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VERY taxpayer in New York City should ponder seri-
ously the open letter which Mr. Edgar J. Levey has
addressed to the committee of the Legislature, now engaged
in investigating the finances of the city. The Taxpayers'
Alliance would do well to have it printed and circulated as
a pamphlet. In this letter, which was published in a recent
number of the New York Times, Mr. Levey analyzes with all
the authority of a trained financier the danger which threat-
ens the property owners of the city. Comparing the Budget
figures of 1898 with those for 1908, he shows that in ten
vears an increase in population amounting to 35 per cent.
has been attended by an increase in expenditure amounting
to 100 per cent. Expenses, that is, have increased three
times as fast as population. If the same rate of increase
continues for another ten years, New York City will be
spending $370,000,000 every year, which will constitute a
per capita charge of $54 against a comparative charge of
$26 in 1908. A doubling of the amount of money spent
per capita would not mean a doubling of the tax rate, for the
increase in assessed valuation is likely to be larger than
the increase in population, but it would assuredly mean an
increase in the tax rate of more than a half—perhaps as
much as three-quarters. Moreover, it is very probable that
a large proportion of this enormous increase in expenditure
would have to be paid by the property owners themselves.
Owners of real estate can shift their tax burden on their
tenants only in case those tenants have no escape, but are
obliged to.pay what the landlord demands. But in the case
of New York, it will be possible for hundreds of thousands
of people to meet any increase of rents by an exodus to New
Jersey. Consequently, an increase by an abnormal percent-
age in the tax bills wonld diminish the value of New York
real estate by just so much. In certain parts of the city
its value would assuredly decline; and with the decline in
value would come, of course, a diminished increase in
assessed valuafion, and consequently a relatively heavier
tax burden on the remaining property. A gradually accu-
mulating increase in taxes becomes, consequently, equiv-
alent practically to confiscation, and the property owners of
New York in insisting upon a reduction in the municipal ex-
penses will be fighting, not merely for the saving of a little
of their money, but in a measure for the preservation of
the substance of their property. A continued increase in
the municipal expenditures amounting to three times the
increase in population will mean in the long run the prac-
tical appropriation of private property for what are called
public purposes.
SR

HE analysis made by Mr. Levey of the way in which
this increase of 100 per cent. in New York's municipal
expenditures is distributed brings out many significant facts.
In the first place, the money needed for the debt service in-
creased from about $14,000,000 to over $40,000,000, an
expansion of 189 per cent. There can, consequently, be no
doubt that any thorough-going reform in the city’s finances
must begin with this item. No city can go on mortgaging
the property at such a rate without coming to grief. Many
expenses for which bonds are issued, such as repaving,
should be charged to taxation and the increase so made in
the Budget must be saved by other economies. If the in-
creased cost of the debt service be subtracted from the total

increase, there remaing an expansion of only 78 per cent. in
the general expenses of the city, which is too much, but
by no means as much too much. Next to the debt service
the most important increase in the Budget is to be found in
the Department of Education, which is actually receiving
and spending 122 per cent. more money than it did ten
years ago. Well may Mr. Levey say that such an enormous
augmentation of expenditure, amounting to four times the
increase in population, fairly shrieks for some adequate ex-
planation. The several Borough Presidents are receiving
about doubler what they did ten years ago; and it may assur-
edly be claimed that no corresponding improvement in ser-
vice has accompanied this particular increase in expenditure.
Another case of a huge increase is that of public libraries.
Since 1898 the appropriations for this purpose have in-
creased 425 per cent., and the amount now devoted thereto
by the municipality would pay four per cent. interest on over
$23,000,000 of city stock. Are the libraries worth it? And
what are we to think of Mr. Carnegie’'s extraordinary gene-
rosity in getting the city to spend the equivalent of $18,000,-
000 in return for a gift of $5,000,000? We cannot follow
Mr. Levey’s detailed analysis of New York's municipal ex-
penditure any farther, and indeed, it is not necessary to do
s0. The point is that these increases have been continual
and have tended even to be greater towards the end than in
the beginning of the period. It is obvious that a condition
of this kind calls for a remedy as drastic as the disease; and
unless such a remedy is found, New York property owners
will be in the position of having their property appropriated
to a very considerahle extent in order to pay for munieipal
extravagance.
_’_.__...__._.._.....

S A RULE, real estate is a department of general busi-
ness operations which is last to feel the effect of an
industrial and  commercial revival. Tt is not until after
husiness men have been making money for some time that
they begin to consider the investment of a certain proportion
of their profits in new factories, warehouses and more ex-
pensive dwellings. In the present instance, however, it
looks as if real estate and building in New York and in some
of the other large cities would participate almost immedi-
ately in any general revival of business. In the first place,
it must be remembered that the period of dullness and in-
activity, at least so far as Manhattan is concerned, has now
lagted for about two years. During 1907 general business
remained voluminous until the panic, but the real estate
business in Manhattan and the Bronx had already anticipated
the effect of the coming storm. The extreme difficulty of
borrowing money except at very high rates and the great cost
of building had already diminished by a large percentage the
amount of capital invested in new construction, and had con-
sequently already reduced the effective demand for real
estate. For two years, consequently, Manhattan and the
Bronx have been adding to their stock of residence accom-
modations only at a comparatively moderate rate; and with
a revival of business there will be room for a considerable
increase in the construction of the various cheaper classes
of housing. This is particularly so in the case of tene-
ments. During 1908 a considerable number of recent immi-
grants returned to Europe and by their departure left a
larger proportion of vacancies in Manhattan tenement houses
than had existed for many years. The erection of such
buildings in Manhattan and the Bronx was unpopular in 1907
and fell almost to nothing in 1908. But there is now every
indication that these immigrants will return in equally con-
siderable numbers, and will rapidly fill up the vacancies in
the tenement house regions. A fair demand consequently
may he expected for unimproved property in all those parts
of Manhattan and the Bronx which are available for the
immediate erection of apartment and tenement houses. There
is also another reason for believing that a revival of
general business will have its immediate effect upon real
estate in New York. The demand for real estate in this
vicinity is almost as muech influenced by speculation as is the
demand for stocks. It is the function of speculators to an-
ticipate any rise in prices that is likely to result from an
increase in population or business, and to begin their pur-
chases before the legitimate business demand actually sets
in. It may be expected, consequently, that during the com-
ing yvear an active speculative movement will take place in
those parts of Manhattan which will eventually be most bene-
fited by a business revival. Speculators in this class of
property have been comparatively quiescent for a couple of
vears, and it is improbable this will remain so much longer.
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HE protest which the truck drivers are making against
T the proposed freight subway is natural, but it cannot
be taken very seriously. In fact, it may be compared to the
hostility which the drivers of stage-coaches used to feel
towards the building of railroads. If a freight subway
threatens to injure the owners and drivers of trucks, the
reason must be that it will do the same work more econom-
ically, and the consequence is that the more violently the
truckmen protest against a freight subway, the better the
reason for believing that it would contribute to the econom-
ical handling of freight in and around New York. As a
matter of fact, the transportation of freight by horse-power
even for a short distance is the most expensive possible kind
of conveyance, and the effort to diminish it is necessarily a
part of an increase in business efficiency. In the case of New
York an enormous amount of trucking has unfortunately
been necessary, because of the geographical situation of the
city, and of late years the cost of this expensive method of
handling freight has been increasing, not only because of
the increased cost of keeping horses in Manhattan but also be-
cause of the delays consequent on the congestion of street
trafic. These causes will tend to make trucking constantly
more expensive, and the reduction of this large item in the
necessary cost of transacting business in Manhattan is be-
coming a necessary condition of its continued business pros-
perity. Brooklyn and Queens have already been provided
with a connecting freight railway tieing them to the main
land; and Manhattan needs not only a similar railway under
the Hudson, but a system of freight collection and distribu-
tion in the borough that will reduce to a minimum the
amount of horse-power actually used. Of course the truck-
men will be injured, but the extent of their injury will meas-
ure pretty accurately the amount of public benefit. It may
be added that the diminution of the number of horses stabled
in Manhattan would in the long run be of enormous benefit
to its real estate interests. When one remembers the effect
which stables have upon surrounding property, and what
centers of contamination they are from every point of view,
one is inclined to welcome any innovation which will reduce
the use of horse-flesh in such a crowded city. A century
{from now the increased cheapness of mechanical means of
transportation may enable our successors to aholish in the
interest of sanitation and cleanliness all stabling of horses
in a city like Manhattan. In the meantime, the freight sub-
way—if it ever comes—in diminishing the number of trucks
used in Manhattan would benefit the city indirectly as much
as it would directly.

_—

—Railroads have made fortunes. Real estate has made for-
tunes. These have been the two great fortune makers. There
is a greater opportunity for fortune to-day in real estate than
in anything else. The “Opportunity Number” of the Record
and Guide will be issued December 19.

THE SOCIETY . OF ARCHITECTS AND" THE
TENEMENT DEPARTMENT.

To the Editor of the Record and Guide:

The efforts and influences of the New York Society of Archi-
tects in the direction of reform in the administration of the
Tenement House Law are beginning to bear fruit. Since the
mass-meeting of architects, held October 21, at the Grand Union
Hotel, Manhattan, some 25 architects have applied for mem-
bership in the society. Leading members of the Brooklyn and
New York Chapters of the American Institute are for the first
time representing to their respective chapters the importance
of joint action, with a view to taking up civiec questions.

The question especially under consideration relates to the
amalgamation of the Tenement House Department with the
Euilding Bureau, or to such modifications in administration as
would afford relief from the tedious and vexatious delays in
obtaining permits, ete.

As there appears to be considerable misconception in certain
dquarters as to.the main grievance and complaint which the
society of architects has to urge in the matter of the adminis-
tration of the tenement house law, we desire to make a brief
statement on this subject, in justice alike to the society and
to the profession at large: : -

In the first place, we cannot emphasize too strongly our po-
sition as being in the fullest sympathy with the aim and object
which, ostensibly, at least, the framers of the law had in view
in seeking the amelioration of the sanitary conditions of our
great cen’ rs of population. We yield to no philanthropic or
charitable »wganization we know of in the desire to promote
the healtl happiness and comfort of the great masses of the
people. At the same time, however, we ‘are none the less firm
in our contention that it is an absurd position to maintain that
the practical application of the maxim—salus populi lex su-
prema—involves the necessity that any individyal or class of

men should be harrassed, oppressed and imposed upon, as too
many honest and capable members of our own profession have
been for several years past in connection with the administra-
tion of this law.

It has been made abundantly clear that there is a wvast
amount of needless duplication of labor and loss of time in-
volved in the requirement, as at present insisted upon, of
double permits and the supervision of two departments in the
planning and erection of each and every tenement house erected
in the City of New York. This has been made so manifest
that its repeated demonstration is surely superfluous. Why,
we again ask, should this duplication be required only in the
case of tenement and apartment houses, while in other build-
ing undertakings of far greater magnitude and importance
the issuance of a single permit and supervision by one depart-
ment only are held ‘to be sufficient?

Admitting that the Tenement Iouse Department has its
legitimate plans and functions, still viewing this matter from
the standpoint of practicing architects, and also on the ground
of public economy and good government, we strenuously main-
tain that the planning and erection of all new tenement houses
ought to be subject to the control of one department only, and
that the officers and executive head of that department should
be men of practical experience and technical training and
ability. We believe that by this means alone is it possible to
avoid constant variations in the interpretation of the law,
devoid of a rational technical basis, whether from the mechani-
cal or the professional standpoint.

As secondary and subordinate to the foregoing urgently
called-for reform, the establishment of a board of appeals in
connection with the administration of the Tenement House
Department, similar to that of the Building Bureau, as pre-
viously mentioned, is a most necessary addition to the present
administration machinery.

C. WHITELEY MULLIN,
Secretary Society of Architects.

&

\

—You know there are great opportunities to-day in real es-
tate and building for the investing public. If yvou know ands
the public does not know, knowledge is ineffective. Publicity
of some sort is necessary. The big “Opportunity Number” of
the Record and Guide will be issued December 19. Cannot you
avail yourself of this opportitnity and do something for yourself
and the commodity you trade in?

_ e

MEETING OF CREDIT ASSOCIATION.

At the annual meeting of the Credit Association of the
Building Trades of New York, which was held on Thursday
afternoon at the Hotel Imperial, the following officers were
elected for the ensuing year: President, C. N. Brizse, of Baker,
Smith & Co., succeeding Wm. C. Post, of Post & McCord; lst
vice-president, C. G. Norman, of Manhattan Fireproof Door
Co.; 2d viee-president, M. F. Westergren, of M. . Westergren,
Ine.; 3d vice-president, Fred B. Tuttle, of Tuttle Roofing Co.;
4th vice-president, Michael Power; treasurer, James R. Strong,
of Tucker Electrical Const. Co.; secretary, Franz Neilson;
executive committee: I.. N. Brizse, James R, Strong, C. G.
Norman, Andrew N. Petersen, William C. Post, J. H. Stone,
Benjamin Traitel, M. F. Westergren.

This is a co-operative protective association of several hun-
dred sub-contractors and material men, representing over thirty
branches of the building trades. The objects of the association
are the credit protection of its members, and the general ad-
vancement of their common interests. It is reported to be in
a flourishing condition and has just completed a year which,
from the members' point of view, is most satisfactory. This
success is attributed to its co-operative character and the
personnel of its membership and governing boards, comprising
the most prominent and influential concerns and individuals in
the Metropolitan District, which is covered by its activities.
The offices of the association are at 80 Wall st, this city. Mem-
bers are elected upon application, and sub-contractors and
material men in any branch of the building trades are eligible
to membership.

THE TRAIN-SHED OF OUR TIME.

The new terminal of the Delaware, Lackawanna & Western
Railroad, at Seranton, Pa., was formally opened to the public
on Wednesday, November 11th. This is the second terminal
opened by this railroad in the past few years, and an especially
interesting feature is the Bush type of train-shed. The
interest manifested by the railroad engineers of the country
is shown by the number of train-sheds planned following this
design. The Chicago & Northwestern is a case in point, and
others are considered in connection with new work of this kind.
The train-shed is built of steel, concrete, skylights and wire
glass, and eliminates the former troubles from gases, smoke,
fumes, ete., a smoke-duct being provided to carry these into
the open. The Anti-Pluvius skylight construction was adopted
in this work after a careful investigation of skylight construe-
tion of the puttyless type in this country and has again been
used in the new terminal at Scranton. The opening of the
train-shed was marked by a large attendance. Tts beauty and
convenience are much appreciated in technical ecircles.
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HOW HIGH SHOULD BUILDINGS GO?

Various Opinions and Suggestions Elecited by the Aldermanic Building Committee.

A’l‘ the hearing on November 6th of the Committee on Build-
ings of the Board of Alderman (Mr. Kenneally presiding),
Mr. Ernest Flagg, the architect of the Singer Building, pre-
sented a joint protest from the New York Chapter of the
American Institute of Architects and the Society of Beaux Arts
Architects against the proposed limitation in the height of
buildings in New York as recommended by the Building Code
Commission.

The resolution of the Commission embodying the proposed
limitation is as follows:

Limits of Height.—All buildings hereafter erected shall be limited
in height, except as herein otherwise provided, in general accord-
ance with the widths of the streets on which they face, as follows:

The height of all buildings hereafter ereected shall not exceed
. three times the width of the street upon which they face and shall
not exceed 300 ft., except that where the width of streets is less
than 45 ft. the height of buildings may be 135 ft. When buildings
face upon a park, square, plaza or similar public place the height
shall not exceed 350 ft.

Provided that no fireproof building of Classes E and F, except
office buildings, observatories and grain elevators hercafter erected
or altered shall exceed 150 ft. in height.

Classes E and F referred to are as follows:

Class E—Office Buildings, Lofts, Stores, Warehouses, Restaurants,
Markets, Refrigerator Plants, Stables, Factories, Work Shops, Print-
ing Houses, Slaughter Houses, Rendering Plants, Breweries, Sugar
Refineries, Observatories. All buildings of this class hereafter
erected over 59 ft. in height shall be of fireproof construction, ex-
cept as otherwise provided in section 25 of this Code.

Class F—Light and Power Plants, Car Barns, Garages, Smoke
Houses, Laboratories, Railroad Freight Depots, 0il Houses, Oil Re-
fineries, Grain Elevators, Foundries, Coal Pockets. All buildings of
this class hereafter erected shall be of fireproof construction.

The joint protest of the two architectural bhodies was worded
as follows:

We protest against the adoption of the section of the Building
Code relating to the limitation of the height of buildings, as pro-
posed by the Building Code Revision Commission, on the ground
that it is opposed to the best interests of the community.

‘We believe that to build up the city, or sections of it, to the
height proposed would be injurious both to public interest and
private rights.

It would deprive the streets of the light and sunshine they ought
to have, fill the buildings with dark and unwholesome rooms, in-
crease the fire risk, and congest street traffic, in places, beyond safe
or reasonable bounds.

It would also work an injustice to many land owners by unduly
enhancing the value of land in congested districts at the expense
of the surrounding property, and an injustice to other land owners
by depriving them of their natural and legitimate right to light
and air.

We are of the opinion that no horizontal limitation of height will
be effective in overcoming these difficulties, and that any regula-
tion to be effective in doing so must have for its basis the following
principles:

1. Such a limitation of area above a certain limit of height as
will insure air, light and sunshine to the streets and around the
buildings.

2d. Such a limitation of cube as will prevent the too great con-
gestion of street traffic.

Observations by Ernest Flagg.

Mr. Flagg, in presenting the protest, said he was opposed to
the recommendation of the Building Code Revision Commis—
sion because it afforded no solution of present difficulties. It
proposed to let things go on in the future pretty much as they
have in the past. It fixed the limit of height so high that
scarcely any one would care to build higher. It practically
committed us to our present policy of building without re—
striction as to height of area. Mr. Flagg continued:

“If the city, or any considerable part of it, were built up
solidly to the height allowed by this regulation, neither streets
nor buildings would receive sufficient light. The truth of this
statement is amply verified by existing conditions in certain
small areas such as HExchange pl, where hboth sides of the
streets are occupied by high buildings for a block or more.
Again, the streets in the lower part of the city are not wide
enough to accommodate several times the traffic which now
passes through them. Yet the proposed regulation is framed
to bring about just these results.

“It must be remembered that at present only a small fractlon
of the area of the land, even in the most congested d:stncts,
is occupied by buildings of the height which it is proposed to
allow. ¥Yet it is generally admitted that in those districts con-
ditions are bad. What will happen, then, when a very much
greater percentage of the area is covered by them?

“In the erection of our tall buildings we are engaged upon a
gigantic experiment. We are doing something which- has not
only never been done before, but which is actually forbidden in
gvery great ejty outside of the United States.

“I know there is a disposition.here to think we do not stand
much in need of enlightment from the effete civilization of
the old world, but from recent observation of that civilization,
especially as it relates to municipal affairs, I am inclined to
think there are some things we might learn from it with great
profit to ourselves. Now even if we are not prepared to fully
admit the wisdom of the regulations restricting the height and
area of buildings which one finds in all the cities of Europe,
would it not at least be prudent to see if some way cannot
be found to accomplish the object for which these regulations
are made—that is to say, the provision of sufficient air and
sunlight, upon which the healthfulness and well being of a city
so largely depends:—and at the same time provide floor area
for a population as great as the streets can accommodate?

“The recommendation of the architectural bodies, which I
have just read, is intended to accomplish this result. They
recommend:

“1ST. SUCH A LIMITATION OF AREA ABOVE A CER-
TAIN LIMIT OF HEIGHT AS WILL INSURE AIR, LIGHT
AND SUNSHINE TO THE STREETS AND AROUND THE
BUILDINGS.

“2D. SUCH A LIMITATION OF CUBE AS WILL PREVENT
THE TOO GREAT CONGESTION OF STREET TRAFFIC.

“The reasoning upon which these recommendations is based
is perfectly apparent; it rests on fact, not on theory. We know
that buildings, no matter how high, can be properly lighted if
sufficiently separated from one another. We also know that
streets and buildings in cities can he properly lighted if a
limitation of height is established which is sufficiently low.
Moreover, we know that there is a limit to. the number of
people which our streets can accommodate, and that the num-
ber in a given district depends, somewhat at least, on the size of
the buildings.

“These truths are apparent and must be admitted.

“Therefore we say: Take them as a basis for your proposed
regulation and in so doing proceed on known facts and not by
guesswork.

“Establish such a low level of height as has been found to
work well elsewhere. Then allow the building to be carried to
a greater height on a certain portion of the lot, sufficiently re-
moved from the street not to interfere with the light for the
street, and sufficiently restricted in area to permit of the pass-
age of light and air around the building itself and to its
neighbors. TFurther,

LIMIT THE CUBE OF THE BUILDING WITH REFERENCE
TO THE CAPACITY OF THE STREETS TO ACCOM-
MODATE THE TRAFFIC.

“As matters now stand—and as they would continue to stand
if the recommendation of the Building Code Revision Commis—
slon were approved—individual land owners are having their
fair and just share of light pre-empted by neighbors who hap-
pen to build before they do. Certain districts are becoming
congested at the expense of the surrounding region which
would under normal conditions be benefited by that increase in
population which is now huddled into these narrow limits. The
streets in the crowded areas are rapidly losing their light, and
the traffic in them is becoming too great for comfort or safety.
Dark and unwholesome offices and rooms are multiplying at
an alarming rate. Taxes are based on the yield of tall buildings
and land owners are forced either to build high buildings or
else lose the just revenues of their land. Yet all this is but
the beginning of the evils and injustice which will follow upon
the enactment of such a regulation as that proposed by the
Building Code Revision Commission.

“Up to the present time we have secarcely begun to feel the
evil effects of congestion which will come with the continued
building of high buildings. So far these buildings have gen-
erally been isolated in the midst of low surroundings and have
thus had sufficlent light, but they are now beginning to ecrowd
each other in places, with results which mlght have easily been
foreseen.

DARK OFFICES A DRUG ON THE MARKET.

“A real estate man told me the other day that light was
everything. Light offices would rent, but dark ones were a
drug on the market. -

“Buildings which were well lizhted when they were built
have had their light taken by others. In spite of the general
opinion to the contrary, I believe that land in the financial
district, except on corners and places where the light is as-
sured, is a.very risky {pyvestment. I certainly should ndt care
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to own it. One can never know when the sides and rear of  great Injustice: First, to the property owners, as it would re-

property may be built up, depriving it of its light and a large
part of its value thereby destroyed. I recently had occasion
to visit a comparatively new building not a block from either
Wall st or Broadway where rents ought to be from two to
three dollars a square foot, and found one floor rented at less
than a dollar a foot and most of the other floors vacant. It
had been built in and its light destroyed.

“If it is true, and I think it is, that only between twelve and
fifteen per cent. of the area of the blocks below Chambers st
are covered by buildings of ten or more stories in height, and
that not three per cent. of that area is covered by buildings of
the height which this proposed regulation permits, then it is
perfeetly certain that the

CONDITIONS WILL BECOME INTOLERABLE
when several times these percentages of the areas are covered
by buildings of the sort we are discussing.

“Owing to the shape of this city our facilities for street lran-
sit are far inferior to those of London or Paris. IFor our one
main artery they have a dozen, yet who is there familiar with
those cities who does not know that the pressure on their
streets is all that it ought to be? They are crowded to the
limit of practicability. Yet this measure proposed to permit
the building of the equivalent of three of those cities, one on
top of the other, with streets that are scarcely wide enough
for one!

“I understand that in one large office building the elevator
capacity is 10,000 people an hour and that the subway in front
of it has only a capacity of 40,000 people an hour. When a
district is built up solidly with buildings of this sort, what
would happen if—as in the case of some sudden panic—the
people in the buildings all tried to get out at once? The streets
could not hold them. To continue this policy is to invite a
disaster the like of which has never before been known.

“Who is there here who will maintain that the streets below
Chambers st can accommodate with safety even twice the
traffic which now passes through them, yet if we assume that
at present fifteen per cent. of the area of the blocks is occupied
by buildings of an average height of five stories, then the pro-
posed regulation would permit of an increase in the floor space
in that area sufficient to accommodate a population of at least
three times what it now contains; and this caleculation is based
on the assumption that the new buildings would occupy no
greater ground area than the old ones, but the truth is they
occupy much more, and a new 20-sty building affords accom-
modation for much more than four times the population of the
old H-sty ones which it displaces. :

“So it is safe to say that if this regulation goes into effect,
and building continues in the future as it has in the past, it
will only be a very few years. before the streets of the lower
end of the island will be called upon to accommodate anywhere
from three to five times the population which now passes
through them. If that time ever comes this vast population will
be quartered in rooms and offices two-thirds of which must de-
pend on artificial light all day long.

“Now I want to ask if we are not headed straight towards an
impossible condition, or to put it in the mildest form, a very un-
satisfactory and a very unwise condition? Is it not better now
to take some forethought for the future than to let matters
drift on until the damage and injustice becomes so great that
we will be forced to act?

CENTURIES OF FORETHOUGHT.

“In every great city which excites our admiration, such as
Paris, Berlin or Vienna, there is evidence on every hand of
centuries of forethought. In Paris new alignments for the
streets were established years ago, and when new buildings
are built, in the older crowded section of the eity, they are set
back so as to conform to the new lines. It may take hundreds
of years to straighten out and widen those streets, but a city
is not built for a day, and in time the desired results will be
accomplished, without cost to the city and without injury to
anyone. Why should we show ourselves so much inferior in
wisdom and forethought to those people? We have had op-
portunities to make of New York the finest, handsomest and
most convenient city of the world, but we threw them away.
Now we have another opportunity to correct a great and grow-
ing evil, and it rests with you as to whether we shall take
advantage of it or not. :

“The recommendation of the architects points out a way by
which all the floor space which ought to be obtained can be
obtained; a way by which both buildings and streets can have
that light which health and decency requires; and a way by
which land owners can be assured of their natural rights to a
fair share of the light of the day. Why not, then, apply these
principles in the framing of your regulation for height and area?
If you do so you will do no hurt either to the city as a whole or
to any legitimate private interest. On the other hand, if you
approve the recommendation of the Building Code Revision Com-
mission you will do grave injury to both.”

An Engineer's Advice.
Mr. T. Kennard Thomson, consulting engineer, 50 Church st,
called the committee’'s attention to the fact that to limit the
height of buildings below Canal st to 300 or 350 ft. would work

duce the rental value of their land. Second, to office holders,
as it would increase their rents and force many to have their
offices further from their business centres; and third, to em-
ployees, as many of them would be forced to work in interior
offices with poorer light and ventilation. In fact, Mr. Thomson
called attention to the probability that such a limitation would
force owners to put more and more stories underground in
which employees would be forced to depend on artificial light
and ventilation; so that the proposed change would have di-
rectly opposite results to those desired.

He further said that probably the hest result ever accom-
plished by the Building Laws was the increased light and
ventilation for sleeping apartments, which was not accomplished
by limiting the height of the buildings but by insisting on proper
designing.

If the height were limited, as suggested, owners could not
afford any such spacious rooms as this Aldermen’s Chamber
(in the City Hall), nor such arcades as the entrance to the
City Investing Building, which was a credit to a great city.
"Mr. Thomson believes, with many others, that if the height
of buildings is limited as proposed, that the limitation should
not be applied to the lower section of the city, as it would work
rank injustice to all those property owners who do not own
Szlc;\'sc'r.:lpm's. and to all office holders and their employees. Any
building law which would tend to force property owners to cram
as many floors as possible into a given height would be de-
plorable. 1t would be befter to leave the question of height
alone and state that all offices above a certain height shall have
outside windows. ’

Recommendations ef the Fire Underwriters.

Mr. Cecil F. Shalleross, manager of the New York depart-
ment of the Royal Insurance Company and chairman of the
building code revision committee of the New York Board of
Fire Underwriters, addressing the Aldermanic committee, said
that at a recent meeting of the fire underwriters’ committee
the following resolutions had been adopted:

“Resolved, That it is the sense of this committee that no
fireproof building to be occupied for office purposes should
exceed 225 feet in height; and that no fireproof building to be
occupied for hotel purposes or any other purpose except office
purposes should exceed 200 feet in height. It was further

“Resolved, That this committee, on behalf of the New York
Board of Fire Underwriters, at the public hearing to be held
Nevember 6, do urge that these heights be adopted as maxima,
and that, in respect to all other classes, the maximum heights
recommended by the Committee on Height and Area of the
Building Code Revision Commission be approved.” Mr. Shall-
cross continued:

“Mr. Chairman:
for some
sion’'s

You asked a little earlier in the afternoon
specific endorsement or criticism of your commis-
recommendation or the maming specifically of certain
maximum heights by those whose opinions might differ from
your commission’s, so I am glad to he able to present these
resolutions as our committee's endorsement or otherwise of
the recommendation of your commission.

“I think, Mr. Chairman, that if this hearing had been held,
say in 1888, instead of 1908, the New York Board of Fire Under—
writers would have felt it impossible to have recommended or
endorsed any such heights as those which it now approves.
Indeed, sir, at the hearings of the commission which preceded
yours, last year, I attended on more than one occasion, ex-
pressing the views of the New York Board of Fire Under-
writers, and at that time the board was not able to recommend
any greater height than 150 feet for any style of building, and
it has been only after a great deal of careful thought and
consideration, and in a spirit of compromise, that it has bheen
able to bring itself to endorse such heights as 200 and 225 feet
for the classes of buildings, respectively, which I have re-
ferred to in these resolutions. Mr. Chairman, various phases
of the results of permitting undue heights of buildings have
heen referred to this afternoon by gentlemen more familiar
with the technical features that they represented than I am.
There has been one reference made, I think by Mr. Flagg. I
did not hear very well at the back of the room, but I think he
expressed the idea that 25 per cent. of any block should have
an unlimited height.” *

Mr. Flagg: ‘“‘Should be regulated by the cube. I also recom-
mended a sum limit of cube which would regulate.”

Mr. Shalleross: “But as I gather, in a general way, 25 per
cent. of the area of any block could go to a practically un=
limited height. T am not speaking now as actually authorized
by the New York Board of Fire Underwriters, but I feel sure
that I should be authorized to do so for this reason. I have
heard it stated that not more than 10 per cent. of the total
area of the city below Chambers st is occupied by fireproof
buildings. If that is so, then there is 90 per cent. of the area
below Chambers st which could be built upon by fireproof
buildings. It follows, therefore, that if we were to adopt the
suggestion made by Mr. Flagg, then 25 per cent. of 90 per cent.
of the area bhelow Chambers st could go to a practically un-
limited height. And yet, Mr. Chairman, the gentleman recom-
mends a certain limit to the height of buildings on account of







































































































































