. Every office being on the street front, it has a max
imum of light and air, and the illumination is further increased 
by the highly reflective exterior wall surface. 

The mechanical equipment is complete and has been the sub
ject of extraordinary study. Five hydraulic lifts are being 
installed for passenger service and an extensive system of 
mechanical ventilation, a complete pneumatic tube service, 
telegraph and telephone conduits, vacuum cleaners, etc., are 
included among the features of the construction. 

The foundations were carried down to hard pan, about 25 ft, 
below tide level and about 50 ft. below curb, by caissons under 
air pressure and afterward keyed to form a complete cofferdam 
around the property. The sub-basement floor is 32 ft. below 
the curb. 

The work of construction, which is in the hands of the Whit-
new-Steen Co. as general contractors, contains fully as many 
problems as those the architects were called upon to meet. The 
excessive traffic around this locality and the extreme narrow
ness of the streets have been factors wliich have forced the 
builders into many novel expedients; and in spite of the fact 
that the enclosure walls are all practically front work the 
erection is proceeding on schedule time and the building will 
be ready for occupancy May 1, 1908, an exceedingly rapid con
struction. 

As an indication of the value of applying' system to con
tracting, it is of interest to note that the Whitney-Steen Co., 
who have spent much effort on systematizing their organiza
tion, have now under successful construction the State Arsenal 
and Armory at Hartford, Conn., two bank buildings in the far 
West, a reinforced concrete office building in Colorado, power 
houses for the Hudson Companies, the Masonic Temple in 
Brooklyn and a number of private residences in New York City 
and vicinity. The economical and rapid prosecution of work 
of such diverse nature can only be accomplished by a highly 
trained and specialized organization. 

Statistics of Mineral Pa in t Production, 
In 1906 the total production of natural pigments, consisting 

of metallic paint and mortar colors, ocher, umber, sienna, zinc 
white, slate, and carbonaceous shales and schists, amounted to 
124,601 short tons, valued at $6,521,104, as against 125,202 
short tons, valued at $6,245,173, in 1905, a decrease of 601 short 
tons in quantity in 1906, but an increase of $275,931 in value. 

The decrease in quantity reported is due chiefly to greater 
care in eliminating from the statistical returns such pigments 
as are not manufactured directly from mineral raw materials. 
The production of ocher, zinc white and metallic paint showed 
increases in both quantity and value. 

Pennsylvania leads in the production of ocher, Georgia stand
ing second. Virginia shows a considerably increased produc
tion of ocher, and for the first time Kentucky reports an output 
of this material. Pennsylvania is also the largest producer of 
metallic paint and ground slate and shale, New York being 
second. 

An advance chapter from "Mineral Resources of the United 
States, Calendar Tear 1906." on the production of mineral paints, 
by E. C, Eckel, is now ready for distribution by the United 
States Geological Survey. 

GERMAN-AMERICAN INSURANCE BUILDING. 
Maiden Lane and Liberty St, Hill & Stout, Architects, 

Whitncy-Steen Co., Builders. 



26 RECORD AND GUIDE January 4, 190^ 

Vertical Transportation in New 
York City 

By REGINALD P E L H A M BOLTON, Consulting Engineer 

HIS subject has, in New York City, assumed 
a particular importance, derived from the 
peculiarly severe conditions of metropolitan 
business life. The demand for convenient 
access to certain business centres, with re
sulting increase in land values, has brought 
about the development of extremely tall 
buildings, in which adequate means of ver
tical transportation is a vital necessity. 

The increase, both in numbers and in di
mensions of the tall building in Manhattan, 
so far as this century has progressed, has 
been extraordinarily rapid, and the most 
recent •developments of the tower form of 
building have introduced a sudden addition 
of at least one hundred feet to previous 
maximum heights. 

The past four years have also seen a remarkable growth of 
the practice of adding to the height of existing buildings with
out, in many cases, corresponding additions to the area. 

These conditions are peculiar in their demand upon the ele
vator for an equivalent increase in capacity, which demand 
elevator designers and manufacturers have been actively en
gaged In jneeting. 

It is of general interest, as the public is more concerned in 
this form of transportation than in any other, to look back upon 
the developments of elevator construction which have accom
panied the changes above described, atld to observe the steps 
which have brought the modern appliances up to the present 
state of effectiveness. 

As regards speed of operation, a limitation has been reached. 
In 1903, when the Bureau of Buildings, under the authority of 
the charter, laid down certain rules, a restriction was included 
that 

"The speed of all elevators must not exceed 400 feet per 
minute, except that express elevators may run GOO feet per 
minute for that portion of the shaft in which no intermediate 
stops are made. Express elevators shall mean only such ele
vators as run 80 feet or more without stop." 

This restriction is not very practical, because an "express" 
elevator is in 'no way different from a "local" machine, after 
it has made its "express" run; and if an inherent capacity for 
a speed of 600 feet per minute is not considered undesirable 
when an express elevator is acting as a local machine, there is 
no reason why it should be less desirable in a purely local ma
chine. Moreover, to attain either specified speed with certain 
loads the machine must have the capacity in the lighter loads 
of a sjjeed considerably in excess. 

In practical operation the regulation is disregarded, and many 
machines are in use to-day the speeds of which are in excess 
of those specified. 

The really essential feature to be aimed at is the ability to 
stop within certain distances, from certain speeds, though it does 
not seem to be necessary to evolve regulations covering even 
that feature, since the limitation of speed is really brought 
about by natural causes, and practical elements and con
siderations of economy combine to restrict those excessive 
speeds which at one timfe were commonly supposed to be the 
unlimited source of increase of elevator carrying capacity. 

A few installations, in which speeds exceeding an average of 
G50 feet.per minute were made, remain to-day comparatively 
isolated examples, and general practice has settled down to 
average speeds from 600 feet downwards for locals and ex
presses, which, with the light loads on the up travel or heavy 
loads on the down travel may reach respectively speeds of 700 
and SOO feet per minute. 

Such a natural limitation responds also to th« genera! pubhc 
aversion to rapid speeds when accompanied with sudden motion 
in starting or sudden stoppage, and the large increase in the 
number of women traveling in elevators, to whom sudden 
starts and stops are distressing, accounts for the general effort 
on the part of designers to bring about the most desirable com
bination of speed, start and stop, which, if combined with due 
regard for economy must effect a practical restriction of speed. 

The mere traveling speed of any elevator is only one element 
in successful operation. The handling of the passengers is a 
feature which can only be indirectly controlled and may affect, 
much more than speed, the result. 

Signal appliances have therefore come to be universally ap
preciated, and the public has become habituated to their use, 
with very beneficial results. 

The maintenance of schedule service would be almost impos
sible without this adjunct to rapid operation, and it is in
teresting to note that improvements and developments along 
this line are constantly being made. 

In the largest buildings the work of the car-starter becomes 

so complex that it is now proposed to provide him with an 
electrical table or panel on which will be shown the position 
in the hoistway of every car the operation of wliich is under 
his direction, and further to afford to him the means of com
munication with the operator in each car so that his orders 
may control the car movement. A further refinement is to 
provide each operator with signals showing the position of the 
other cars of the schedule so that he may regulate his car's 
operation in harmony therewith. 

And further, Inasmuch as any car may possibly become 
stalled by its "safety" appliances at some point in the shaft, it 
is proposed to provide an indicator of the position of each, same 
to be placed in the engine room, where the engineer can also 
keep a watch upon operation. 

The method of operation -of elevator plants has, during the 
past seven years, followed the two systems of power supply, 
hydraulic and electrical, on both of which considerable de
velopments have been made, calling forth a lively competition 
among designers and manufacturers. 

The hydraulic elevator has had two important developments, 
which, however, have left the standard form of cylinder ma
chine much in its original condition of widespread popularity. 
Its most attached admirers appear to be the class of operating 
engineers who would know, if any one does, what type of ma
chine represents the least source of anxiety and attention. 

Efforts to establish a higher degree of economy have led to 
some important installations of the inverted plunger rope ma
chine, this machine being a combination of the direct acting 
plunger and standard vertical cylinder geared hydraulic types, 
in which the cylinder and plunger are installed above ground 
and movement is transmitted to the car by means of cables. 
This machine, with high working pressures {averaging around 
7.50 pounds), has shown excellent results in that direction. Of 
such are the large plants of the Metropolitan Life Building 
at No. 1 Madison av, and of the Prudential Life Building, in 
Newark. The system has been adopted more widely in Chicago, 
where the large First National Bank Building, with 20 ele- ^ 
vators, the American Trust, Borland, Hey worth and other 
buildings are equipped with this type of apparatus. ^^_ 

The introduction of the direct plunger type into New Tork ^ H 
City has, however, brought the liveliest elements of develop- ^ * 
ment into the hydraulic system of operation. It being demon
strated that the necessary holes could be bored with reasonable 
accuracy into the rock of Manhattan, successive increases of 
lengths of travel were adopted which have eventually exceeded 
300 feet. A very sharp difference of opinion among experts has 
followed upon this development, and some leading engineers 
and manufacturers have evidenced the sincerity of their ob
jections to tlie high rise plunger machines by refusing to 
undertake such installations. 

The public in general, looking upon the steel tube as a visible 
form of support under the car in which they travel, has readily ' 
adopted the view of its entire security without inquiring 
whether the tube is supporting the car, or, as in the case of 
long travel machines, is itself being supported by the car, this 
latter state of affairs being brought about when the combined 
weight of the compensating cables and the counterbalance sus
pended by same exceeds the weight of the car. 

Nor has any accidental occurrence so far, with these ad
mirably built machines, afforded any demonstration of the 
ability of the long plunger to support the sudden increase in 
load of car and passengers resulting from an abrupt interruption 
of plunger movement. 

The features of its operation which relate to economy have 
also found advocates and equally strong critics, and perhaps will 
require for demonstration further pi-actical use, particularly in 
the case of the high rise installations, as to the wear in the 
cylinders below the ground. 

The method of electrical operation has also undergone im
portant developments in the past seven years, most of which 
have culminated comparatively recently. 

The Sprague-Pratt screw machine, in which a ball-bearing 
nut was given a linear movement by revolving a large steel 
screw through it, and the movement transmitted to the car by 
means of cables, was, in 1900, actively advocated and rather 
widely installed; it has become entirely a back number, how
ever, its cost of maintenance being excessive. 

Its speed, too, was practically hmited by the excessive wear 
and tear resulting when car speeds exceeding 480 feet per 
minute were attempted. This machine had an excellent record 
for freedom from accidents. 

The drum-electric machine has developed into a most useful 
:and effective appliance, and its use has become extremely wide
spread; it being estimated that there are in this city alone 
fourteen or fifteen thousand in operation. 

For domestic and general purposes, wherever a supply of 
•electrical energy Is available, it has rendered possible tbe con
venience of an elevator at moderate speed with small cost aud 
desirable compactness. 

For rapid schedule work, however, it has inherent deficiencies, 
and its best results in such work have not exceeded a maximum 
car speed of 400 feet per minute. 

So attractive, hoivever, have been, and are. the possibilities of 
electrical operation that inventors and designers liave competed 
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to evolve new methods which would afford t h e desired speed 
wi th secur i ty and simplici ty. 

One of the ear l ier efforts resu l ted in the ingenious P r a z i e r 
machine , us ing two va r i ab l e speed moto r s r u n n i n g cont inuously , 
in opposite tlirectionB, and car movemen t depending upon one 
m o t o r r u n n i n g fas t e r t h a n t h e other . Th i s m a c h i n e w a s t r ied, 
b u t abandoned , in t h e A r t h u r Bui ld ing. 

Other efforts resu l ted in va r ious developments of the d r u m 
types , leading to the concent ra t ion of t h e energies of inven tors 
upon t h a t form of d r iv ing m e c h a n i s m which is n o w . c o m m o n l y 
referred to a s the Trac t ion s y s t e m . 

T h e so-called Trac t ion Elec t r ic equ ipmen t which, a s one 
a u t h o r i t y recent ly said,, could more proper ly be described as the 
Adhesion Drive E leva to r , h a s reduced the work ing p a r t s of a n 
electr ical ly opera ted e levator to t h e s imples t e lements . A s this 
t ype of e levator is compara t ive ly new to the public, the fol
lowing r a t h e r full descr ip t ion will no doubt be of in te res t . 

The e levator engine consis ts essent ia l ly of a motor , a t r ac t i on 
dr iv ing sheave and a b r a k e pulley, t oge the r with a powerful b u t 
s imple spr ing a c t u a t e d electr ical ly re leased b rake , all m o u n t e d 
on the s a m e cas t iron bedpla te . 

The motor is of a very s low speed s h u n t wound type, especial ly 
designed to meet t h e r equ i r emen t s of e leva tor service. T h e 
a r m a t u r e shaf t is ex tended to form the d r iv ing shaft , and in 
order to meet the condit ions is m a d e from forged steel of high 
tens i le s t r e n g t h and is of u n u s u a l l y l a rge d i ame te r . 

The t r ac t ion d r iv ing sheave , over which p a s s the l i f t ing cables, 
is moun ted on 
t h e ex tended 
a r m a t u r e s h a f t , 
r esu l t ing in a 
di rect d r i v e 
from t h e mo
tor and the 
e l iminat ion of 
a 11 i n t e r m e 
d ia te reduct ion 
gear ing , t h e r e -
b y i n su r ing 
r e m a r k a b l y 
h igh efHciency. 

T h e d r iv ing 
cables, connect ing t h e steel 
safety f r a m e of the e levator 
t a r a n d the coun te rwe igh t , a r e 
led over t h e t r ac t i on dr iv ing 
sheave„ if t he m a c h i n e is lo
ca ted overhead, o r u n d e r th i s 
sheave if t h e m a c h i n e is below, 
the necessary t r ac t ive effort and 
proper lead be ing secured by 
pas s ing the cables a r o u n d an 
idler leading sheave, which is 
m o u n t e d direct ly below or di
rec t ly above the t r ac t i on driver . 
A pa r t i cu l a r l y a d v a n t a g e o u s 
f ea tu re resu l t ing from t h e a r 
r a n g e m e n t of the cables and the 
me thod of dr iv ing s a m e is the 
fac t t h a t ne i ther the car nor the 
coun te rwe igh t can be dr iven into 
the overhead work, a n y lessen
ing tens ion on the descending 
cables, fohowing t h e bo t toming 
of e i ther t h e c a r or counter 
weigh t (which m u s t occur in 
any proper ly ins ta l led e levator 
before the a scend ing m e m b e r 
s t r ikes the top of t he shaf t ) , r e 
su l t ing in a loss of t r a c t i v e or 
adhes ive power, and the con
sequent ly a r r e s t ed mot ion of 
bo th the c a r and the coun te r 
weight . 

By m e a n s of a special ly de 
signed moto r and control ler t he 
r e t a rd ing of the car is a c c o m 
plished wi thou t t he ini t ia l p r e s 
su re of t he shoes on the b r a k e 
pulley, t h u s insur ing a safe 
and e a s y stop, the b r a k e be ing 
applied main ly to hold the c a r 
a t t he landings , and the motor 
is so governed electr ical ly a s 
to p r e v e n t its a t t a i n i n g excess
ive speed when the car is de
scending. 

A u t o m a t i c l imit swi tches a re 
placed in the e levator h a t c h w a y , 
in series, nea r the top and 
bo t tom of the h a t c h w a y , these 
swi tches be ing opened one a f te r 
a n o t h e r by the c a r a s It a p 
p roaches e i ther t e r m i n a l ; by 

ua l ly slowed down a n d b r o u g h t to r e s t a t t he predetermined 
l imits of t ravel . T h e swi tches a r e independen t of a n y devices 
placed upon the opera t ing mechan i sm itself, and, opera t ing wi th 
the controller , form posi t ive m e a n s for b r ing ing t h e car to 
res t , whe the r loaded or empty , a t t he es tabl ished l imits . 

An e lementa l f ea tu re of secur i ty of t he g rea t e s t in te res t and 
i m p o r t a n c e Is provided by the Otis oil cushion buffers. These 
a re posit ive appl iances provided as m e a n s for br inging the 
c a r to a g r a d u a l and posit ive stop a t t he ex t r eme l imits of 
t r ave l beyond the t e rmina l l and ings . W h e n one of these buffers, 
which a r e located one under the car and one unde r the coun te r 
weight , comes in to act ion, t he resul t Is t h a t t he weight of 
e i ther t he c a r or the coun te rwe igh t is t a k e n by the buffer, and 
the consequent re leas ing of t he tension on the cables so de 
creases t h e t r ac t i on of the d r iv ing sheave t h a t even t hough the 
motor cont inue to run , no fu r the r motion is t r a n s m i t t e d e i ther 
to the car or to t h e counte rweigh t . These buffers have been 
p roven capable of b r ing ing the c a r safely to r e s t from full 
speed. 

To these a d v a n t a g e o u s f ea tu res is added the s implici ty In In
s ta l la t ion and economy of space, resu l t ing from the locat ion of 
t he m a c h i n e over the top of t he ho i s tway . if so desired, and 
wi th the consequent reduct ion of work ing p a r t s and friction, 
t he operat ion of t h e m a c h i n e h a s g iven r e m a r k a b l e d e m o n s t r a 
t ion of i t s economy. 

F o r t h e purposes of provid ing tall bui ld ings of t he t ower form 
wi th e leva tors which shall se rve the uppe r fioors in one con
t inuous run from t h e s t ree t level th i s type of m a c h i n e h a s been 
most oppor tune ly developed; and It h a s been adopted In No, 
1 W a l l st , t he Singer Tower, and the Met ropol i t an Tower, 
which, therefore , r epresen t a t this s t age in the h i s to ry of t he 
metropol is t he combina t ion of t h e l a tes t deve lopment bo th in 
the bui ld ings which demand , a n d in the m a c h i n e r y which pro
vides, tlie mos t u p - t o - d a t e convenience for ver t ica l t r a n s 
por t a t ion . 

Mortgage Money in New York. 
(Continued from page 5.) 

these d e m a n d s by not only refusing to lend a n y money on bond 
and mor tgage , b u t to call in a n u m b e r of pas t due mor tgage 
loans. Th i s b rough t Into the m a r k e t a n u m b e r of bor rowers 
who offered first-class secur i ty and were will ing to pay h igh 
r a t e s of in te res t . 

The d e m a n d for loans, be ing t h u s ex t rao rd ina ry , it w a s but 
n a t u r a l t h a t those few who had money to lend should d i s 
c r imina t e in favor of t he h igher classes of proper ty , and it Is 
not surpr i s ing t h a t bui lders who h a v e recent ly completed bui ld
ings in the W a s h i n g t o n H e i g h t s and H a r l e m sect ions found it 
a lmos t impossible to ob ta in a n y loan in compet i t ion with such 
h igh-c lass offerings. I t is su rp r i s i ng how few foreclosures h a v e 
resu l t ed a s a sequence to the e x t r a o r d i n a r y condit ions t h a t h a v e 
prevai led , which is no doubt due to the confidence of t he holders 

•of m o r t g a g e s t h a t condi t ions wil! shor t ly r igh t themselves , and 
t h a t m o r t g a g e i nves tmen t will be deemed in the nea r fu ture a 
safer one and cer ta in ly a less fluctuating one t h a n the pu rchase 
of bonds . 

No one can predict w h a t the n e a r fu tu re of the mor tgage 
m a r k e t will be. The t i t le companies have been selling a n u m b e r 
of gua ran t eed mor tgages , ob ta in ing high r a t e s of in te res t and 
flrst-class secur i ty for t h e i r c l ients ; and a n u m b e r of es ta tes , 
a t t r a c t e d by the p resen t r e m u n e r a t i v e but conse rva t ive in 
ves tmen t oppor tuni t ies , have p u t out considerable money. I t is 
the consensus of well informed opinion a m o n g the heads of 
severa l of our la rges t lending Ins t i tu t ions , t i t le companies , etc., 
t h a t the acu te s t ages of t he money condit ions above descr ibed 
have passed ; and t h a t wi th a r e t u r n to reasonably normal con
dit ions m o r t g a g e i nves tmen t will p rove more popular In the 
fu ture and t h a t in te res t r a t e s will undoubted ly go down. Any 
rapid or i m m e d i a t e i m p r o v e m e n t In p resen t condit ions does not 
seem a conse rva t ive j u d g m e n t of t he s i tua t ion , but t h a t t he 
worst is over and t h a t condi t ions will slowly r igh t themselves 
with proper r e a d j u s t m e n t s of va lues and in te res t r a t e s Is, In 
m y j u d g m e n t , a reasonable opinion to hold. 

P r i c e s of C o m m o n Br ick in 1 0 0 7 . 

The course of wholesale quo ta t ions for good brick d u r i n g the 
yea r is included in the following list, the m in imum quota t ion 

.being given in each case. 

January 5 5.50 July 0 '. 6,2,5 
February 2 5.50 August 3 6.75 
March 2 5.50 September 7 5 75 
April 6 5.25 October 5 6.00 
May 4 5.50 November 2 5,75 
June 1 7,00 December 7 5,25 

Comparat ive Br ick Pr ices on January 1 , 
.25 

5.37^6 

m e a n s of t he se the car Is g r a d u - THE TRACTION TYPE. 

1885 
1895 
1S98 
1903 
1904 
1905 
190G 
1907 5.50 ® 
1908 5.25 

^ , 2 5 
5. CO 
6.25 
7.75 
7.50 

10.00 

5.12% 
6.50 
8.00 
8.25 

10.50 
6.00 
5.74 

$2.50 
2.00 @ 
3.00 @ 
3,00 @ 
4.00 ® 
5.25 m 
. . . @ 

3.00 @ 

$3.25 
2.50 
3.25 
3.50 
4,50 

3.50 
4,50 
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Year's~Building Material Market 
REVIEW OF THE LEADING DE PAKV-
MENTS TO THE CLOSE OF 1907 

FORECASTS OF THE BUSINESS 
P R O B A B I L I T I E S IN 1908 

Trade in Masons' Materials. 

T HE Masons' Material trade for tbe past year has not been 
conducive to any great feeling of elation over good re

sults, but on the contrary has tended toward the development of 
white hairs and wrinkles, where none existed previously, over 
the worries and perplexities of one of the most troublesome 

years in my business ex
perience, extending over 
forty of them. 

Money conditions and the 
over-production of build
ings in some sections during 
the past two years has 
tended to lessen building 
operations, so that the 
trade must look forward to 
a long spell or compara
tively dull times in the 
building industry, and must 
accommodate itself to the 
new condition of affairs; 
and those who survive the 
ordeal of bad collections 
and customers failing to 
meet their just obligations 
when due. must curtail ex
penses, sail close to the 

FRANCIS N, HOWLAND. ^Ind as possible, and wait 

for the opening of a new era in building. 
Many of the new flrms that started out under good auspices, 

with tlie impression tlie boom in building operations would last 
indeflniteiy, have fallen by the wayside, and have found that 
something like business experience does pay in the long run, 
and is necessary to a successful business career. 

The dealers In Masons' Materials deserve much credit for 
their work in the development of this great city during the 
past fifty years, and it is unfortunate and much to be de
plored that so few of them can show good results in their 
property holdings and bank accounts that ought to be theirs 
by right of hard and continuous labor. 

The Dealer stands between the Manufacturer and the Build
er, and very often submits to losses, where the profits were 
not commensurate to the business risk taken, even though the 
bills had been settled, and as the Manufacturer generally 
receives the casli for his product in ten days, and the Dealers 
at the same time giving credit of months, it seems as though 
the hardship all falls on the Dealer, 

It is a well established fact, that where manufacturers 
or their agents have made it a point to deal directly with the 
consumer, they sooner or later invariably came to grief, and 
were glad to get back to the old order of doing business. 

It is unfortunate for the trade at large that some understand
ing cannot be arrived at between seller and buyer, whereby 
there will not be so much fluctuation in prices of material, and 
that refers to common brick especially. As the case stands 
n0T\', there is no stability in prices, and the Dealer cannot 
submit prices to his Customers with any feeling of confidence 
that he is doing a businesslike act; on the contrary, he feels that 
Wall Street risks will not compare to some that he takes in 
trying to meet his customers' wishes. 

There is no doubt in ray mind that some arrangement can 
be made, whereby a settled price for six months or a year 
on common brick could be arrived at that would give the Man
ufacturer a fair price for his product, and alloTv the Dealer to 
get his share^ of profit, while the Builder on his part is satisfied 
at getting his material a t a settled price, and knows that his 
competitors are not doing better, I hope some of the large 
purveyors of that staple article so necessary to the building 
up of our great, and to be. greater city, will put their minds 
to the problem, and try to solve it.' 

The trade in barrel and other material has been enormous, but 
of course, has fallen off on account of the conditions prevailing 
a.t present. The prices have been kept to a point satisfactory 
to Manufacturer, Seller and Consumer, with very slight fluc
tuation, and on the whole a very satisfactory condition of af
fairs exist. ,. . 

.This is a time when Seller and-Buyer must stand by each 
other, and the Banks stand by us all, until such time as the 
clouds of distrust and uneasiness, disappear from the business 
,s.ky. and we sail along under better business conditions. 

• ••FRANCIS N. HOWLAND. 
: New Tork, Nov. 9th, 1907. 

WILLIAM K. HAMMOND. 

Hudson River Brick Trade. 

I T is not an easy matter to tell the story of the Erick Trade 
of the Hudson River section for the year of 1907, as it has 

had such varieties of conditions presented that the most ex
perienced have obtained new views on the possibilities of the 
business: The quantity of bricks held by the manufacturers 

at their yards along the 
Hudson on the opening of 
navigation for this year, 
showed largely in excess of 
the usual, and as building 
plans filed in the greater 
city for the preceding six 
months had fallen below the 
number and value for the 
corresponding time of the 
year before, a demand for 
bricks large enough to take 
Into use this enorinous quan
tity, before the product of 
1907 would be ofEered on 
the market, was not ex
pected by the most hopeful, 
so a consequent condition 
of unrest, and even anxiety 
was evident, not only among 
the manufacturers, but to 

an aggravated extent among the dealers in materials, who 
were already discounting the prevailing low prices when bid
ding for delivery of bricks to new T\-ork then slowly offering 
for spring contracts. With but trifiing exceptions manufac
turers were willing to sell a t about cost, but would not make 
prices as low for future delivery to dealers, as the dealers 
were willing to speculatively make to the builders, hence the 
strange spectacle of bricks being offered for delivery io build
ings for early spring work at lower prices than manufacturers 
could put them alongside the docks in the city. 

On the opening of navigation all shipments were taken on 
arrival for immediate use. and manufacturers, believing the 
demand to be natural, forwarded all boats as fast as loaded, 
when suddenly the demand fell to comparatively nothing, as is 
evident from the fact that during the last four days of March 
71 barge loads of brick were taken, during the next six days 
111 were taken, while for tlie week ending April 13 but 57 were 
taken and a large number left unsold as surplus on a market 
weak to start with, and being constantly supplied thus became 
heavy as lead, and with prices falling so rapidly that manu
facturers realized they ivere confronting disaster if the condi
tions should not improve. 

Then, history repeating itself was in el^ect once more, and 
some yards which had been started up from former abandon
ment, remained idle; other owners were so undecided that de
lays In starting alarmed their old hands, who found occupa
tion in other industries, while yet other owners started their 
yards at a much later time than ever before, and with a di
minished daily output, unwilling to forward their stock at the 
smashed prices, yet obliged to forward enough to keep their 
storage sheds free for the new stocli, and accepting with bad 
grace prices below cost of production, still hoped for what to 
them seemed to be impossible of fulfilment, a demand which 
would take their stock at a fair price, when suddenly, de
mand increased, and so rapidly that during the early part 
of June cargoes could not be despatched rapidly enough to 
supply the demand, while prices advanced from $5.00 as the low 
price of April, to $8.00 for a few cargoes as high price for 
June. 

During June. July and August the daily demand exceeded 
the corresponding time of 1906 by 16 per cent,, while the de
mand from January 1 to September 1 was several millions in 
excess of 1906, As to prices, it is probable that no period has 
been so unsatisfactory alike to manufacturers and dealers as 
during this enormous demand, for whether by reason of un
certainty of the future among those who bought, and those 
who sold, or of other causes, which were broadly hinted at, 
but not traced, prices flopped, down and up, and mostly down, 
uncertain from day to day, sometimes showing one dollar per 
thousand difference on same grades within a day or two. From 
September 1 the demand declined steadily, until at this writing 
the record is about fifty millions behind 1906, and several times 
that number behind the record of 1905. and prices now are not 
sufficient at the wholesale rate to recoup the cost of produc
tion. 

The manufacturer has had a year of unrest of hard work. 
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of product ion w i thou t a d e q u a t e money r e t u r n , a n d the close 
of the yea r shows the s tock of br ick now unde r s t o r age sheds 
a long the r iver nea r ly a s large a s t h a t of l a s t year , and p ro 
duced a t g rea t e r cost, because l abor refused to accept a lower 
wage or to increase i t s dai ly product , while all o ther necessi t ies 
for the product ion of brick were h igher in cost t h a n for 1906. 
The l iabil i ty to phys ica l injury to the laborer employed in m a n u 
fac tu r ing brick is not so g rea t a s for labor engaged in m a n y 
o ther occupat ions , ye t d e m a n d s a re cons tan t ly m a d e upon 
m a n u f a c t u r e r s to m a k e good for injur ies . 

These charges and costs m u s t be borne by the p roduc t when 
accounted for. and if the employers of labor a re to be so s teadi ly 
a t t a c k e d by t h e l a w m a k e r s , and labor fail in fai thful pe r fo rm
ance , while va lue of p roduc t s declines, resu l t s will be ruin inev
i tably. Unequa l and oppress ive laws h a v e never benefit ted a 
people, and it is surely reasonable for the employe to s h a r e a 
modera t e r isk wi th w h a t he b r ings to the deve lopment of en t e r 
prises, ins tead of sadd l ing the employers w i t h l iabi l i ty for t he 
ac t s of those w h o a r e indifferent to r e su l t s a n d care less of 
conduct . To these depress ing condi t ions is now to be added 
financial unce r t a in ty , and while as ye t t he br ick m a n u f a c t u r e r s 
have been touched bu t l ight ly in a di rect m a n n e r by the panic , 
y e t when t igh t money and lack of money affects rea l e s t a t e by 
r e t a r d i n g i ts development , so t h a t br icks a re not la rgely and 
cont inuous ly used, br ick in s tock wil! be bu t b r i ck in s tock, 
and not in process of t u r n i n g in to cash, which is so des i rable . 
T e t those who observe and a re best informed believe t h a t th i s 
money squeeze will resul t in g rea t a d v a n t a g e t o real e s t a t e , 
a s showing it to be of a posi t ive and cont inu ing va lue , a n d will 
therefore benefit br ick m a n u f a c t u r e r s v e r y ma te r i a l ly , by de
m a n d i n g in the nea r fu ture , for development of p lans of t he 
men who a re clear eyed and far seeing,, m u c h l a r g e r quan t i t i e s 
of br ick t h a n h a v e ever been used before, for t he reason t h a t 
a s the p r u d e n t owner s cans the p lans of the best a r ch i t ec t s he 
finds t h a t br icks h a v e come a g a i n to the i r own first place, a s 
t he best and cheapes t bui lding m a t e r i a l for those who build 
for pe rmanence and s t r eng th . 

W I L L I A M K. H A M M O N D , 
P res iden t Associa t ion Br ick M a n u f a c t u r e r s and Agents , New 

York City, December 23. 1907. 

R e c e i p t s of C o m m o u B r i c k . 

The following is t he record of receipts of common br ick in 
th i s m a r k e t from all sources . D u r i n g the first p a r t of t he 
yea r 1906 cargoes were received, while the h igh pr ices p r e 
vailed, from var ious sources, no t r egu la r ly con t r i bu t i ng to 
th i s m a r k e t . 

1881.. . .500,000.000 
]S82....0t"io,oori,noo 
3883 t i .Mi.noii juio 
1884 (;iiii,noii,ii;iO 
1885 Srin,i"i;i,("iiio 
1886 902,U(Hi.(rtiO 

*Estimated. 

1 8 8 7 . . . . 960,O00.0no 
188S . . . . OOii.COn.flflO 
1880 l.COn.uni.ddi i 
190O....l,20U,0LiU,i.;OO 
1901 . . 
1 9 0 2 . . . . 782,000,000 

1 9 0 3 . . . . 708,000.0^0 
19114.... ori.ci.nnii.noo 
inii.""! 1,2:17 imO.iiDd 
l<J0 i ; . . . . l ,274. : i72 m:0 
1!J07.,,*1.000,<IOO,000 

t "fe''' -
ft_. *L- ' i jnrf V 
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The Year in Fireproofing 
By H E N R Y M. KEASBEY 

T H O U G H t h e y caused losses a g g r e g a t i n g .many mill ions of 
dollars, t h e conf lagrat ions a t Ba l t imore and San F ranc i s co 

y e t h a v e this to their credit , t h a t they b rough t abou t widespread 
real izat ion of t he dange r s and the u t t e r folly of cheap, non-fire-
proofing cons t ruc t ion . It is t r u e — a n d d iscouraging—that In 
n u m e r o u s in s t ances the b i t t e r lesson of experience is being dis
regarded , but it is also t rue t h a t t he lesson, genera l ly speaking , 
has been a most va luab le one to the coun t ry a t large. 

H e r e in N e w Tork , a r ch i t ec t s and bu i lde r s a w o k e to the 
necess i ty of safe ty y e a r s ago, before they had to be t a u g h t by the 
mis for tunes of t he o ther cities. T e a r a f te r yea r const ruct ion 
me thods h a v e s h o w n s t eady Improvement . B u t it is not im
possible t h a t t he conflagrat ions of 1905 and 1906 added a still more 
powerful s t imu lus t oward indes t ruc t ib le bui ld ing and b rough t 
abou t i m p r o v e m e n t s t h a t m i g h t o therwise h a v e been omit ted. 

I n respect to ac t iv i ty in the cons t ruc t ion of fireproof bui ldings, 
t h i s las t yea r w a s a most no t ab l e one for N e w Tork . I t is r a r e 
ly possible for a n y one ca lenda r twelvemonth- to claim all of a 
g r e a t s t r u c t u r e , because from the beg inn ing to • complet ion the 
s t r u c t u r e m a y belong to two, or even t h r ee , yea r s . The follow^ 
ing buildings, however , t hough some . of t hem s t a r t e d be 
fore 1907 and some of t hem a re not ye t finished, a r e s t r ik ing 
f ea tu r e s of t he y e a r j u s t ended: • • • 

Singer (addit ion), . 
Ci ty Inves t ing . 
Met ropol i t an Life (addi t ion) . 
Hote l P laza . 
E v e n i n g Pos t . 
Uni ted S ta tes Rea l ty . 
N e w Mills Hote l . 
W e s t Street . 
G e r m a n - A m e r i c a n In s u ran ce . 

T r in i ty (addi t ion) . - -
T r u s t C o m p a n y o f .Amer i ca . 
H u d s o n Companies , . . . . . 
Aptho.rp A p a r t m e n t s . 
No. 1 Wal l S t ree t . . 
Consol idated E x c h a n g e . 
Sel igman. -
Roya l I n s u ran ce . 
Monoli th. 

MADISON AVENUE APARTIVIENT HOUSE. 
Southeast Corner 64th Street. William E. Mowbray, Architect. 

L a w y e r s ' Ti t le I n s u r a n c e , & T r u s t Co.. 

This g roup r ep re sen t a decided a d v a n c e in fireproofing methods . 
No t only In regard , to ma te r i a l s , b u t also in plan,_ most of them 
conform .to. approved s t a n d a r d s . I t is by the cont inued erection 
of such as these t h a t New York will app roach n e a r e r and n e a r e r 
to the ideal condi t ion .of a n indes t ruc t ib le c i ty . 

Talve, for example , t he Singer, since t h a t is the mos t con
spicuous of t hem all. The re is no combust ib le m a t t e r abou t it . 
The exter ior Is br ick. The steel f r ame protect ion, t h e fioors and 
the pa r t i t i ons a re of hollow t e r r a c o t t a blocks on hollow tile, a s 
it is Jinown, so t h a t t he bui lding is cons t ruc ted en t i re ly of steel 
and b u r n t clay. Al toge ther , more t h a n 750,000 s p u a r e feet of 
hollow tile w a s used in the bui lding. T h e e levator shaf t s and 
s t a i r w a y s a re enclosed, to p r e v e n t t h e sp read of fire, feeding 
upon conten ts , which is responsible for loss in so m a n y cases. 

Nex t door,, in the Ci ty I n v e s t i n g Bui lding, 2,000,()00 s q u a r e feet 
of hollow tile will be instal led before the w o r k is done. P r a c t i 
cally every inch of t he 13,000 tons of steel will t hus be pro tec ted 
from corrosion or fire; and the fioors and rooms will be sep
a r a t e d from one a n o t h e r in s u c h a m a n n e r t h a t fire canno t 
sp read even if it b r e a k s out. 

L.eavlng the doma in of office bui ld ings , we find ano the r ex
ample of fireproof cons t ruc t ion in the Apti iorp A p a r t m e n t s , 
erected, by, Wi l l i am Waldor f Astor , a t B r o a d w a y and Seventy-
n in th s t ree t . This r eco rd -b reak ing a p a r t m e n t house, with a 
floor a r e a of near ly ]2 acres,, is a s well protected aga ins t fire a s 
the d o w n t o w n skysc rape r s . I t has_ 109 commodious houses 
unde r i t s roof, and some, one has ca lcu la ted t h a t t he t e r r a co t t a 
par t i t ions , if placed in' line, would s t re tch n ine ty miles. 

So the ins tances of safe cons t ruc t ion , in New' T o r k dur ing 
1907 could be mult ipl ied. . I n office, bui ld ings , churches, t hea t r e s , 
hotels and a p a r t m e n t s a re to be se_en evidences of t h e r ega rd for 
safe ty and pe rmanence . This is not to s a y t h a t perfect fireproof 
cons t ruc t ion is t he only k ind on view—for such is far from t rue 
—^but there is genuine and s u b s t a n t i a l p rogress in the r igh t 
direction. 

The combina t ion of steel and hollow tile, t he tile forming pro
tection for the steel, remains- t he mos t successful from the 
s tandpoin t , of safe ly , p e rman en ce a n d economy. As is well 
known, in excessive h e a t unpro tec ted steel loses i t s bea r ing 
a l reng th . T h e porous t e r r a cot ta . h a v i n g passed t h r o u g h a h e a t 
of some 2,000 degrees during, m a n u f a c t u r e , f o r m s ' a n unb.roiten 
rover for t h e meta l , and being a non-conductor , Ite'eps the steel 
from reach ing a t e m p e r a t u r e t h a t would b r ing about a collapse. 
It has also the a d v a n t a g e of being re la t ively l ight, t hus increas 
ing b u t l i t t le the b u r d e n to be borne by the f rame . 

Tn the las t two yea r s abou t 28,000.000, s q u a r e feet of this fire
proofing p roduc t h a s been used in bui ldings in New Tork , 

Recent ly concrete has come in to considerable prominence a s 
s t r u c t u r a l a s well as a fireproofing ma te r i a l . I n some w a y s it is 
very useful. In Th i r ty - four th s t ree t t he wal ls of, "The Mono
lith'" a r e of concrete , t hough the fioors a re of the concre te -and-
hoUow-tile combina t ion t ype . This, and s imi lar exper iments wi th 
concrete a re be ing observed wi th m u c h Interest by a rch i tec t s and 
con t rac to r s . 
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As a whole, I believe the downtown financial district of New 
Tork presents the best example of fireproof construction found 
anywhere in the world. The fires in both Baltimore and San 
Francisco showed that skyscrapers, of which we have so many 
on lower Manhattan, withstood the heat and flames better 
than any other buildings. Every new one put up in the proper 
way constitutes a new barrier In the path of flre and adds to the 
safety of the city. 

There is a tendency now, too, toward the proper protection of 
homes, a phase of fireproof construction that has received com
paratively little attention in the past. Last year witnessed a 
growth of the idea that the house we sleep in, as well as those 
we work in, should be safe. This calls to mind the suggest ion-
made by Fire Chief Croker, I believe—-that the flre limits of New 
Tork be extended. If this is done, it wilt mean that no more 
frame houses can be built in certain outlying sections of the 
city, notably in Brooklyn. Strenuous objection has been made 
that this would be a blow to building projects. This fear is 
probably unwarranted, because the price of lumber has risen so 
that now it costs little more to build a relatively fireproof dwell
ing than to build the common kind of firetrap. In fact, in the 
long run. the saving of maintenance, repairs and insurance 
would make the fireproof dwelling less expensive, 

I have heard the suggestion that this theory of fire limits be 
applied, in more stringent form, to the financial and business 
districts. For instance, provide that below Fourteenth street 
and between certain north-and-south thoroughfares, every new 
building or addition shall not only have exterior walls of stone 
or brick, but must be of standard fireproof construction through
out. If this policy were followed and later extended. New Tork 
would gradually become a city of unburnable buildings. 

The annual loss from fire in the United States is the wonder of 
European builders and insurance men. Over there the fire loss 
per capita is between 30 and 35 cents, in our country It is nearly 
$2, In the United States, In a normal year we put up $500,000,-
000 worth of buildings in a year, and lose .$200,000,000 worth by 
fire. An expert calculated that $10,000,000 more spent on good 
construction in San Francisco would have reduced the loss $160,-
000,000. 

In the long run, fire protection Is vastly more economical than 
flre extinguishment. In New York we are justly proud of the 
brave and efflcient men in the flre department, hut no one denies 
that it would be much better if we had little need of their ser
vices. Europe's firefighters are far less efflcient than ours, j^et 
Europe's immunity from f̂ re loss is far greater. It is better to 
keep off the small-pox by vaccination than it is to have small
pox and be treated by the best physician in the world. 

Improvement, inevitably, must be slow, but It should also be 
steady, Tn this city definite steps toward a better condition are 
taken even now. A commission appointed in accordance with 
a resolution of the Board of Aldermen, is, engaged in revising 
the city's building code. The members of the commission have 
heard recommendations from architects, engineers, builders and 
insurance men, and undoubtedly the revision will render im
possible the erection of many half-safe structures, such as the 
present code permits. Valuable recommendations to this end 
have been made by the New Tork Board of Fire Underwriters. 

One suggestion is that the requirements for the protection of 
steel beams be made more rigid. As the law is now, for ex
ample, the soffits of beams may be left with a thin covering of 
mefal-lath and plaster. In a serious fire this plaster would crum
ble and the steel would get as hot as if there were no protection 
at all. Here is applicable the maxim, "A chain is as strong as its 
weakest link." I have in mind a downtown office building and 
a mercantile building under construction uptown, both of which 
illustrate this defect. The insurance experts hold that In a 
fireproof building the beams should have a protection on all 
sides at least two inches, but preferably four inches, thick. 

This is only one of the many details that the commission 
must consider. With two disastrous conflagrations still fresh 
in the memory, the commissioners are awake to the ruin which 
Is apt to follow bad construction, and they are equally awake to 
the value of the security which good construction affords. If. 
in other cities, similar efforts are made, we may approach the 
low average per capita flre loss of which European countries 
now boast. 

Architectural Metal Work. 

Shortleaf Pine. 
Shortleaf pine, used extensively for structural, finishing and 

building material. Is found in pure and mixed stands from Staten 
Island, N. T., southward to northern Florida, and southeast to 
the Appalachian States to northeast Texas, over southern 
Missouri and Kentucky and central West Virginia. The densest 
stands of this timber occur in southwest Arkansas and the 
adjacent territories of neighboring States, Northern Arkansas, 
southern Missouri, northeast Mississippi and northern Alabama 
also contain heavy stands. 

Timbers of this species of pine generally contain considerable 
sapwood which decreases their durability when used in exposed 
structures. The presence of sapwood. however, facilitates their 
efficient treatment with creosote and other preservatives, and 
with the development of wood preservation the utilization of 
shortleaf pine for structural timbers will probably increase. 

THE MOST IMPORTANT RECENT IMPROVEMENTS. 

I REALLT cannot add much to the statement I made last 
year on this subject. Architectural metal work is used 

more and more extensively in our large buildings and, in late 
years much attention has been given to the perfection of fire
proof windows and doors. 

Some seven years ago Mr. Geo. E. Post, architect, called my 
attention to the fact that 
something was very much 
needed to make buildings 
fireproof, namely, fireproof 
windows and doors. As !ie 
said, "We shall never have 
a thoroughly fireproof build
ing before we get that, and. 
at present, there is nothing 
in the market fit to use for 
a first-class building." 

The Hecla Iron Works, as 
well as many other con
cerns, has made a particular 
study of this matter with 
the result that now fire
proof doors and windows 
are being introduced in many 
of our first-class buildings, 
and should be more so. If 
each main door, from the 
hall to an apartment, or 

to rooms in a hotel or to the offices in an office building, were 
made fireproof, then a fire could not spread from the place 
wherein it started, and tiiere would never be a large fire in a 
building where those two protections were installed: first, to 
make the main doors fireproof; and, second, to have fireproof 
windows where they are exposed to damage frora fire in neigh
boring buildings. If the sashes are made of metal, glazed with 
either electro-glazing or wire glass, both of which have been 
proven "by tests to be excellent fire-resistants, they will be found 
to be even better than shutters, because they will always 
be in working order, whereas shutters are oftentimes left open, 
and therefore are not in place when needed. 

This is about the most important progress made in the late 
years in regard to architectural metal work for buildings. I 
would again call attention to what I wrote last year: that is. 
that in the matter of architectural metal work, especially of 
the finer grades, it Is not always to the advantage to give the 
contract to the lowest bidder. An ordinary builder, if he gets 
estimates, is likely to do this, and it Tvould be well, therefore, 
if the bids for this class of work were submitted direct to the 
architect, or to the general contractor, and tlien let the owner, 
the architect and the general contractor decide where it would 
be to the best advantage to place the contract; and, as that 
seems to be fair all around, I do not see any objections to 
doing it, 

N, POULSON, 

N, POULSON, 

The Bluestone Trade. 

T HE North River bluestone business during the season just 
closed has been fair up to this writing, with the whole

sale portion of the trade particularly. They have in most 
instances been able to dispose of all sizes, especially the fiag-
stone, for •n^hich the demand has been fully equal to the pro

duction at prices same as 
last year, and at times 
slightly in advance of 
last year's prices for 
this kind of stone. In 
other sizes, both for 
building and street work, 
prices having been prac
tically the same as last 
year. Tha volume of 
business in Greater New 
Tork has not been up to 
the past two years, but 
the demand outside has 
kept up the business. 
Tlie let up in the greater 
city, both in private and 
municipal work, has been 
caused by the financial 
situation. 

North River flag, curb, 

C. C. BULL. ^ '"- k«ep in favor on 
account of their dura

bility, as by ordinary wear they are practically indestructible, 
and may be relaid again and again, whenever they get out of 
place by frost or other causes; and a walk kept as good as 
new. or If taken up, can be used for other purposes, or sold 
for use elsewhere, which is not so of other material. Within 
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METROPOLITAN LIFE INS. CO. BLDG. N. L E B R U N 4. SONS, ARCHITECTS 

FORTY-FOUR OTIS HYDRAULIC ELEVATORS IN 
THE MAIN BUILDING. AND IN THE TOWER SIX 

O T I S T R A C T I O N E L E V A T O R S 
MAKING ONE CONTINUOUS RUN FROM THE 

STREET TO THE 46TH FLOOR 

NO CONTRACT TOO LARGE TO BE HANDLED SUCCESSFULLY 
NONE TOO SMALL TO CLAIM OUR ATTENTION 

WE FURNISH ALL TYPES OF ELEVATORS AND DUMBWAITERS 

OTIS ELEVATOR COMPANY 
17 BATTERY PLACE PHONE 700 RECTOR 

J 
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The beauty of the" finished wall will be greatly enhanced- if 
a certain measure of "texture" exists in the brick themselves. 
A brick with a smooth polished surface refiecting the light 
gives a disagreeable sheen to the wall, while a brick that is 
slightly rough and irregular absorbs the light and produces a 
certain depth of color exactly as the weave and irregularity 
of the threads produce the depth and richness of a beautiful 
fabric or tapestry. It is true that smooth light colored brick 
are useful in the narrow streets of our cities, because of their 
light-reflecting qualities, but their use is largely utilitarian 
rather than artistic. 

The year just closed has probably seen a greater development 
in the use of a r t i s t i c brickwork than any preceding year. 
The so-called Harvard brick construction, considered so radical 
when first used, has not only become a standard of excellence 
in the East, but has rapidly spread to the West and South, 
and the products of the New Hampshire waterstruck brick 
yards are finding their way into nearly every city in the Union, 
while innumerable yards through the Middle States are now 
producing red shale stretchers and dark headers for use in 
most beautiful Harvard brick construction. 

A number of manufacturers are giving special attention to 
the matter of life in brickwork, and have produced brick 
which in the hands of skilful architects have given the most 
beautiful results. Among these may be mentioned the Brook
lyn Academy of Music, Herts & Tallant, Arclntects, constructed 
of Sayre & Fisher's white rough textured Norman brick, with 
trimmings of polychrome terra cotta in rich harmonious shades. 
A more beautiful example of life in brickwork can hardly be 

A LL those intimately connected with the building industry, imagined. The new office building of the Bush Terminal Com-
J \ . and in -eneral all careful observers of the architecture pany, at 100 Broad street, constructed of the dark rich red 
of the American city, are familiar with the fact that there "Devonshire" stretchers with "Gun Metal" headers, and the new 
is a certain amount of "fashion" in the face brick which are Public Bath on Elton avenue, in the Bronx, of "Caledonian-
being used for exterior construction, and that this "fashion" brick, in dark red. copper and blue colors, are both examples of 
changes to a considerable extent from year to year. Buildings the beautiful soft effects which may be produced by brick with 
being erected today with facades of stone or suburban construe- an extremely rough texture, while one is reminded of a piece 

. , . . . _ i^j j.j^jj ^ j ^ ivory by a distant view of the walls of rough tex
tured "West Point" brick in gray and light brown, beautifully 
blended together in the new Carnegie Library at Brownsville, 
Lord & Hewlett, architects, and in the Hodson residence, Dav
idson avenue. Brtyix, Mann & MacNellle, architects. 

That this country is rapidly undergoing a marked change in 
sentiment in the matter of face brickwork is evidenced by 
the fact that ten years ago such brick as are now being used 
for the most artistic fronts T\'ould have promptly been relegated 
by the general public to the rough brick wall as suitable ordy 
for "backing up." 

The past year has also seen a considerable change in the 
more standard class of face brick. The smooth, well finished 

the past two weeks I have seen stones which had been in use 
in the city streets for over forty years, being broken up to 
be worked over for new construction, and they were as fine 
as when first quarried. This applies to all North River blue-
stone, it being a hard stone. No matter what had been its 
use, when it has served out its usefulness in one place it can 
be made use of elsewhere. 

The relations between the employers and the workmen have 
been very satisfactory. The unions seem to have more fully 
comprehended that their interest and those of their employers 
are so closely related that it is for their best interest to try 
and work amicably together, thereby furthering the best in
terests of both. The business outlook for the coming season 
is too darkened by the financial cloud at present to discern 
what is In store for the coming year. We have every reason, 
however, to expect a normal year if financial matters get back 
to normal in time. 

There is no accumulation of stock, and on account of present 
financial conditions there will not be quite so much stone quar
ried as usual during the winter. For which reasons, we be
lieve with anything like normal amount of business, prices 
will rule about the same the coming season as during the past 
season Especially as prices are as low at present as warranted 
or can be expected with present wage schedule. The fact bemg 
prices are now below what should be with present cost^ of 
production. C. C. BULL. 

The Fashion in Front Brick. 

tion of wood, look much the same as those erected ten years ago 
while brick architecture, in this country at least, has changed 
radically within that period. 

Ten or fifteen years ago the finest fronts were constructed 
of red pressed brick, carefully gauged to size, shaded to one 
even color, laid In running bond with as narrow a mortar jomt 
as possible usually of a red color to match the brick, the Idea 
apparently being to secure a surface so uniform as to give the 
effect of a painted and ruled wall. With the discovery of 
clays which would burn brown, old gold, buff, gray and other 
light colors, and the rapid development of satisfactory brick 
from these materials, one color after another has sprung into 
favor at the partial expense of its predecessors, so that the 
prospective builder may now choose from nearly every color j . ^ ^ , . ^ ^ ^ ^ ^ buff brick, which was so popular in the city two or 
in the chromatic scale with the possible exception of blue and ^̂ ^̂ ^̂  ^^^^^ ^^^^ ^^^ ^^^^ almost entirely abandoned, except 
green, and even these colors may be obtained by the use ol ^^^ ^^^ interior lining of such buildings as power houses, and 
glazed or semi-glazed surfaces. j ^ ^ place seems to have been largely taken by grays and reds. 

Simultaneously with the departure from an even smooth red ^^^ cream white or gray impervious brick still holds its own 
color, rapid developments have taken place in the matter of ^̂ ,̂ downtown buildings where the streets are narrow and light 
the thickness, color and texture of the mortar joint, and in ,.gflg .̂|-ing qualities are desired and cannot be surpassed for 
t!ie style of bonding the face brick to the backing up wall, so 
that the construction of a brick facade today is a highly 
artistic proposition, capable of the best results only in the 
hands of a skilful architect. 

It is true tha t many builders and owners still prefer the 
"painted effect" because they have not yet awakened to the 
beauty of artistic brickwork: this is particularly true of the 
speculative operator, although even in this field a change of 
sentiment has already taken place and is rapidly spreading; 
the general public also is gradually coming to an appreciation 
of the fact, long understood by the best architects of our coun
try, that a brick wall to be interesting should have "life" and 
"texture," which can best be obtained by the use of bricW 
varying considerably in color, laid with a wide mortar joint 
and preferably with header brick forming a true bond Into the 
main wall, the whole being a frank expression of true brick
work. 

There is no stronger proof that bricks possess artistic merit 
to a higher degree than most other exterior building materials 
than the rapid change in "fashion" that has taken 
place from year to year, and the great number of colors and 
textures which exist to-day, and the almost infinite variety of 
effects which may be produced therewith. 

The dull monotonous front of bygone days was distinctly an
tagonistic to all nature and art, both of which abhor monotony 
and demand "life" as an essential element of beauty. The 
mountain forest with its varying shades of foliage, the sparkle 
of the meadow with its brilliant flowers and background of green, 
the ever-changing colors of the ocean, and the magnificent colors 
of sunset, never twice alike, are but a few illustrations of life In 
nature. The beautiful blending of colors is essential to the life of 
the artist 's picture, and the symphony of beautiful tones, with 
the infinite variety of light and shade of the different instru
ments, produce the subtle charm of music. 

If a brick wall, to be beautiful, must therefore have this all 
essential element of "life." a variety of shades must be blended 
together and the general tone must be selected with reference 
to-itS--surraujidinss_and_the__chaEacter .of the building in ques
tion. 

work of this character. 
A demand seems to have arisen, however, for a brick which 

shall be still lighter in color, and if possible with a vitrified 
surface, and which shall be free from the somewhat unpleas
ant sheen of the regular enameled brick. This requirement 
is well met by the so-called "semi-glazed" brick, an excellent 
example of which may be seen in the City Investing Building, 
Broadway and Cortlandt street, now nearing completion. 

Some two or three years ago the manufacturer was told that 
he had better prepare to close down his factory, as a new] 
article had been invented, which was going to supersede the 
burned clay product, namely, the "sand-lime" brick. The pro-
motors of this form of building material claimed that they 
could not only make a superior quality of brick of sand and 
lime in any desired color and at only a fraction of the cost 
of burned clay, but that they could make brick today which 
could be laid in the building tomorrow, the process, of manu
facture requiring only twenty-four hours' time. The claims of 
these promoters has, however, proved something of a boomerang, 
for the burned clay brick factories are still doing business,, 
while the four or five sand-lime plants which were started in 
the vicinity of New Tork have either closed their doors or 
turned their products Into other channels. The sand-lime 
brick has proved a total failure in this market, and so far as 
can be learned it is rapidly going out of use in other parts of 
the country. I t is true that the sand-lime process makes a 
brick of reasonable strength, and so far as laboratory tests 
go, one which gives promise of reasonable permanence, but 
the colors produced are wholly uninviting to an artistic tem
perament, and the cost of such brick has been found to be so 
near that of the burned clay brick that there is no incentive for 
an investor to take the risk which accompanies the use of a 
wholly untried material. The burned clay brick has stood the test 
of many centuries, in fact, the eldest records of man are found 
to-day inscribed upon tablets of burned clay. When this as
surance of permanence is coupled with most artistic colors, 
texture and general effect in the wall, it is easily understood 
why the sand-lime brick was doomed to failure. 
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The P o r t l a n d Cement m a n u f a c t u r e r a n d his assoc ia tes have 
car r ied on a most vigorous campa ign dur ing the las t t w o or 
th ree years to convince the public t h a t the bes t ma te r i a l for 
the cons t ruc t ion of bui ldings is reinforced concre te ; t h a t a 
building cons t ruc ted of this ma te r i a l is not only more n e a r l y 
fireproof than one erected of bu rned clay, b u t t h a t it is cheaper 
and be t t e r genera l ly , and they have so far convinced ce r ta in 
inves tors a s to secure the cons t ruc t ion of a large n u m b e r of 
bui ldings of var ious cha rac te r , inc luding a n u m b e r of office 
bui ldings In t h i s city. 

Whi le there a r e undoub ted a d v a n t a g e s in the use of r e 
inforced concrete for some classes of bui ldings, the genera l 
public is far from convinced a t t he p resen t t ime t h a t it is 
cheaper or more fireproof t h a n a burned c lay building. As 
to the a r t i s t i c side of t he proposit ion there can be no pos
sible quest ion t h a t burned clay, wi th i ts a lmos t infinite 
va r i e ty of color and t ex tu re , and wi th the r e m a r k a b l e resu l t s 
which c a n be ob ta ined by a wide select ion of bonding and 
m o r t a r joint , possesses far more a r t i s t i c mer i t t h a n the mono t 
onous g r a y which is ob ta ined w i t h concrete cons t ruc t ion . The 
m a r k e t will undoubted ly se t t le down to a l imited use of r e 
inforced concrete for s u p e r s t r u c t u r e s w h e r e condit ions a re fa
vorable to t h a t class of const ruct ion , bu t t he face br ick m a n u 
fac tu re r need have no fear t h a t t he use of his p roduc t s will be 
ser iously cur ta i led thereby. 

I n volume t h e face br ick business has seen a ser ious cu r 
t a i l m e n t in the y e a r j u s t closed, owing to the s t a g n a t i o n of 
bui ld ing opera t ions . Specula t ive work in M a n h a t t a n and the 
Bronx has been p rac t i ca l ly a t a s t ands t i l l d u r i n g t h e ent i re 
year , a l though cer ta in sect ions of Brooklyn h a v e seen a con
s iderable a m o u n t of bui lding in the form of smal l houses, 
a g g r e g a t i n g a l a rge q u a n t i t y of brick. 

The preva i l ing colors used in specula t ive bui ld ing opera t ions 
in M a n h a t t a n and the Bronx h a v e been H a r v a r d br ick a n d 
g r a y s wi th a fa i r p ropor t ion of iron spots , 'whi le Brooklyn 
has consumed a l a rge r propor t ion of iron spots , a lso g rays , 
repressed red sha le and a few buffs. H a r v a r d br ick h a v e not 
come in to genera l use in specu la t ive work In Brooklyn , a l 
t hough in M a n h a t t a n they h a v e been largely used. There is 
a n indicat ion, however , t h a t t he i r use will ex tend to Brooklyn 
d u r i n g the coming year . 

P r ices h a v e been ma in t a ined a t a fair ly uni form figure, 
n o t w i t h s t a n d i n g the g r e a t d iminu t ion in bus iness . I t is t r u e 
t h a t one concern, new in the field, h a s seen fit to soil Its 
p roduc t far below the m a r k e t pr ice, and to extend e x t r a o r d i n 
a r y t e r m s of credit , bu t o the r t h a n th i s t he face br ick dealers 
h a v e evident ly concluded t h a t no new bus iness would be 
c rea ted by a ser ious cu t in price, and t h a t it w a s m u c h be t 
t e r to a sk a fa i r profit, cons is tent w i t h good service and a 
sa t i s fac to ry produc t . 

Consider ing the condit ion of t he m o n e y maj 'ket, and the 
g r e a t difiiculty of secur ing cash wi th which to conduct bus i 
ness , t he r e h a v e been r e m a r k a b l y few fai lures a m o n g bui ld
ing ope ra to r s ; m a n y h a v e deemed it Tviser to s h u t down the 
w o r k ent i re ly and wa i t for b e t t e r t imes , r a t h e r t h a n to t a k e 
any r isk 'of not be ing able to meet the i r obl igat ions , and v e r y 
few^ ope ra to r s h a v e u n d e r t a k e n a n y new w o r k wi thou t seeing 
the money definitely in s igh t ; a s a resu l t they h a v e not been 
obliged to a sk for a b n o r m a l credi t . 

I t Is needless to hero discuss t h e genera l condit ion of the 
bui ld ing bus iness a s o the r w r i t e r s will undoub ted ly cover this 
subjec t more thorough ly . Bus iness is dead a t t he p resen t 
t ime, b u t when i t a w a k e n s every face br ick m a n is justified in 
a n t i c i p a t i n g a fine bus iness , as his p roduc t s h a v e come un 
sca thed t h r o u g h the severes t t e s t s of t ime and more recent ly 
t h r o u g h compet i t ion wi th new and promis ing r iva ls a n d s t a n d 
t o d a y w i thou t a peer a s the cheapes t , mos t du rab l e and mos t 
a r t i s t ic ma te r i a l for ex ter ior bui lding cons t ruc t ion , 

J. P A R K E R B. F I S K E . 
(Vice-Pres ident F I ske & Company, Inc.) 

Gypsum Products. 
AN ac t ive d e m a n d for g y p s u m produc t s w a s the general -

condit ion t h r o u g h o u t the count ry , b u t here In N e w T o r k 
t r ade In p las te r of va r ious k inds followed the flag of p lans 
filed. On the whole, p las te r h a s had a be t t e r yea r t h a n some 
other m a s o n ' s ma te r i a l s because of i ts wider requ i rement , In 
subu rban cons t ruc t ion a s well a s c i ty work—frame co t t ages or 
fireproof skysc rape r s . In 1906 the g y p s u m product ion of t he 
Uni ted S ta tes a m o u n t e d to 1,540.585 shor t tons , va lued a t $1 , -
147,120, which in q u a n t i t y w a s more t h a n 47 per cent. , a n d 
in va lue of nea r ly 40 per cent, , a s compared wi th t h a t of 1905. 
The largely increased product ion, which su rpas se s by far t h a t 
of a n y previous year , is accounted for p a r t l y by the rapid in
crease in new producers , t he to ta l n u m b e r of w h o m a t t he 
close of 1906 a m o u n t e d to 74. a s a g a i n s t 46 in 1905, a ga in of 
61 per cent . Since few of these , however , opera ted the whole 
year , they can not be credi ted wi th a p ropor t iona te s h a r e of 
the Increase in product ion . As to re la t ive r a n k a m o n g t h e 
S ta tes p roduc ing gypsum. Michigan still holds first place. N e w 
York rega ins second place, wi th Iowa a close th i rd . 

The bulii of t he g y p s u m produced in the Uni ted S ta tes a s well 
as in foreign count r ies is m a n u f a c t u r e d in to the va r ious 
plas ters , such as p l a s t e r of Pa r i s , s tucco, cemen t p las ter , floor-

T h e N e w Y o r k L u m b e r M a r k e t . 

T H E condit ion of t he l umber m a r k e t in this c i ty a t present} 
is weak. This ^vas to have been expected, owing to the; 

g rea t falling off In bui lding as compared wi th the t w o previous 
years . This condit ion will only be t empora ry , however. The ' 

fact t h a t p rac t i ca l ly all t h a 
s t a n d i n g t imbe r in the coun-.' 
t r y is now held by pr iva te l 
owners m a k e s it impossible; 
t h a t pr ices could remain low' 
for a n y length of t ime. '• 

In C a n a d a and in Maine: 
and New T o r k S t a t e the: 
pape r pulp indus t r ies have; 
acquired ail the s t and ing ' 
sp ruce not previous ly held 
by lumber In teres ts . The 
yellow pine holdings in the . 
South a re now all in the i 
hands of people who h a v e ' 
bought e i ther to m a n u f a c 
ture or to sell on specu la 
tion. The g r e a t fores ts of 
California, Oregon a n d 
W a s h i n g t o n a re prac t ica l ly 
held in the s a m e way . T h e 

ha rdwoods and poplar of "West Virginia , K e n t u c k y and T e n n 
essee a re owned by m a n u f a c t u r e r s and a re be ing rap id ly de
pleted. 

The p resen t condi t ions in the bui lding t r a d e s h a v e lowered the 
prices for the m o m e n t for t he s tock in sight, b u t mills a r e be
ing s h u t down eve rywhere in order to reduce the ou tpu t , as 
m a n u f a c t u r e r s know t h a t if th in s tock will not b r ing sa t i s fac 
tory r e t u r n s to -day It will t ake b u t a shor t t ime w i t h a s h o r t 
ened o u t p u t to b r ing the m a r k e t in to a h e a l t h y condit ion. W e 
m a y , therefore, expect to see the presen t low prices prevai l 
not longer t h a n in to n ex t season, vihen a firm condit ion m u s t 
a g a i n prevai l . A t the presen t wr i t i ng the only s tock t h a t is be 
ing quoted low Is m a t e r i a l used for cons t ruc t ion purposes. 
P ine , pop la r and all ha rdwoods r e m a i n i n g firm. 

J O H N F . S T E V E S . 

J O H N F . S T E V E S . 

ing p las ter , hard-f in ish p las te r , etc, A s t eady Increas ing q u a n 
t i ty is be ing used as a r e t a r d e r in P o r t l a n d cement . The pure 
wh i t e mass ive form, k n o w n as a l abas t e r , is m u c h used by 
scu lp to rs for Inter ior o r n a m e n t a t i o n . 

Along wi th the progress in o the r lines of i ndus t ry in recent 
years , p l a s t e r has had i ts sha re . T h e a d v a n t a g e s in favor of 
ha rd wall p las te r and wood fiber p las te r a r e numerous . E a c h 
is l ight in weight , flexible and a non-conduc to r of sound. The 
m a n u f a c t u r e ot bo th wood fiber and ha rd wall p las te r s is In i t 
self a r a t h e r s imple operaitlon, s ays a n a u t h o r i t y , b u t t he r e 
a re ce r ta in th ings t h a t e n t e r into the composit ion t h a t t he 
un in i t i a t ed a r e not pe rmi t t ed to know. 

In making wood fltier plaster, the gypsum is first ground in a 
piaster mill, an operation that pulverizes it to an impaipaple pow
der. To this is then added the wood fiber, and a retarder, the lat ter 
a composition of certain chemicals, plaster of paris, etc., the for
mula of which no manufacturer is willing to divulge, as this is his 
secret that carries the charm of his industry. 

When these above ingredients are properly proportioned they are 
put into a plaster mixer, and by this machine thoroughly mixed 
and ready for use. It is generally put in bags of 100 pounds each,-
and can be applied at once simply by the addition of sufficient wa--
ter to make it work smoothly. 

T h e g y p s u m which is impor ted into the Uni ted S t a t e s comes., 
except a few hundred tons a n n u a l l y from P r a n c e and the 
Uni ted Kingdom, a lmos t wholly from N o v a Scot ia and New' 
Brunswick , and en te r s the por t s of N e w E n g l a n d and nor thern] 
A t l an t i c S ta t e s , over one-half en te r ing the por t of New York-i 
T h e following table, based upon repor t s of t he Bureau of Sta-i 
t is t ics of the D e p a r t m e n t of Commerce a n d Labor , shows the! 
Impor ts for t he c a l e n d a r yea r s from 1902 to 1908, Inclusive: ; 

GYPSUM (SHORT TONS) IMPORTED AND ENTERED FOR CON-' 
SUMPTION IN THE UNITED STATES, 1902-1906. 

Value of ; 
manufac- ; 

tured 
Ground or calcined. Unground. plaster of Total 

Year. Quantity. Value. Quantity. Value. paris. value 
1902 3,647 $23,225 305,367 $284,942 $.52,533 $360,700 
1903 3,526 22,784 265,958 301.379 54,434 378 597 
1904 3,278 11,276 204.23S 321,306 23,819 356 401 
1905 3,889 20,SS3 399.230 402,328 22 948 446 152 
1906 3,587 22.821 436,999 464.725 23,183 508,729 

DISPOSITION OF GYPSUM IN THE UNITED STATES IN 1906, BY 
USES. 

Sold crude: 
For Portland cement 
For plaster material 
As land plaster 
For other purposes 

Sold calcined: 
As plaster of Paris , wall plaster, etc 880,538 3,142,0nS 
For Port land cement, and other purposes . . t i9,OI3 78,040 

Quantity. Value. 
Short tons. 

16.'̂ .;-"!26 .'?4niUlH9 
r.^.xr,3 Mri.45S 
62,281 1.16,652 
*5,200 21,058 

Total . 

' Including paint material . 

1.149,251 .?3.S37,97^ 

tincluding deutal plaster. 
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WEST STREET BUILDING. NEW YORK CITY. 
Caas Gilbert* Archi tec t . 

OVER 60 per cent, of the lime used in New York City, during the 
past year has been Rockland-Rockport, ^nd to-day in the building 
material trade Rockland-Rockport Lime is considered the Standard. 

This reputation has been won by the quality of lime produced, which, for 
over a century, has given satisfaction. 

The quarries are the best in the United States, the manufacturing being 
carried on by modern methods, backed by ample capital ($4,000,000), and 
to-day the equipment is such that the Company handles its own product 
from the quarries to the consumer. Not only has Rockland-Rockport Lime 
been used on some of the finest buildings, where quality and material was 
necessary, but on thousands of apartments and tenement houses, where 
economy counted. 

Used on the Hotel Plaza, West Street and U. S. Express Buildings, U. S. 
Custom House, Police Headquarters, Astor Apartments, etC; 

Rockland-Rockport Lime Company 
Fuller Building, New York 

Telephone 6697 Gramercy 

Meserole St. & Morgan Ave. Greenpoint Ave,& Newtown Creek 
Brooklyn, N. Y. Brooklyn, N. Y. 

Telephone 1295 Williamsburgh Telephone 207 Greenpoint 

Manufacturers of the lime of quality—established over a century 
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Rockland-Rockport LIME 

H O T E L PLAZA, NEW YORK CITY. H, J. Hardenbergh . Arch i tec t 

VERY barrel of Rockland-Rockport Lime used means a saving of 
material and labor and better work accomplished. 
For the Mason: Greater sand capacity, producing a richer mortar with 

better spreading and bonding propeities, more bricks laid. 
For the Plasterer: A scratch and brown mortar of great richness with immense 
sand capacity, working smoothly and easily, with great spreading -qualities. 
A strong, hard, durable wall. 
For Finishing: Doesn't shrink in stiffening, less plaster and troweling, thus 
reducing the danger of fire cracking. A strong, hard, white finish that is 
without a blemish. 
Pound for pound, Rockland-Rockport Lime will do more and better work 
than any other lime. Rockland-Rockport Lime is the most economical 
factor in the building trade. Sold by the best material dealers in the follow
ing guaranteed sizes: Common, 220 and 320 pounds per barrel. Blue Label. 
Finishing, 200 and 350 pounds per barrel. Red label. 
Rockland-Rockport quality plus quantity equals economy. 

Rockland-Rockport Lime Company 
Fuller Building^ New York 

Telephone 6697 Gramercy 

Meserole St. & Morgan Ave. 
Brooklyn, N. Y. 

Greenpoint Ave.& Newtown Creek 
Brooklyn, N. Y. 

Telephone 1295 Williamsburgh Telephone 207 Greenpoint 

Manufacturers of the lime of quality—established over a century 
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Largest Apartment House of the Year. 
(With Illustrations,) 

THE HENDRIK HUDSON, the largest apartment house 
planned during the last year, was designed to meet the 

very popular demand for apartments ranging in price from 
$1,500 to $3,000. It is cleverly arranged in apartments of 

i seven, eight and nine rooms, 
with two and three baths 
in each apartment. 

The great feature of this 
house, aside from Its archi
tectural beauty, is the light 
and air given to the bed
rooms. In many cases in 
this building the bedrooms 
are given a decided prefer
ence in location over the 
parlor and dining room in 
the same suite. The archi
tects have been able to con
vince the owners that this 
sCL-mingly rash move in an 
apartment building was the 
right one, and the result has 
b9riie them out. 

The house is planned with 
a system of exterior courts, 

and all of Ihe 332 apartments enjoy a street view. The living 
rooms in all cases are grouped around the foyer, and in no case 
is it necessary to pass a bedroom to enter a parlor or dining-
room, a very important point. 

The woodwork in all bedrooms except the servants' quar
ters is white enameled, with mahogany doors and glass knobs. 
The corridors are very wide and well lighted, and there is a 
separate entrance to each kitchen from the main corridor. 
Floors of the corridors are in large Welch-quarry tile and 
the side walls in imitation caen-stone, giving a very fireproof 
and substantial appearance as well as a very sanitary result. 

I The facade in scheme is that of an Italian villa. The mate
rials which are limestone, brick and terra ootta, are remark-

lable for a harmony of color and scheme. The terra cotta 
iis matched to the brick instead of the stone, and is topped with 
I a broad Spanish tile root, supported by bronze brackets which 
: have a very pleasing bearing on the color scheme. The brick 
work is of Roman shape, laid up in Flemish bond with full 
half-inch joints, and raked out a full half inch, forming a 

• brick mass with a very pleasing texture. 

I The house is uniquely situated, being at the top of a series 
iof terraces, absolutely commanding the best view of the beau-

i 

WILLIAM L. ROUSE, 

tiful Hudson River and Riverside Drive, The Riverside por
tion of the building was opened on October 1, with 68 apart
ments rented out of a total of 72, the Broadway wing being in 
the course of construction now. The building is owned by 
the Hendrik Hudson Co., companion company to the Johnson-

OEO. F. JOHNSON, Jr.. Ti'e.isurcr Hendrik Hudson Co. 

Kahn Co., owners of the Chatsworth apartment house, 72d 
street and Riverside Drive, The president is George F, John
son, Sr,; vice-president, Leopold Kahn; treasurer, George P. 
Johnson, Jr.; secretary, Aleck Kahn. It is the purpose of this 

ALECK KAHN, Secretary Hendrik Hudson Co. 

combination to build and operate a line of these very large 
and very high-class apartment houses^ The architects of the 
building are Rouse & Sloan, now William L. Rouse, 

RIVERSIDE DRIVE VIEW, "HENDRIK HUDSON" APARTMENT HOUSE. 
Riverside Drive and 110th St. 

Hendrik Hudson Co., Owner. 
William L. Rouse, Architect. 
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THE SKYLINE OP 1907. 

• A D D I T I O N TO T H E ' ' H E N D R I K H U D S O N " A P A R T M E N T HOUSE, 
Northwest corner Broadway and 110th St. 

H e n d r i k H u d s o n Co., Owner. 
William L. Rouse, Architect, 
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The Largest Buildings of the Year. 
(With Illustrations.) 

A NT comprehensive study of the statistics of buildings in 
the past twelve months will show that the city is com

mitted to "big" buildings more than ever before in its history. 
The City Investing Company's edifice will be ready for 
occupancy by May 1, 1908. It will be the largest single 
office building in the world, a 33-story skyscraper, pro
viding 12 acres of rentable space. The Hudson Companies 
Terminal buildings will have a greater combined capacity, 
but as these twin structures above ground are entirely separate 
from the street level to the roof it is hardly fair to compare 
them with the City Investing Building, Along Cortlandt street 
the Investing building fronts 209.114 ft., and 105.6i^ ft. on Church 
street, with a Broadway outlet of 37,G>^ ft. It will contain 
n.lion.ndO cubic feet, 500,000 square feet of floor space, and 

punched in metal, 4,410,000. Weight of metal punched out 
and thrown away, 185 tons, or 370,000 lbs. Area of the draw
ings showing the steel work, 8,000 sq. ft. of tracings, from which 
there was made 26,000 sq. ft, or two acres of blue prints. 
About 9,122,010 bricks have been used. This total number of 
bricks is made up of the following quantities; Common brick, 
7,800,000; face brick, 675,550; glazed face brick, 646,461. These 
bricks, laid end to end, with light joints, would reach a distance 
of 1,151 miles, equivalent to a distance of 150 miles greater than 
from New Tork to Chicago, There have been used 15,780 barrels 
of cement, This does not include the cement used in the founda
tion. About 353,242 bags of cement mortar have been used in 
the brick work, outside of cement quantities given above. 

There will be approximately 2,597,675 sq. ft, of plaster in the 
building. Th« weight of this piaster is 5,750 tons. There are 
34,000 ft. of corner beads; 14,839 running feet of cornice. This 
plastering, if spread out, would cover the area bounded by 

WM tEBTmilnrti r^'lMWm^ 
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Cortlandt Street and Broadway, 
CITY INVESTING BUILDING, 

Hedden Const. Co., Builder, Francis H. Kimball, Architect. 

represent an outlay of •?10,000,000. Massive in size and impos
ing in design, the new structure is a notable departure from 
the usual style of skyscraper. The architectural treatment 
leaves a deep recess in the face of the building, thus separating 
it into two wings, each of which rises to a height of 2G stories. 
The main structure, 33 stories high, with its ornate gables, 
will be a picturesque ornament to the skyline. The feature 
of the interior will be an arcade extending 315 feet, the whole 
length of the building. The arcade will be 32 feet wide and, 
40 feet high, with a vaulted ceiling elaborately designed in 
frescoes. At each end will be arched passages leading to the 
21 elevators required to handle the 10,000 tenants who can be 
accommodated in the building. 

MATERIAL USED IN THE CITY INVESTING BUILDING. 

The weight of steel will be 13,500 tons, or 27,000,000 lbs, A 
rod one inch in diameter made of this steel would be 10,000.000 
feet long, or about 2,000 miles long. The heaviest pieces han
dled through the streets were nine grillage girders 8 ft. x 1 ft, 
6 in. X 40 ft., each weighing 25 tons or 50,000 lbs. The longest 
piece 'handled was 45 ft, long. Thirty thousand galvanized 
anchors made of six miles of iron strap were used in the stone
work. Number of rivets driven in the shop, 1,220,000; number 
"f rivets driven at the building, 250,000, Number of holes 

59th st on the south. Central Park West on the east, 7Sth st 
on the north and Columbus av on the west; or it would plaster 
Broadway from curb to curb from the Battery to 125th st. 
There are 3,000 tons of terra cotta in the building. Three 
thousand tons would equal 750 two-horse truck loads, at four 
tons each, and placed end to end would reach from the City 
Hall up Broadway to Times Square, It contains 50% more 
architectural terra cotta than the Waldorf-Astoria hotel. 

The heating wili require a total number of 2,200 radiators. 
There will be 25,000 electric lights, 100 miles of electric wire, 
22 miles of conduit, SO tons of copper, 17 miles of piping varying 
from 14 in, to 24 ins. in diameter, 10 miles telephone conduit. 
The water supply is taken from the city mains in Church and 
Cortlandt sts and runs through the filters which have a capacity 
of 864,000 gallons a day. Prom the filters the water is led to a 
10,000-galIon suction tank. There are three pumps for the 
plumbing system alone with a combined capacity of 4,320.000 
gallons per day, enough to supply a city of 40,000 inhabitants. 

The building has a greater number of elevators than any 
other one building in the United States, probably in the world. 
Seven of these elevators run as high as the 9th story; 7 run to 
the 17th story, and 7 run to the 2Gth story. For access to tlie 
highest tower portifin of the building, two electric elevators run 
from the 26th to the 31st stories. This great "battery" of 
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elevators equals the astonishing total of 389 single fronts, or 
openings, or equivalent to two elevators in a building 195 
stories high. 

The stairs include two continuous runs, from the basement up 
to the 26th floor, and separate stairs from the 26th floor to the 
32d floor, a total of 60 flights. 

There are approximately 1,870,000 sq. ft. of hollow tile fire
proofing in the building, approximately 22,000 tons, making 
5,000 truck loads, which, if all loaded at once would extend 29 
miles, or from the above building to Haverstraw, N. Y. There 
are 110 barge loads, which would require a tow of over two 
miles long. It took 22,000 cubic yards of clay to manufacture 
this material, which would make a hole in the clay bank of 25 
ft. deep, 150 ft. long and 150 ft. wide. Each block is handled 
approximately 26 times from clay bank to installation in the 
building, or the equivalent of one man handling one block 
52,000,000 times. 

If one man worked continuously on the marble work he 
could finish the work in 479 years. The marble wall lining 

city blocks. The amount of concrete in the floor arches alone 
will be 1,100,000 cu. ft., enough to pave Broadway from curb 
to curb one foot thick from the Battery to 42d st. There will 
be over half a million sq. yds', of plastering, sixteen miles of 
plumbing, twenty-nine miles of steam pipe, fifty-six lineal miles 
of wood base, sixty-five miles of picture moulding, ninety-flve 
miles of conduits and more than one hundred and thirteen 
miles of wiring, or more than enough to maintain a special 
telegraph line between New York and Philadelphia.' The light
ing of the building will require 30,000 incandescent lamps, 
attached to 13.000 flxtures, and the 30 elevators will altogether 
travel 10,608 lineal feet from floor to roof, so that if they all 
made a complete round trip at the same time the total distance 
traveled would be more than four miles. The 39 elevators will 
be operated electrically. Twenty-two will be express cars, 
rising without a stop to the l l t h floor. The remaining 17 will 
be local cars, stopping at every floor up to the l l t h . These 39 
elevators are expected to handle more than 20,000 persons a 
day. An interesting feature of the work is the monster coffer-

CHARLES W. CLINTON, 

ROBERT E. DOVVLING. 

President City Investing Company. 

FRANCIS H. KIMBALL. 
Architect of tlie City Investing 

Building. 

COLONEL J, HOLLIS WELLS. 
(Of Clinton & Russell.) 

FREDERICK W, WINTERBURN. 
(Of Clinton & Russell.) 

would cover Broadway from curb to curb from 23d st to Hotel 
Astor 46th st. There are 95,060 sq. ft, of floor space covered 
with 'mosaic and marble tile. There are 21,759.500 cubes of 
mosaic; a grand total of 8,170,000 lbs. of marble. It would 
make a column one foot by one foot square 98 times as high as 
Washington Monument. The general contract was awarded 
in September, 1906, to the Hedden Construction Co., No, 1 
Madison av, Francis H. Kimball, 71 Broadway is the architect. 
Robert E. Dowling is president of the City Investing Com
pany, A. L. Dean, vice-president, and Edward F . Clark, sec
retary, 

THE HUDSON TERMINAL BUILDINGS. 
The two 22-sty terminal buildings which the George A. Fuller 

Company, as general contractor of the superstructure, is erect
ing in Church st for the Hudson & Manhattan Railroad (taken 
together) will be the largest office buildings in the world. Com
posing the terminal they will occupy 70,000 sq. ft, of ground. 
The cubic area will be 14,500.000 ft. above ground and 3,650,000 
cu. ft. below ground, comprising a total of 18,150,000 cu, ft. 
Sixteen million, three hundred thousand bricks will be used in 
the walls above the surface of the ground. 1,300.000 sq, ft. of 
tile partitions and 4,500 tons of architectural terra cotta. 
There will be 5,200 doors in the building, and 5.000 windows, 
containing 120,000 sq. f t of glass, enough to cover three square 

dam that has been- built under the Church st buildings. It is 
said to be the largest ever constructed. Messrs, Clinton & 
Russell are the architects. 

The Hudson Companies are composed of Walter G, Oakman, 
president; Kenyon B, Conger, secretary; William C, Kinney, 
treasurer. Directors are: W .̂ G. Oakman, W, G. McAdoo, W. 
B. Parsons. J. W, Simpson, W. C. Lane, F, B, Jennings, A, N. 
Brady, A, Freedman, G, M. Lane, C. Vanderbllt, P. Fisk, W. M. 
Barnum, 

Anthracite Coal Production in 1<>06. 
An advance chapter from "Mineral Resources of the United 

States, Calendar Year 1906," on the production of anthracite 
coal in 1906. prepared for the United States Geological Survey, 
by William W, Ruley, coal expert, is now ready for distribu
tion, and copies may be obtained on application to the Director 
of the Survey at Washington, T>. C, 

Mr. Ruley states that the production and consumption of 
anthracite in 1906, amounting to 63,645,010 long tons, shows 
a material decrease when compared with the tonnage of 1905 
(GO,3.39,152 long tons), which was th* largest on record; but 
in view of the reported condition of the industry at the close 
of December. 1905, the results for 1906 should be regarded as 
better than had been anticipated. 



40' RECORD AND GUIDE January 4, 1908 

The Board of Arbitration. 

T HE relations between employer and employed in the New 
York building trades have been peaceful during the year 

1907. Compared with any one of the ten preceding years the 
labor conditions of 1907 were ideal. 

In 1903 the Building Trades Employers' Association and the 
unions of the building trades 
terminated a long reign of 
industrial anarchy by adopt
ing the agreement known as 
the Joint Arbitration Plan. 
This agreement, as amended 
in 1905, provides for mutual 
government of the relations 
betw-een employers and em
ployees. 

During 1907 an average 
of two complaints for each 
working day were filed in 
the office of the General Ar
bitration Board, But one 
strike occurred on the work 
of members of the Building 
Trades Employers' Associa
tion, and in thi^ case the 
representatives of the em

ployers and of the unions on the General Arbitration Board 
suspended the offending union, and no serious interruption of 
work occurred in the trade affected. The credit for maintain
ing peace is due principally to those representatives .of the 
Employers' Association and of the Unions who have as mem
bers of the Trade Boards, General Arbitration Board and the 
Executive Committee exhibited the greatest degree of patience 
and fortitude by devoting many hours to the discussion and 
adjustment of complaints. 

It is now possible for a building contractor to assure invest
ors that a building can be constructed without any fear of 
delay through strikes, and a number of the largest and most 
expensive operations can be pointed to by members of the 
Building Trades Employers' Association as proof of the fact 
that this long-hoped for condition is now established, 

SAMUEL B. DONNELLY. 

SAMUEL B. DONNELLT. 

Metal Covered Woodwork. 

THE use of metal covered woodwork in high-grade buildings 
of every nature has corrie to be an established fact, and 

the progress made by the manufacturers in this industry during 
the recent past will compare favorably with any other features 
of up-to-date building construction. 

During the busy portion of the year just past the number 
of mechanics employed in 
the manufacture and erec
tion of this material in con
nection with shops located 
in Greater New York prob
ably exceeded 1,,500 men, in 
addition to the clerical and 
executive force required in 
the various plants, and the 
amount of capital invested 
is estimated to be approxi
mately $1,000,000, 

It should be of interest to 
the owners of real estate in 
general and particularly • to 
those engaged In erect
ing business properties, or 
who are building for invest
ment, to know that the 
proper use of metal covered 
woodwork In their buildings 

can be made a positive source of perpetual Income, An ex
planation of this statement Is found in the fact that Insurance 
Interests have recognized the merit, as a flre retardent, of 
properly constructed work of this nature, and are making con
cessions In rates, that In a short time offset the difference In 
cost of the initial expense, thereby making an annual saving 
of the amount of concession after the lapse of such period. 
Furthermore, as the reduction of insurance rates also applies to 
contents of buildings, a higher rental is obtainable, and a better 
class of tenants. 

It is also of interest to note that advancement has not only 
been made in the volume of manufactured product, but the im
provement in character of the finished work has been very great. 
Manufacturers have realized the necessity of competing with 
cabinetmakers, in following architects' details, and their suc
cess has been marked in this particular. Necessity has proven 
to be the mother of invention, and new methods and new ma
chinery combined with ingenuity and skilled workmen have 
made it possible to meet the most exacting demands in this 
particular, and in place of the crudely formed members that 
were considered some years ago to be the best that could be 
produced, we now find as sharply defined arises in moulding as 

J. F. BLANCHARD. 

any woodworker can secure—and paneling, pilasters, columns 
and architrave work of every description worked out to the 
architect's drawings in the minutest detail. 

Among the recently constructed buildings of prominence in 
which metal covered woodwork has been used to a considerable 
extent might be mentioned the Plaza and the Belmont hotels. 
All e.Kterior window frames and sash are covered with copper; 
also all elevator, dumb-waiter and stair enclosure doors. A novel 
feature of the interior work is an arrangement whereby in case 
of fire the metal covered doors enclosing the stairways through
out the building close automatically, making fireproof exits 
within- the building, accessible to guests from various parts of 
each floor. The telephone booths in the Belmont are also made 
entirely of metal covered woodwork, bronze having been used 
in this instance. These two hotels are undoubtedly the best 
equipped buildings of their kind in the world, from a flreproof 
standpoint, and this result is largely due to a liberal and intelli
gent use of metal covered woodwork. Other buildings completed^ 
during the past year in which this material has been largely 
used are No, 1 Wall Street, the U. S. Realty building, the Trin
ity Annex, the Trust Company of America's building, the Col
lege of the City of New York, Columbia College dormitories, 
Royal Queens Insurance Co.'s building. Lawyers' Title Insur
ance and Trust building, Brooklyn, the Metropolitan Life build
ing. Metropolitan Museum of Art, the German-American Insur
ance Company's building, the Tribune building, and very large 
contracts are now being carried out for the City Investing Com
pany's building and the Hudson Terminal buildings, the latter 
being the largest in this line ever executed. 

Metal covered woodwork is used very largely by the city in 
its school work. Every school building erected in Greater New 
York has all stair exits protected by metal covered doors, and 
this material is now being used very largely in the construc
tion of pupils' wardrobes, teachers' ^lockers, book-cases, etc., 
thereby reducing the fire risk to a minimum. Inasmuch as the 
city carries no insurance on their buildings this precaution is 
certainly wise, and speaks loudly in praise of this product. 

The use of metal covered woodwork is not. however, confined 
to public buildings or business properties. It is being used to 
a considerable extent in the finest residences and apartment 
houses. The Brokaw residences and the Senator Clark house 
on 5th avenue, also the Charles M. Schwab residence on River
side Drive and many others throughout the city contain a large 
amount of this product, and of the highest type of workmanship. 

It would be impossible to estimate the aggregate amount of 
property value (to say nothing of human lives) that has been 
saved from loss by flre by the use of metal covered woodwork, 
but the figures would certainly be stftrtling, and as it is now 
quite possible to not only have every piece of exposed wood-
Avork in a building made fireproof by this method, and still re
tain architectural and decorative effects, but also to have fix
tures and furniture made in the same manner, the future in 
this industry seems assured, believing as we do that its merits 
are bound to be recognized and that the demands of a discrim
inating public for the best possible protection against the most 
destructive of the elements will result in a much greater and 
more general use of this product, J, F- BLANCHAKD. 

Roofing and Sheet Metal Trade. 

I N the upbuilding of a metropolis and the gigantic muncipal 
development we are witnessing in this great city all 

branches of industry are necessarily bound to develop and 
expand, and the ornamental sheet metal and roofing business 
has not failed to keep pace with the demand, because all pro
gressive firms have been constantly Installing the latest im
proved machinery. The uses to which architects have applied 
sheet metal have constantly Increased, and today a sheet-metal 
worker Is called upon to execute some of the most elaborate 
architectural achievements that adorn our city. 

Some recent examples are, the famous Singer Building, with 
Its sky-piercing tower, the City Investing Building, the City 
College, the Peirce Building, and the large terminals and ferry 
houses of the Delaware, Lackawanna & Western,. New Jersey 
Central and Brie Railroads, the exteriors of which are all of 
sheet copper of a highly ornamental character, and f rom'an 
artistic point of view are a decided Improvement over the old 
type of wood construction. 

The demand for hollow metal window frames and sash 
ji'azed with wire, glass hag increased considerably, and the 
fact that insurance underwriters strongly advocate their use, 
augurs well for their continued popularity. Metal furniture 
and hollow metal doors and trim have also been installed quite 
extensively. On account of its fireproof quality sheet metal 
has been constantly replacing wood and its present almost 
unlimited use Tvould seem to indicate that in a very few years 
wood in large buildings will be a relic of the past. 

In Greater New Tork the number of mechanics employed 
in the sheet metal trade is about 4,000 and the volume of 
business reaches into the millions. While the business of the 
past year has not equaled the banner year 1906, the indica
tions are, when the drifting clouds of depression that at present 
obscure the financial sky have passed away, the outlook for 
increased activity will be most favorable. 

JOHN J, GRACE, of Hermann & Grace. 
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The Ne-w Masonic Temple. 
The building will occupy the property Nos, 46 to 54 West 

24th street, a plot 89 ft. wide, on the south side of the street, 
95 ft. east of SixUi avenue, and extending back to the present 
Masonic Hall property, a distance of 98 ft. 9 in., and over
lapping the present hall 46 ft. The new building will be ISi 
stories high, counting the mezzanine stories on each lodge floor 
as full stories, and will reach a height of 260 ft. above the curb 
level. The sub-basement floor level will extend down 26 ft, 8 
in, below the curb level, making a total height of 2S6 ft. 8 in. 

The first story has a wide entrance and an entrance hall ex
tending through its center to the rear of the building, where the 
elevators and staircases are located. This floor is divided into 
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NEW IVIASONIC TE'MPLE. 
Nos. 46 to 54 West 24lh Street. H. P. Kuowles, Architect, 

offices for the various grand lodge officers who require office 
space. The grand master, grand treasurer, grand secretary, 
and the trustees ot. the Masonic Hall and Asylum Fund will 
all have offices, placed especially to meet their various require
ments. A fireproof room for the storage of grand lodge records 
is provided in connection with the grand secretary's office, 
also a safe-room for the accommodation of the various lodges 
meeting in the building. 

On the seco'nd story will be located a large assembly hall 
72x81 ft., with a clear height of 35 ft., and will be entirely free 
from- columns. The ground fioor, when fully covered with 
chairs, will seat 900 persons, and the gallery will hold 300 
more. The Wells Bros. Company, 160 5th avenue, are the 
general contractors, and H, P. Knowles, 1 Madison avenue, is 
the architect. Huston & Asinari,- 25 Liberty st, are renting 
agents for the new Masonic Temple. 

FRANK GASS 

REAL ESTATE 
and 

INSURANCE 

NOTARY PUBLIC 

UNIONPORT • - BRONX 
TELEPHONE 137 WESTCHESTER 

N E W Y O R K C I T Y 

THE MONOLITH 
stands 

upon the greatest thoroughfare in 
the world 

34th Street 
just east of Broadway 

Offices and floors are to rent at rentals 

so moderate that down town buildiners of 

equal class are eliminated as a factor in 

competition. 

Every office is as light as day. The serv

ice is the very best—owner has his office 

in the building;, and tenants arc assured of 

personal consideration and attention. 

Real estate brokers and investors will 

.find many advantages here, over and above 

a down town location, and we invite them 

to visit US. 

Telephone 2806 38th 
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William R. H. Martin's New Building. 
(With Illustration.) 

T HE new "Marbridge" Building now nearing completion at 
6th av, northeast corner of 3ith st, on the site of which 

was formerly the old Broadway Tabernacle, is regarded by 
many as the most valuable location in the new midtown shop
ping district. Mr. William R, H. Martin, of Rogers, Peet &. 
Co., and owner of the Hotel Martinique, purchased this magni
ficent church property in February, 3906, It covers not only 
the Tabernacle site itself, fronting 9S.9 feet on Broadway and 150 
feet on 34th st, but also the three abutting numbers, 68, 70 
and 72 West SSth st, a plot 53x98.9 feet. No authoritative an
nouncement as to the price paid for the property was made, 
but it is said that the figure was in the neighborhood ot 
$2,500,000—making the project one of the largest single trans
actions in the city's history. 

When the Broadway Tabernacle decided to sell its property 
and erect its new edifice at Broadway and 5Gth st, it received 

Nos. 126U and 126S Broadway, to cost in the neighborhood of 
$800,000 from plans by Henry J, Hardenbergh. The proposed 
addition to that hotel will mark the completion of Mr, Martin's 
original plans for that structure. The present hotel, a 16-sty 
building, occupies the plot fronting 67.10 feet at Nos. 54 to 58 
West 33d st, having a depth of half the block, or 98.9 feet, with 
the "L" in Broadway, 39,2 feet, having a depth of 71,2 feet. 
The proposed improvement of the southeast corner of Broad
way and 33d st, 118.6 feet on Broadway and 97.4 feet on the 
street, with the 20-sty hotel which Geo. B. Wilson, of Phila
delphia, Pa,, is to erect, will complete the block, making this the 
largest hotel district in Manhattan. This structure is being 
planned by Architect R. E. White, of Philadelphia, Pa., and is 
estimated to cost $2,000,000. Other contracts which it will 
also carry forth in 1908 are the new residence for Morris 
Schinasi, at Riverside drive, northeast corner 107th st, W, B, 
Tuthill, architect, to cost $180,000; residence for Edward S. 
Harkness, northeast corner 5th av and 75th st, Hale & Rogers, 
architects, cost $500,000, 

ON THE OLD TABERNACLE SITE—MARBRIDGE 
C. T, Wills, Inc., Builder. 

$1,300,000 for the site, which it had bought in 1857 for $78,000, 
The new structure, which is sixteen stories in height, was 
started last spring. The first, second and third stories will be 
occupied by Rogers, Peet & Co., who wil! move from Broadway, 
the northeast corner 32d st, on which corner Mr. Martin is 
about to erect the Martinique Hotel annex. The new Mar
bridge Building is ot the best improved fireproof construction, 
having facades of light limestone, light face brick and terra 
cotta. The enlarged plans brought the total of steel up to 
about 4,500 tons, for which Messrs. Post & McCord. of 44 West 
23d st, had the contract. The Standard Plunger Elevator Com
pany, No. 1 Broadway, have the contract to equip the building 
with fourteen elevators, of which nine are of the Standard 
Plunger passenger type, one combination plunger, one freight, 
two sidewalk ancl one dumb waiter elevators. 

The general contract was awarded last March to Charles T. 
Wills, Inc., of No, 150th 5th av. C. T. Wills. Inc., also has the 
general contract to erect the 16-sty annex to the "Martinique," 

BUILDING, COR. 34TH STREET AND OTH AVENUE. 
Townsend, Steinle & Haskell, Archts. 

Mr. Wills is also building the Cold-Morgan extension to the 
Wadsworth Atheneum at Hartford, the main portion of which 
is to be given by Mr. J. Pierpont Morgan as a memorial to his 
father, Mr. Junius S. Morgan, who started his and his family's 
successful career as a merchant in Hartford. Mr. Wills a few 
years ago incorporated his business with a cash capital of 
$500,000, taking in as a part of the corporation superintendents 
who had served him satisfactorily for from five to twenty-five 
years. 

Attorney James C, Danzilo, manager of the Abruzzi Realty 
Co., 20 Court st, declared that among his clientele, the Italians 
of Brooklyn, the panic had no effect, "The Italians," said he, 
'•are a people who patronize the savings banks rather than the 
more pretentious institutions. Accordingly, it was comparatively 
easy for them to make investments, on certified time checks, 
when opportunities presented." 


