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VESEY STREET'S POSSIBILITIES 1 

One of the City's Ancient Thoroughfares.—It Will Be Situated Midway Between 

Subway Stations—Seventh Avenue Extension Will Aid the Street—Other Factors. 
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T o be soon situated within the sphere 
of influence of the subwray route now 

in course of construction from Church 
street diagonally under St. Paul's 
Churchyard to Broadway, Vesey street 
is a thoroughfare among others down­
town that seems destined to undergo 
structural changes as a result of its sit­
uation. While recent years have wit­
nessed the erection of the Evening Post 
Building and the Underwood Building in 
the Vesey street block between Broad­
way and Church street, there has been 
little, if any, structural changes in the 
blocks west of Church street. And it 
is in these blocks that notable improve­
ments must take place if Vesey street 

nianently superior light to buildings in 
the north side of Vesey street, between 
Broadway and Church street—afiforded 
by the presence of St. Paul's Churchyard 
in the south side—it is very likely that 
all old buildings left in the block will 
Ijefore a comparatively great while, make 
way for modern office space. With the 
subway mentioned completed, there will 
he a station at Cortlandt street and an­
other at Chambers street and Broadway; 
while at Church and Fulton streets 
there is already the station of the Hud­
son River tunnel. 

Important as a study in real estate, 
also, are the blocks in Vesey street, west 
of Church street, which are covered 

dealers; but these have mostly removed 
farther uptown during the last two 
years, or since Haviland, the French 
china dealer, planned to leave Barclay 
street for a location in the central Fifth 
avenue neighborhood. 

Some of the Old Guard Left. 
There are a few crockery and bottle 

dealers remaining in Vesey street. But 
even if they all go, the block must con­
tinue to be one of business importance 
for some class or classes of business, be­
cause of the easy accessibility of Vesey 
street to new subway routes. What the 
thoroughfare needs is a structural re­
newal. It has suffered to a degree from 
the increase in the number of modern 

VESEY STREET, OPPOSITE ST. PAUL'S CHURCHYARD. VESEY STREET, WEST OF CHURCH STREET. 

is to be a reconstructed thoroughfare. 
If the old .\stor House, at Broadway and 
Vesey street, should be torn down, the 
building that would replace it would un­
doubtedly cover the site also of some 
of the buildings now standing in Vesey 
street adjoining the rear of the .\stor 
House; for it is known that the .\stor 
estate bought the two or three proper­
ties there abutting a few years ago. 

Superior Light An Attraction. 
Such an improvement would, without 

question, help all of Vesey street; and 
it is probable that the Astor House will 
not stand many years longer, as the 
land is too valuable for any pur­
pose but that of a large modern 
business building. An owner, such as 
the Astor estate, can, of course, a fford 
to carry the present building until it 
gets ready to do what it may determine 
upon regarding it. Because of the per-

mostly with old buildings. Some of these 
structures were originally private dwell­
ings and are 100 years or more old. They 
give an idea of the street in the early 
period of New York. That it was once 
an important residential street is borne 
out by the fact that Dr. Hosack, the 
surgeon who attended Alexander Ham­
ilton after he received the fatal bullet 
from Burr's pistol, resided in Vesey 
street, opposite the churchyard; while 
the other blocks were occupied by well-
to-do persons of that era of New York. 
The ancient roof copings, window sills 
and lintels of many of the Vesey street 
buildings west of Church street tell their 
age and indicate, with the aid of history, 
the purpose for which many of them 
were first used. For many years the 
block of Vesey street, between Church 
and Greenwich streets, was a center for 
wholesale crockery and glass and bottle 

loft buildings farther north; and, yet 
there does not seem to be any diminu­
tion of rental power of these old build­
ings. The extension of Seventh avenue 
southward, bringing it directly into con­
nection with Greenwich street, will aid 
Vesey street to a degree. Property in 
the street will be subject to assessment 
for the Seventh avenue improvement, the 
assessment area extending from S9th 
street south to Liberty street. West 
Broadway begins at Vesey street, join­
ing Greenwich street at that point. The 
commissioners of estimate and assess­
ment in the Seventh avenue proceeding 
have not yet been appointed. 

Builders Are Interested. 
Speculative builders have been study­

ing Vesey street lately, especially the 
block between Church street and Green­
wich street and offers have been made 
for certain parcels there. While the 
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assessed valuation in this block are sup­
posed to represent the real valuation or 
somewhere near it, asking prices arc 
somewhat higher than assessed valua­
tion by several thousands of dollars; and 
the prevailing opinion of professionals 
in real estate is that properties are 
worth about what is being asked for 
them. The new subway maps place Ve­
sey street about midway between two 
important subway stations. There are 
no store vacancies in \'esey street and 
there are not many loft vacancies. One 
property, at 54 Vesey street, an old 5-
story brick building, was practically de­
stroyed by fire about a year ago: and it 
is the only completely vacant building in 
\'esey street. Owned by the estate of 
William Z. Larned, the building has not 
been rebuilt, although the walls are 
standing and are in good condition. It 
is likely that the property will be sold 
to someone who will reimprove it with 
a modern structure. It is about midway 
lietween Church and Greenwich streets. 
in the north side. 

Effect of Freight Terminal. 

There is an important new element 
entering into the value of real estate in 
\'esey street, especially that part of it 
west of Church street, and that is the 

probability that the New York Central 
and Hudson River Railroad Company 
will exercise its option to build its West 
Side terminal improvement in subway 
form as far south as Barclay street. Dis­
cussing the New York Central terminal 
south of ,30th street, the committee on 
terminal improvements of the Board of 
I'^stiniatc and .Apportionment in its re­
port on terminals to the Board, says: 
"The company (New York Central) fur­
ther requests the privilege ol exercising 
an option to substitute for the subway 
through Canal street a continuation of 
the subway southward under Washing­
ton street to Barclay street, such elec­
tion to be made at or before the final 
.-igning of the contracts to carry this 
settlement into effect." If the terminal 
is extended to Barclay street its pres­
ence so far south on the lower West 
Side would wield a widely beneficial 
condition on all property in the streets 
immediately adjacent to the terminal be­
cause great freight and shipping advan­
tages would be brought into a section 
of the city that has not heretofore en­
joyed them. It will be recalled that the 
New York Central, in its early days and 
during the regime of Commodore \ 'an-
derbilt, had a freight terminus at West 
Broadway and Chambers street. If the 

railroad company carries out its plan to 
create a lower West Side terminal, prop­
erty values in Vesey street, west of 
Church street, must necessarily ascend. 

The Produce Section of the Street. 

West of Greenwich street \'esey street 
is essentially a part of the wholesale 
produce district, and it is an important 
part of it, because the north end of 
Washington Market fronts in Vesey 
street. All of the old buildings that 
make up Vesey street, from Greenwich 
street to West street, are fully occupied 
and bring rentals of fifty cents or more 
a square foot a year. Many of the prod­
uce dealers occupy entire buildings 
while others occupy one or two floors. 
Modern buildings for produce dealers 
liave recently been built in West 14th 
street and neighborhood, in the vicinity 
of Gansevoort Market; and, while they 
have attracted some of the produce men 
northward the movement is not yet 
pronounced. If a general building move­
ment sets in in \"esey street, there will 
he a new trend of business into it; and 
if one or two improvements are started 
there others will be likely to follow. 
Some one operator usually leads the 
way in the rebuilding of any thorough­
fare. 
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HOW THE TAX BURDEN CAN BE LIGHTENED 

A Central Purchasing Agency for the City Could Buy at Wholesale and 
Save Much Red Tape and Accounting — A General City Storehouse. 

By HENRY BLOCH. 
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I F there is any glaringly inefficient sys­
tem in the management of our mu­

nicipal affairs, it is in the method of 
the purchase and distribution of supplies. 

The government of the city is admin­
istered through 120 different depart­
ments, bureaus, boards and commissions. 
Each of these receives its own annual 
budget appropriation and each makes its 
own purchases. The appropriations to 
many city offices are further divided 
under bureau heads. No uniformity 
exists in the method of purchasing, for 
each division or subdivision of the gov­
ernment has the power to act as a sepa­
rate entity, regardless of the operations 
of every other. The city government is 
thus divided, so far as its purchases are 
concerned, into a great number of inde­
pendent units. 

The consequence is that the enormous 
annual outlay for supplies, materials and 
equipments of every conceivable variety 
is disbursed, to a large extent, for com­
paratively small purchases. Much is 
actually bought at retail prices. No cen­
tral records of any sort are kept show­
ing the relative cost of purchases by 
the different offices. No means now e.xist 
whereby the experience of any depart­
ment in making its purchases may be 
utilized to the advantage of other de­
partments. 

Where a Great Loss Occurs. 
.\ great loss to the city occurs in what 

is known as the open market order ser­
vice. The city charter provides that 
purchases not in excess of $1,000 need 
not be made after competitive bidding. 
Considering the fact that each city office 
makes its own purchases, it is not diffi­
cult to realize that a large proportion of 
all purchases are made under this pro­
vision of the charter. It appears from 
the records of the Department of Fi­
nance that during the j'ear 1911 ?3,568,-
797 was expended upon open market or­

der purchases. The department, by care­
ful comparisons, has ascertained that 
purchases made in this way cost about 
25% more than if they had been made 
under contracts entered into after com­
petitive bidding. Often large orders are 
so split up as to bring each purchase 
under the $1,000 limit. 

Another source of unnecessary ex­
pense is found in the present necessity 
of maintaining adequate records of all 
purchases made, in the offices making 
the purchases, as well as in the Depart­
ment of Finance. Due to this cumber­
some necessity for detailed accounting 
of innumerable sniall items, much delay 
is caused in the passing of pay vouchers, 
as a result of which many of the largest 
and most reliable firms do not care to 
transact business with the city. For this 
reason much of the contract business is 
awarded to middlemen and small manu­
facturers whose prices are higher. 

Costly Red Tape. 

It is time that the business of the city 
be conducted in a business-like way. 
What is needed is the centralization of 
authority and the abandonment of un­
necessary "red tape." No private cor­
poration could long survive were it to 
follow the wasteful and inefficient meth­
ods now practised by the city. Every 
safeguard should be used to have the 
city receive the greatest possible return 
for every dollar expended. 

.\ great stride toward economy and 
efficiency has been made by the Comp­
troller in his plan for a central purchas­
ing agency under the supervision of the 
Mayor, Comptroller and the President 
of the Board of .\ldermen. In his re­
port to the Board of Estimate he says: 

"Millions of dollars' worth of supplies 
are purchased annually by the various 
departments at practically retail prices. 
The methods now used may be com­
pared to those of over one hundred small 

-tori_^ in no way connected with each 
other. The inefficiency of present meth­
ods will be emphasized when the Mu­
nicipal Building in Park Row is occu­
pied. There will then be under one roof 
48 purchasing officials, each engaged in 
buying practically the same kind of arti­
cles. Supplies should be purchased at 
wholesale prices or less. 

Should Get Wholesale Rates. 
"The proposed plan contemplates the 

centralization of the purchasing of sup­
plies required by every city department, 
bureau, board, commission and office 
under the city government. .A.ll purchas­
ing will be done by a general purchasing 
agent, who shall be responsible for the 
prices paid for all supplies requisitioned 
for by the various city departments, 
whether delivered direct, or through the 
general city storehouse. He shall also 
be responsible for the preparation of all 
vouchers to be forwarded to the Depart­
ment of Finance in payment for supplies 
received and accepted by the city. 

".All supplies required by city depart­
ments, except perishable supplies for 
daily delivery and coal, wood and for­
age, will be requisitioned for by the gen­
eral storekeeper and purchased for de­
livery once a month to the general city 
storehouse in the gross quantities re­
quired for the entire city. Thus, instead 
of the different lines of supplies being 
purchased upon a hundred or more dif­
ferent contracts at widely varying unit 
prices for delivery to as many different 
departments, entire lines will be bought 
upon a single contract covering the gross 
quantities required for all departments, 
at one lowest unit price, for delivery 
once a month at a single delivery point 
—the general city storehouse. 

"Instead of bids being asked for cover­
ing every conceivable kind of supply 
in a single contract, bids will be asked 
for covering the gross quantity required. 
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1 WHO OWNS THE RIVERSIDE RAILROAD LANDS? 

Property Owners Ask the Terminal Committee to First Determine This 
Question—N. Y. Central's Claims Disputed—No Park Lands to be Sacrificed. 
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N o lands along Riverside Drive now 
held in t rust for public parks will 

be commercialized. The Board of Est i ­
mate repudiates the a t t empt that was 
made to have the Sta te Legis la ture ter­
minate the t rus t by which lands under 
wate r belonging to Riverside P a r k are 
held for public park purposes . T h a t 
t rus t will be respected. 

Th i s announcemen t was made by 
Hon . John Pur roy Mitchel, chai rman of 
the Termina l Commit tee of the board, 
at a public hear ing on T h u r s d a y after­
noon. W h e n the rai lroad company has 
made new plans in accordance with its 
tentat ive agreement with the Te rmina l 
Commit tee , further hear ings will be 
held. O the r hear ings were held upon the 
same mat te r on Tuesday morn ing and 
af ternoon. 

.\t the close of the last session Mr. 
Mitchel, evidently impressed by the 
views h e ' had heard expressed by the 
most representa t ive assembly of p rop­
er ty owners in years , s tated that the 
commit tee was consider ing the problem 
with an open mind, that full oppor tuni ty 
would be given for hear ings upon the 
completed plans and tha t there would 
be no foreclosure of judgment . T h e 
commit tee had endeavored to make the 
best t e rms it could under the provis ions 
of the Act of 1911. 

-An official plan for the future de­
velopment for park purposes of the 
lands under water of Riverside P a r k may 
be prepared by the commit tee . These 
lands are now being filled in. A sugges­
tion formulated by the former Dock 
Commiss ioner for roofing over this new-
made land and us ing the surface for ter-
mal facilities will never be carried out. 
Chai rman Mitchel said he could con­
ceive of no combinat ion of author i t ies 
tha t would ever be able to commercia l ­
ize this strip. 

This de terminat ion responds squarely 
to the main point in the appeal of the 
W e s t End Associat ion as ably enunci­
ated by Counselor Char les L. Craig, 
of Hoadley, Lauterbach & Johnson . I t 
leaves unanswered, however , the appeal 
of the W a s h i n g t o n He igh t s T a x p a y e r s ' 
Associat ion, which pro tes t s agains t the 
laying out of a huge rai lroad terminal 
yard on the Riverside frontage between 
137th and lS3d s treets , the p ro tes t of 
private owners agains t the const ruct ion 
of ano ther big railroad yard at Dyck­
man street , and the dissatisfaction with 
the commit tee ' s solution of the problem 
between 79th and 72d street . 

W h o Owns the Lands? 
A very impor tan t question was raised 

in regard to the ownership of the lands 
used by the rai lroad company for its 
t racks a long the riverside nor th of SSth 
street . Cha i rman Mitchel had said that 
he would like to be informed how the 
commit tee could dictate to the railroad 
company a method of opera t ing over 
lands which it owned in fee. 

Mr. Craig tactfully int imated in reply 
that perhaps the railroad did not hold 
the fee of all the lands it claimed. For 
example he was quite certain that the 
fee of Twelfth avenue, which the city 
uses for running its t ra ins upon along 
Riverside P a r k was still vested in the 
city, no twi ths tand ing the claims of the 
railroad to the contrary , and that by the 

exercise of the police power the city 
could actually dictate te rms to the rail­
road company. Hence the assumpt ion of 
the commit tee that it had little power to 
exercise in regard to the rai lroad in that 
section of the city was a inisapprehen-
sion. 

J. Bleecker Miller, counsel to the 
League to End Dea th Avenue and an 
eminent au thor i ty on land titles, went 
further and spoke more pointedly than 
Mr. Craig. H e asser ted that for a dis­
tance of five miles nor th of SSth s t reet 
less than one-fifth of the land covered 
by railroad t racks was owned in fee by 
the company. 

"The ownership of the land is the first 
quest ion to be sett led," he said. "The 
commit tee has made a false s tar t . T h e 
map is on file in the Regis ter ' s office; 
anyone w h o has eyes can see who owns 
tlie lands used by the railroad." 

Mr. Miller seemed to have all the 
facts of the case at his tongue 's end. H e 
amended an in terpre ta t ion of a Court of 
Appeal 's decision as given by Mr. Place, 
represen t ing the New York Centra l 
Railroad Company, and unhesi ta t ingly 
gave the metes and bounds of the city 
lands and the railroad company 's , re­
pea t ing in conclusion that the rai lroad 
company held the fee of but a small 
por t ion of the land it was using for its 
t racks a long Riverside Drive. 

Chai rman Mitchel in reply stated that 
the commit tee had been advised to the 
cont ra ry by an Ass is tan t Corpora t ion 
counsel, and the commit tee was act ing 
on that advice. 

" H a s he made a repor t to that ef­
fect?" 

" N o ; it was informal advice," an­
swered Mr. Mitchel. 

. \ t any rate, Mr. Mitchel said, he had 
not interested himself in that phase of 
the question, beyond accept ing the ad­
vice of the Ass is tan t Corporat ion 
Counsel . H e was willing, however , to 
be informed on this question as well as 
on o thers . I t was int imated tha t briefs 
would be submit ted on this point. 

T h e Termina l Commit tee had pro­
ceeded on the assumpt ion tha t the title 
of the rai lroad company to the lands 
was incontes table in all except some few 
instances of minor extent , and had con­
templated quiet ing the city's claims in 
considerat ion of the sum of '$500,000, 
plus, of course, the removal of the 
t racks from the lower W e s t Side ave­
nues. 

W h e n Mr. Mitchel asked Vice-Pres i ­
dent Place what the posi t ion of the 
company was as to its franchises, Mr. 
Place said: 

" T h e y came to us as a corpora t ion 
from the Legis la ture . T h e city was to 
give its permission to these franchises, 
the use of the s t reets , etc., and once tha t 
approval was given, the city had no 
more au thor i ty in the mat te r . " 

I t is conceivable that the legal ques­
tion b rough t up may overshadow all 
o thers . T h e rai lroad company claims to 
have inalienable r ights . Borough 
Pres ident Mc. \neny , who is a member 
of the Termina l Commit tee , was not 
present at any of the hear ings . His 
absence is in terpre ted to mean that Mr. 
McAneny was unable on account of 
the subway negot ia t ions personal ly to 
par t ic ipate in the labors of the commit­

tee and study the p rob lems involved as 
fully as Messrs . Mitchel, P rendergas t 
and Lewis. 

Railroad Tracks Laid Upon Land 
Owned by the City. 

Counselor Craig of the W e s t End As­
sociation says the location map filed by 
the rai lroad shows a strip of land under 
water a long the shore of the Hudson 
River from Spuyten Duyvil south, not 
cont inuous, but in its several par t s ag­
g rega t ing in length over four miles. 
Under the D o n g a n char ter , the Mont­
gomery char ter and the g ran t s made by 
the People of the State of New York 
in 807 and in S26, and other g ran t s prior 
to the incorpora t ion of the H u d s o n 
River Railroad, the City of New York 
had title to all of the lands under water 
shown upon the rai lroad location map. 

T h e State did not in any of the s ta t ­
u tes re la t ing to the rai lroad convey any 
land to the company which belonged to 
the State or city, ei ther above or under 
water . I t is not contended that the city 
by the mere giving of its consent that 
the rai lroad might locate its t racks in 
certain places thereby conferred any 
title or ownership of the soil upon the 
rai lroad. I t is often asser ted by the 
rai lroad that it is the owner of the land 
upon which its t r acks are laid a long the 
Nor th river waterfront , and which own­
ership is asser ted upon the plans and 
profiles submit ted to the city, and with 
respect to which the railroad asks the 
city to release its r ights . 

Whi le the city consented that the rail­
road might lay down two tracks a long 
Riverside Park, it now has for the 
grea te r por t ion of the distance four 
t racks, and the legal counselors of the 
Wes t End Associat ion have been unable 
to find any au thor i ty whatever for the 
laying and main tenance of these addi­
t ional t racks . 

Park Lands in Trust. 

Pr io r to 1894 Riverside P a r k had been 
laid out and established from 72nd 
s t reet no r thward to about 129th street, 
and ex tending down t the easterly line 
of the rai lroad as shown on its location 
map. In 1894 the W e s t Side was very 
great ly imperiled by the proposal to es­
tablish, a m o n g other things, a gas 
works jus t above 72nd street , and other 
industr ies of equally object ionable char­
acter, and in order to avert this peril the 
W e s t End Associat ion exer ted itself to 
the u tmost , and as a result of these ex­
er t ions and in order to ca r ry into effect 
its plans to pro tec t the W e s t Side and 
Riverside Park , an act was passed by 
the Legis la ture , being Chapter 152 of 
the Laws of 194, by which Riverside 
Pa rk was extended from the wester ly 
line of the rai l road t racks, as shown on 
its locat ion map, to wha t is known as 
the Cent ra l P a r k Commiss ioners ' bulk­
head line (which is about 500 feet off 
high wate r line at 72nd s t ree t ) , and ex­
tending from the souther ly line of 72nd 
s t reet to the nor ther ly line of 129th 
s t reet ; with two exceptions. 

These two except ions the association 
was compelled to submit to in order to 
obtain the passage of this legislation, 
and related to the reservat ion of certain 
parcels at 79th street and 96th s t reet 
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LANDSCAPE DESIGN IN TOWN BUILDING 

It Makes the Land More Valuable and Homes More Salable, and is Not 
Very Expensive — A Superior Class of Suburban Towns Growing Up. 

By A. F. BRINCKERHOFF. 
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I N 1807, by special act of the New-
York State Assembly, a commission 

was appointed to prepare a plan for 
the future development of New York 
City, the settled portion of which at 
that time extended only as far north as 
Waverly Square. 

This commission was composed of 
Gouverneur Morris, Simeon DeWitt 
and John Rutherford, undoubtedly very 
worthy gentlemen, but destined to make 
one of the most far-reaching and seri­
ous blunders of their time, a blunder 

ments of traffic. New York should be 
laid out in oblong blocks running east 
and west, so that today in any given 
square area of upper Manhattan there 
are twice and in some cases three times 
as many streets running east and west, 
the short dimensions of the island, as 
there are avenues running north and 
south, the direction of the greatest 
traffic. This means that in spite of in­
creased width the avenues are inade­
quate to provide for the traffic thrown 
into them. 

Olmstead Brothers. Landscape Architects. 
PRELIMINARY STUDY OF 

which has affected the entire physical 
aspect of Manhattan Island and re­
sulted in the enhanced values of prop­
erty to an extraordinary degree over a 
comparatively small area at the expense 
of real estate over a more general area. 

These commissioners were appar­
ently conscientious and painstaking, 
and they were not without imagination, 
for they provided in their plan of fu­
ture New York for a city larger than 
any then existing, but they were lack­
ing in technical training, as at that early 
period I suppose there was no one to 
turn to for expert advice, a privilege 
which today is taken full advantage of 
by our various commissions. 

The Fundamental Error. 

There is a popular story to the effect 
that Gouverneur Morris and his col­
leagues were walking about a newly set­
tled portion of the city and discussing 
what form the plan of the future city 
should take when one of the members 
was attracted by the shadow cast upon 
the ground by the sun shining through 
the mesh of a sand sieve. He exclaimed 
with vehemence that the regular recti­
linear blocks thus formed upon the sand 
composed his idea of a plan, and the 
more regular and evenly the blocks oc­
curred the better. 

Thus it was decided that, regardless 
of the topography, the peculiar shape 
of Manhattan Island or the require-

Grosvenor Atterbury. . \ rchitert . 
FOREST HILLS GARDENS. 

The plan should have been reversed 
so that the north and south thorough­
fares were greater in number than 
those running east and west. The ef­
fect of this not only would have been 
the avoidance of our excessive street 
congestion but undoubtedly a more 
equitable and larger distribution of high 
land values. 

Must Foresee Natural Focal Points. 

The same principle applies in the lay­
out of suburban or any land designed 
for human habitation. The one re­
sponsible for such layout must have suf­
ficient imagination to foresee all natu­
ral focal points and accommodate the 
design to such a condition, endeavoring 
at the same time to govern or dominate 

llie future growth so that contingent or 
unforeseen future points of importance 
will fall in with his design. 

He cannot, however, do this regard­
less ui topography and environment. It 
was in this respect that the early de­
signers of New York made their fatal 
blunder. The topography and surrounding 
features, such as other towns or com­
munities, railroads, rivers, and the like, 
are or should be controlling factors. It 
is a common practice for each munici­
pality to extend its street layout re­
gardless of neighboring towns and 
cities. Some day these cities or com­
munities will have e.xtended until their 
frontier area is all developed and phy­
sically they are as one city, but their 
streets, if they meet at all, are not in 
alignment, and their intercourse is ser­
iously hampered by inadequate connect­
ing thoroughfares. 

This is strikingly illustrated in the 
absorption by the Borough of Queens 
of the various towns and villages within 
its borders, which physically do not 
merge one with the other as they 
should. It will also soon become evident 
where it has not already in the areas 
along the Hudson River and Long 
Island Sound, in Westchester County. 

A Superior Type of Suburbs Rising. 
The environs of New York City are 

being developed rapidly. The unpre­
cedented growth of New York's popu­
lation is resulting in an ever widening 
circle of suburbs stimulated by the auto­
mobile and improved public transit 
facilities. Keen competition between 
the various realty developers has oc­
curred, which fortunately, owing to the 
discriminating taste of the public, is re­
sulting in a type of suburb far superior 
to that of a few years ago, when it was 
considered sufficient to mark out with 
the aid of a plow and team of horses 
a few rectangular blocks, to show their 
division by a row of white stakes and 
sell off the property in lots as ideal 
home sites. 

Today paved streets are necessary, 
water, gas and electricity demanded, 
and in order to sell readily a plot with a 
house already on it, the importance of 
planting the place with trees and 
shrubs must be recognized. A place 
properly planted will sell much more 
readily than one on which the house is 
bare of adornment and looks as though 
it had not yet come to stay. The sell­
ing price obtainable in nearly all cases 
is more than sufficient to pay for the 
cost of such work. 

HOMES AT KEW GARDENS. 

file:///rchitert
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While the term "garden cities," com­
ing to us from England, where model 
suburbs are being created to an exten­
sive and perfected degree, is somewhat 
of a misnomer, like the term "civic 
centre," it has taken a strong hold on 
the public's fancy and is doing much 
toward bringing about a higher stand­
ard in our realty development. For 
many years England suffered under the 
regime of what are known as "Jerry" 
builders—men who developed land and 
erected dwellings according to the 
cheapest and most superficial methods, 
regardless of the ultimate comfort and 
well-being of their patrons. 

The evils of this practice, however, 
were more serious in the thickly popu­
lated sections than in the country where 
the people still enjoyed the redeeming 
feature of abundant fresh air and op­
portunity to get out in the open. Not­
withstanding this it was realized that 
even in the open suburbs the public, es­
pecially the workers and their families, 
were entitled to homes which, while 
within their means, gave them the bene­
fits of a semi-rural existence with op­
portunities to enjoy their own gardens 
and the natural features of their com­
munity, besides living clean, wholesome 
lives. 

Dwellings in Factory Settlements. 

With this object in mind, certain man­
ufacturing companies have built for 
their employes model communities in 
the neighborhood of their factories. 
The employes are enabled to rent or 
purchase on an easy payment plan their 
houses at cost plus a sufficient addition­
al rate to allow a small percentage on 
the investment. In addition to their 
homes the companies build libraries, 
public baths, meeting halls and the like 
for the benefit of the employes. Such 
communities have been built by Lever 
Bros., the soap manufacturers near Bir­
mingham, England, and by the Cadbury 
Co. at Bournville, both of which vil­
lages have become widely known and 
are being copied by other manufactur­
ers. While these enterprises were 
prompted by philanthropic motives, it 
was found to be a commercially profit­
able venture on account of the in­
creased efficiency of the employes. 

Cooperative Work. 
This work has led to the co-opera­

tive town planning enterprises which 
provide communities for the general 
public—a movement which has taken 
England by storm and has done much 
toward improving the living conditions 
of those in poor or moderate circum­
stances. These are not charities in the 
sense that the purchasers or renters 
get more than they pay for, but they 
are demonstrations to show that the 
poorer classes in the neighborhood of 

the large cities can obtain comfortable 
houses amid beautiful surroundings for 
a price within their means. Formerly 
this was impossible. 

Co-operative Town Planning. 

The__ effect of this movement is be­
coming manifest in this country and is 
probably destined within a few years 
to affect to an extraordinary degree the 
character of suburban development. A 
demonstration in our own neighborhood 
has already been started in the con­
struction of Forest Hills, L. I., of a 
model community by the Sage Founda­
tion Fund. It is in no sense a charity. 

were constructed throughout the prop­
erty regardless of their purpose. By 
making the main thoroughfares and 
other important streets of greater width 
and the short ones (which accommo­
date only a neighborhood block) 40 feet 
in width, the building sites have been 
made more attractive and hence more 
valuable. Likewise, the land given over 
to neighborhood playgrounds has been 
so adjusted in size and location that the 
value of the land for sale is greater 
than without such reservations. 

The company has even gone so far 
as to include for the purchase price of 
the house sites plans not only for the 

VIEW AT JAMAICA ESTATES. 

for all purchasers or renters pay suffi­
cient for their purchases to allow the 
company a fair percentage on the total 
investment. This project is, however, a 
philanthropy, in that its purpose is to 
demonstrate in a large and practical 
way to the public and to real estate 
developers in particular the feasibility 
of laying out a suburban property com­
pletely, with liberal allowances for 
streets, park reservations, buildings for 
the common use of the community, and 
dwellings having every comfort at a cost 
to the householder that will enable 
those of moderate means to enjoy sub­
urban homes amid refined and cultured 
surroundings. 

The Sage Foundation Homes Com­
pany has employed various experts in 
the development of the project, includ­
ing a landscape architect who has had 
almost unlimited scope in designing a 
layout consistent with the requirements 
of the undertaking. In spite of the fact 
that a fair return on the investment is 
required, as would be the case with any 
developing company, liberal allowances 
of land have been made for playgrounds, 
small parks and boulevards. This was 
made possible by proportioning the size 
of the streets and lots to their require­
ments. 

Requires But Little More Land. 

That is to say, the total area of land 
available for purchase or for building 
purposes is but little less than if streets 
of the regulation width, of say SO feet, 

dwellings but also for the planting ar­
rangements of the grounds, with special 
inducements to the purchaser when he 
executes the plans as designed, thus as­
suring a consistent scheme of treatment 
for the entire community. 

A demonstration that will prove to 
the public and to professional realty 
developers that scientific development 
combined with the keenest attention to 
aesthetic effects is of economic import­
ance, will be epoch making and will do 
more toward bringing about more pleas­
ing, to say nothing of more beautiful 
living conditions than anything of the 
kind thus far undertaken. 

Rights in the Streets. 
Where the fee of the street is in the 

city, the owner cannot use the subsur­
face for vault purposes without a per­
mit or license from the municipality. 
Where the fee is still in the adjacent 
owner, he may use the land without li­
cense from the city, so long as he does 
not interfere with ordinary street uses. 
This doctrine was upheld in the case 
of Laurens street (now South Fifth 
avenue) against the Gilbert elevated 
railroad company. Laurens street had 
been laid out and dedicated by a former 
owner of the lands as a public street, 
and no compensation was ever paid 
either for the fee or for the easement 
to use the land for a public road. Where 
an owner of property makes a common 
law dedication, the ultimate fee is un­
affected thereby. 

SAGE FOUNDATION'—ST.A.TION PLAZA AT FOREST HILLS GARDENS, SHOWING AN IDEAL STATION APPROACH 

FOR A RESIDENTIAL TRACT. 
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FOR THREE-FAMILY HOUSE EXEMPTION 

The Building and Real Estate Interests of Brooklyn Say That 
Tenement House Law Frustrates Erection of Small Houses. 

R E.AL estate professionals, title com­
pany officials, builders and owners 

of vacant property in the outlying as 
well as in the older parts of Brooklyn 
and Queens are strongly in favor of 
the b ' " introduced in the Legislature 
by Assemblyman Frederick S. Burr, of 
Bay Ridge district, that exempts three-
family houses from the provisions of 
the tenement house law. It is argued 
that if the bill becomes a law there will 
be more extensive building in the bor­
oughs in discussion; that it is unprofit­
able to build three-family houses under 
the tenement house law; that there is 
no substantial reason why they should 
be covered bj' the law; that property 
values are impaired by preventing the 
improvement of much property that 
would otherwise be improved with three-
family houses; and, that the best evi­
dence that the tenement house law en­
courages congestion of population is 
that very few, if any, three-family houses 
are built. Brooklyn and Queens, it is 
urged, are logically small house bor­
oughs and that the distribution of popu­
lation rather than the density of it has 
been the theme of sociologists for a 
long time past. It is a fact that under 
the tenement house law there has been 
very little three-family house construc­
tion. 

Realty Interests Cross Swords. 
The tenement house committee of the 

Brooklyn Bureau of Charities, v -̂hich is 
composed of some of the prominent citi­
zens of the borough, are strongly op­
posed to the proposed Burr amendment 
to the tenement house law and the com­
mittee has issued a pamphlet wherein it 
assails the proposition. Property own­
ers, real estate men, title company offi­
cials and others who know and fully un­
derstand Brooklyn real estate say they 
cannot understand why the committee 
of the Bureau of Charities mentioned 
should antagonize the proposed measure, 
because its enactment into law means 
the reduction of congestion and better 
home conditions for the masses, the en­
couragement of better living conditions 
and also better real estate conditions. 

The committee's pamphlet says: 
"If the three-family houses are exempt 

from the Tenement House Law we would 
have three family houses, old or new, 
without water supply in every building, 
without fire-escapes or egress in case of 
fire, with dark windowless rooms, with 
unhealthy basement living and sleeping-
rooms, with foul and malodorous stables 
on the same lot, with prostitutes and re­
spectable tenants in the same building, 
with undetected and unchecked condi­
tions of overcrowding and uncleanliness. 
and defective and dangerous plumbing 
and general unhealthy and unsanitary 
conditions because of lack of inspection. 
The people who are to live in these 
houses, the people who now live in three 
family houses look to the city for their 
-rotection in regard to these matters so 
important to life and health." 

"The owners of unimproved real es­
tate who have prepared the bill to ex­
empt the three-family house, delude 
themselves if they thMk the enactment 
of such a law would encourage home 
ownership, be a benefit to the City, pro­
vide safe investment, or that this law 

would supply 'home privacy,' a better 
environment or 'break congestion.'" 

Real estate interests declare that this 
stateinent is not founded on fact and 
that if it is true it is a serious reflec­
tion on the Bureau of Buildings, the 
Board of Health, the Fire Department 
and the Police Department. The same 
interests also declare that it would be 
impossible for old sanitary and struc­
tural conditions to reappear, that the 
building laws and the general improve­
ment in living conditions refute such a 
theor}'. It is argued, too, that the ten­
ement house committee of the Bureau 
of Charities is invidious in its illustra­
tions showing poor living conditions in 
three-family houses, that the committee 
has not selected the typical house of 
that kind to illustrate, but the worst. 

Fear Wily Speculators. 
The tenement house committee of the 

Brooklyn Bureau of Charities has de­
clared that if the three-family house is 
exempted from the provision of the 
tenement house law that such structures 
will become the sport and prey of the 
speculative builder. Real estate men de­
clare that they would be so to no great­
er extent than larger tenement houses 
are now, and in addition, they point out 
that it was the speculative builders that 
improved such wide areas of Brooklyn 
as Prospect Park South, Windsor Ter­
race, South Midwood, Vanderveer Park, 
Borough Park, Fiske Terrace, Flatbush, 
Bay Ridge, and other sections where 
improvements have been frequent during 
the last fifteen years and where home 
conditions are good. 

Builders, real estate men and property 
owners declare that the recent investiga­
tion of the Police Department shows 
that the bulk of immoral living condi­
tions and prostitution flourishes to a 
greater extent in tenement houses than 
in two or three-family houses. This 
is in answer to the statement made by 
the Charities committee that two-family 
houses are poorly equipped with light 
and air as regards their interior rooms 
and that they promote immorality. The 
real estate interests insist that housing 
conditions cannot retrogress so far as 
any kind of building is concerned and 
that the more individual and semi-in­
dividual houses there are the better for 
the conditions that the Brooklyn Bureau 
of Charities say should exist. The same 
interests declare that three-family houses 
in the oldest parts of Brooklyn, which 
are mostly old dwellings remodeled for 
multi-family purposes, are not typical 
of three-family houses in the borough; 
and, these are the types that the Brook­
lyn Bureau of Charities have illustrated 
in their pamphlet. 

Say Growth is Checked. 
Real estate and building interests fur­

ther point out that a two-family house, 
20x55 in size, contains 1,100 square feet 
of living space for each family; while 
a tenement house of the same area has 
only 500 square feet for each family. 
There are thousands of lots in Brooklyn 
and Queens. 20x100 feet each, for which 
three-family houses are the most logical 
improvement; but it is contended, that 
the tenement house law frustrates such 
improvement by its legal exactions re­
garding such structures; and the friends 

of the amendment to the law argue that 
three-family houses are not, within rea­
son, tenement houses in the literal sense. 
The tenement house law as it now stands 
is favorable to the congestion of popu­
lation in large houses instead of a dis­
tribution of population through smaller 
houses, if the arguments for the amend­
ment are true. And, it is argued by the 
friends of the amendment that the at­
tempt to make tenement houses more 
and more model has enhanced their cost 
and consequently caused an increase of 
rentals for them that is not commensur­
ate with the incomes of the tenants who 
have to live in them. 

.Another argument of the champions of 
the amendment is that the tenement 
house law's egis over three-family 
houses acts as a restriction upon thou­
sands of vacant lots, thereby preventing 
improvement of them for the most suit­
able purpose and consequently impair­
ing their value. The public is reminded, 
too, that vast and extensive municipal 
improvements in all the boroughs are 
under way from year to year and that 
the budget is being steadily augmented, 
with no likelihood of its becoming 
smaller. The budget, it is urged, must 
be met with taxes upon real property; 
and, that the prevention of the erection 
of three-family houses on vacant prop­
erty that is more available for that pur­
pose than for any other, is depriving the 
city of a vast increase in its taxable as­
sets and to a degree retarding the city's 
growth. 

Registration of Architects. 

THE attention of the Judiciary Com­
mittee of the Legislature was oc­

cupied this week by the investigation 
of the extortion charges against Sen­
ator Stillwell. Action was consequently 
deferred on many of the important 
measures before that committee, in­
cluding Senator Foley's bill (No. 1481) 
providing for the registration of archi­
tects. It is understood, however, that 
this measure is likely to be reported 
out of committee in time for considera­
tion by both houses of the Legislature. 

Similar bills have been passed by 
three earlier Legislatures, only to be 
rejected by the chief executive. While 
Gov. Sulzer has not declared himself 
concerning the Foley bill, except to say 
that he will consider it with an open 
mind, advocates of the measure who 
have spoken to him about it, freely 
predict that his approval will not be 
withheld if it comes before him. Fav­
orable action by the Legislature is 
taken for granted, partly because of 
the support received by similar bills in 
the past and, more especially, because 
of assurance obtained from influential 
members of both houses. 

The bill carries the prestige of official 
endorsement of the New York, Brook­
lyn and Central New York chapters 
of the -American Institute of Architects, 
the New York Society of Architects 
and the Bronx-Arts Society. 

Bronx County Recorder. 
Senator Stillwell's bill providing for 

the appointment of a commissioner of 
records of the Bronx to superintend the 
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copying and transfer of real estate rec­
ords and maps in the office of the 
Register of the County of New York 
affecting property in the County of 
Bronx, made no progress in the Legis­
lature during this week. It was severely 
criticized, however, both in the Bronx 
and in Manhattan. The Bronx County 
Committee, at a meeting in the old 
court house at Third avenue and lS8th 
street, voted to oppose it, and Register 
Grifenhagen issued a statement showing 
that the bill would require an expendi­
ture of $1,473,154. The Register pointed 
out that much needless copying was 
called for by the bill, and offered a 
plan by which the essential purpose of 
the Stillwell measure can be achieved 
at a cost of about $225,000. 

Hearing On Bill Halving the Tax Rate 
On Improvements. 

The hearing before the Joint Commit­
tee on Cities of the Senate and .\ssembly 
on the Salant-Schaap Bill was held last 
Wednesday before a crowd of interested 
spectators who well filled the Senate 
chamber. The bill seeks to reduce the 
'ax rale on all buildings ten per cent. 
per annum for five years, so that at 
the end of five years the tax on im­
provements will be one-half the tax 
rate on land. 

The opponents to the bill started the 
argument and soon showed the far-
reaching and confiscatory effect of the 
measure. The proponents for the meas­
ure argued against all forms of land 
speculation and some of them went so 
far as to say that no human being 
should be permitted to own land. The 
many questions asked of the proponents 
by the senators and assemblymen soon 
revealed the fact that they understood 
the measure and were opposed to it. 

The opposition was lead by Henry 
Bloch, Dr. Harvey W. Berg, Allan Rob­
inson and Dr. .\. Korn; while Benja­
min C. Marsh, chief advocate of the 
bill, assisted by Dr. Henry Moskovitch 
and .Alexander Law, representing the 
New York City Tenant's Union, led 
the proponents. 

The committee, with Senator Cullen 
as chairman, after listening attentively 
for four and one-half hours, took the 
matter under advisement and for con­
sideration in executive session. It is 
confidently expected that the bill will 
not be reported out of committee. 

Will Survey for Queens Canals. 
Governor Sulzer has signed a bill 

which makes an appropriation covering 
the estimated cost of making an engi­
neering survey for the proposed canal to 
cross Queens Borough from Flushing 
Creek to Jamaica Bay, and also of mak­
ing a survey for a canal to extend from 
Newtown Creek to Flushing Creek. A 
bill in the Legislature provides for a 
referendum vote on an appropriation of 
$40,000,000 in bonds for the improvement 
of State canals, included in which is an 
item of $12,000,000 for the construction 
of the Flushing-Jamaica canal. In the 
Record and Guide of January 27, 1912, 
will be found a map with description 
of the route of the proposed canal. 

• 

Licensing Engineers in New York. 
A bill to require engineers to pass ex­

aminations and receive licenses before 
practising their profession in New York 
State is again being considered in the 
New York Legislature. The bill was 
introduced by Mr. Larrimer and is No. 
1126 on the Assembly files. In general, 
it is similar to the McGrath bill, intro­
duced two years ago, and has the back­
ing of the Technical League of America. 
The committee in charge of the bill gave 
a hearing upon it April 1. A number 
of engineers appeared in opposition. 

LEGISLATION ENACTED. 
Chap. 232—By Senator Healy, amend­

ing section 3370 of the Code of Civil 
Procedure in relation to the compensa­
tion of condemnation commissioners. 

Chap. 140—By Senator Pollock, 
amending section 1688-f of the Code of 
Civil Procedure in relation to evidence 
in actions and proceedings involving ti­
tle to real property. 

Chap. 142—By .Assemblyman McMa­
hon, amending section 990 of the Great­
er New York Charter in relation to pro­
ceedings for street openings. 

Chap. 209—By Senator Carswell, 
amending section 311 of the Real Prop­
erty Law in relation to the certificates 
of authentication of acknowledgments 
and proofs of deeds, mortgages or other 
instruments relating to real property. 

Chap. 181—By Assemblyman Walker, 
amending section 121, Insurance Law, in 
relation to the standard fire insurance 
policy of the State of New York and the 
adjustment of losses thereunder. 

Chap. 182—By Senator Ramsberger, 
amending sections 181, 182, repealing 
section 183 and renumbering section 184 
as 183, Insurance Law, in relation to 
surety companies. 

Chap. 215—By Senator Foley, amend­
ing section 170 of the Insurance Law in 
relation to the capital of title, credit 
guaranty and securities guaranty cor­
porations. 

Chap. 137—By Senator Wagner, con­
tinuing the commission created by chap­
ter 561 of the Laws of 1911, entitled "An 
Act to create a commission to investi­
gate the conditions under which manu­
facture is carried on in cities of the first 
and second class in this State, and mak­
ing appropriation therefor," and to en­
large the scope of the investigation of 
the commission and making an appro­
priation therefor. 

."̂ .Iso ten bills, three by Senator Wag­
ner, and seven by Assemblyman Jack­
son, amending the Labor Law as fol­
lows : 

Chap. 194—In relation to fire preven­
tion in factories. 

Chap. 195—In relation to the housing 
of factory employees. 

Chap. 196—In relation to ventilation 
in factories and the removal of impuri­
ties and of excessive heat therein. 

Chap. 197—In relation to seats in 
factories and other establishments for 
female employees. 

Chap. 198—In relation to the clean, 
sanitary and safe condition of factory 
buildings. 

Chap. 199—In relation to protecting 
the lives, health and safety of employees 
in dangerous trades. 

Chap. 200—In relation to the physical 
examination of children employed in fac­
tories and cancellation of their employ­
ment certificates because of physical un­
fitness. 

Chap. 201—In relation to foundries. 
Chap. 202—In relation to elevators and 

hoisting shafts in factory buildings. 
Chap. 203—In relation to fire alarm 

signal systems and fire drills. 

THE NEW TARIFF BILL. 

Must Pay a Higher Scale. 
The Public Service Commission has 

adopted a resolution directing subway 
contractors to pay the prevaling rate of 
wages for bricklayers to the men en­
gaged by them in laying brick in asphalt 
for the waterproofing of the subway 
structure. 

It has been the practice of contractors 
to employ a grade of labor called "wa-
terproofers" for doing this work, and 
these waterproofers are not paid as 
high wages as bricklayers command. 
The executive committee of the Brick­
layers' unions protested to the Public 
Service Commission and claimed the 
work for their trade. 

Reduces the Rates on Building Mate­
rials —Rough Lumber on Free List. 
Congress met in special session on 

Monday, .A.pril 7, and a new tariff bill 
was at once presented in the House, 
whence it will go to the Senate, perhaps 
to be considerably modified. Among the 
tentative items on the bill are these: 

Rough lumber, hewn timber, shingles, 
and lath, iron ore and nails, asbestos, 
common clay, coal, copper ore, crude 
rubber, statuary and turpentine are put 
on the free list. 

Rates on all brick have been cut on 
the average from 30.23 per cent to 10.28 
per cent, tile from 47.84 per cent to 23.36 
per cent, and asphalt from 37.05 per cent 
to 9.62 per cent. 

Window glass has been given an aver­
age reduction on all glasses of from 
46.38 per cent to 28.31 per cent. Plate 
glass, which may be considered a lu.x-
ury, still retains a duty of nearly 40 per 
cent, the average being 38.45 per cent in 
place of the duty of 63.95 per cent in the 
law. 

Sawed cabinet woods, which were 12.75 
per cent in 1912, are now 10 per cent; 
casks, barrels, etc., which were 30 per 
cent, are now 14.77 per cent, and house 
furniture, which was 35 per cent, is now 
15 per cent. 

Lime, from 5 cents per cwt. to 5 per 
cent ad valorem. 

Portland, Roman and other hydraulic 
cement, reduced from about 32 cents 
per barrel to 5 per cent ad valorem. 

Plaster rock or gypsum, crude, ground 
or calcined, pearl hardening for paper 
makers' use, Keene's cement, or other 
cement of which gypsum is the compo­
nent material of chief value, and ce­
ments not otherwise provided for, 10 
per centum ad valorem. 

Marble, rough, from 65 cents to 50 
cents a cubic foot. 

Marble articles, from SO per cent to 45 
per cent ad valorem. 

Granite and building stone, dressed, 
from SO per cent to 25 per cent ad va­
lorem. 

Steam engines, printing presses, ma­
chine tools, from 30 to 15 per cent. 

Ocher and ocher earths; present rates 
range from J4 cent to H cent a pound; 
proposed rate, 5 per cent ad valorem. 
Orange mineral, from 3% cents a pound 
to 25 per cent. Zinc oxide, from 1 cent 
a pound to 10 per cent. Paints, colors, 
etc., from 30 per cent to 15 per cent. 
White lead, from 3 cents a pound to 25 
per cent. 

Pig iron and slabs, which were 16.35 
per cent and 17.79 per cent, have been 
cut to 8 per cent in each case; beams, 
girders and all other structural iron, from 
23.20 per cent to 12 per cent, and forg-
ings from 30 per cent to IS per cent. 

Round iron, from $8 and $12 a ton to 
8 per cent. 

Iron and steel forgings, from 30 per 
cent to 15 per cent. 

Sheet steel or iron, now $6 to $18, cut 
to 20 per cent. 

Tin plate, now $24 a ton, cut to 20 
per cent. 

Steel wire, 20 per cent. 
Bolts, with or without threads or nuts, 

IS per cent; cast iron pipe of every de­
scription, 12 per cent; chain or chains of 
all kinds of iron or steel, 20 per cent; 
table, kitchen and hospital utensils, 25 
per cent; rivets, studs and steel points, 
20 per cent; screws, 25 per cent; copper 
in rolled plates, sheets and rods, 5 per 
cent; lead-bearing ores of all kinds, one-
half cent per pound on the lead contained 
therein; lead dross and lead bullion, 25 
per cent; nickel, 10 per cent; in sheets or 
strips, 20 per cent. 

—Railroad earnings still show liberal 
gains, and the supplies of manufactured 
goods generally are relatively light. 
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BUILDING MANAGEMENT 
Conducted by Raymond P. Roberts, Building 

Manager for the American Real Estate Company. 
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JANITOR'S WORK. 

Its Weil-Doing Essential to the Success 
of a Building. 

BY JOHN L. PARISH. 

O NE of the indispensable requisites 
of the successful management of an 

investment property of the apartment 
house order, is a good janitor. -And it 
may as well be recorded here as else­
where, that a really good janitor is one 
of the rarest among the phenomena of 
human nature. 

If the building is big enough and the 
social and financial grade of the ten­
antry seems to justify the distinction, 
the janitor is called "Superintendent." 
This often inspires a generally reluc­
tant flame of personal pride and 
prompts the superintendent to dress the 
part a little better than if he were a 
plain janitor. But whether it has any 
effect upon the question of effici­
ency and fidelity is still an undeter­
mined issue. 

His Large Responsibility. 
From every point of observation the 

office is seen to be one of much respon­
sibility and of unusual opportunity. The 
janitor (or superintendent) stands in a 
peculiarly intimate relation to both the 
landlord and his tenants. It is not too 
much to say that he has it within his 
power, in nearly every case, to make 
the property successful or unsuccessful 
as an investment. 

But, speaking generally, the janitor 
seldom appears to appreciate either his 
opportunity or his responsibility. Sel­
dom does he appear to realize that there 
is any harmony of interest between him­
self and his employer. Because of this 
the janitor has to be closely supervised 
by the owner, if the latter is to make 
the best out of his investment. 

For to the owner the proper manage­
ment and upkeep of his property is vital 
to its financial success. And it appears 
to be fully demonstrated in practice that 
the degree of financial success is in ex­
act proportion to the showing made by 
the janitor, or superintendent. And the 
scale of efficiency of these gentry ranges 
between conspicuous success and 
equally conspicuous failure. 

Uses Too Much Coal. 
Vp in the Bron.x there is a janitor 

who is burning two tons of furnace coal 
a day in the heating of two 50-foot 5-
story flats. His furnace room is like a 
Turkish bath in temperature, but there 
is no excess of heat above the basement. 
And dirt and debris lie heaped in every 
corner. He is paid $60 a month for this 
and has his rent, fuel and light free. His 
opportunities for earning from the ten­
ants are not so good as they are in the 
batter class of apartments, but they 
make a substantial addition to his sal­
ary. He carries the odor of liquor on 
his breath nearly always and is untidy 
and slovenly in appearance, and offen­
sive in his manner toward the tenants. 
He is so conspicuous a failure that the 
l.iuildings, though fully rented, are being 
carried through the winter months at a 
deficit. When asked why he kept this 
janitor tlic owner replied that he would 

"fire" him in a minute if he knew where 
to get a better one. 

In another instance a broker brought 
a prospective buyer to inspect a large 
apartment house situated in one of the 
better residential neighborhoods in Har­
lem. The building was of better than 
average construction and finish, but its 
condition was beyond description for 
filthiness and neglect. 

.•\nd this was its appearance after the 
janitor had been notified by the owner 
that a possible customer was coming 
up for an inspection and he wanted the 
premises thoroughly cleaned up and 
made presentable. This janitor was a 
spruced up dandy of about 28, and un­
married, and a famous favorite of most 
of the domestics in the vicinity. He 
neither knew nor cared the first thing 
about the care of property and when re­
proached for his laziness and neglect, 
placidly advised his employer to get 
somebody else to take his place. 

Good Janitors are Rewarded. 
But there are good janitors in many 

of the better classes of apartment 
houses. Indeed, the good janitors soon 
or late all attain to the command of the 
b'utler positions, and these are, of 
course, found in the larger and finer 
buildings. Yet even in these buildings 
there are wide gradations in the quality 
of service obtainable from the superin­
tendents. The price of satisfactory effi­
ciency is eternal vigilance on the part 
of the owner. For there is no other 
school for the training of janitors and 
superintendents than the school of ex­
perience. And the recruits for this sort 
of service are often of so poor quality 
that they cannot or will not learn even 
in that school. 

An owner whose properties show up 
so well that they are the subject of re­
mark by all who have inspected them 
was asked how he managed to get such 
uniformly excellent service out of his 
superintendents. He said: "I never fail 
to visit and inspect thoroughly my 
properties at least twice a week, and 
often three or four times. It is an aw­
ful nuisance, but it is the only way to 
keep up the efficiency of these men. I 
pay them good salaries and I feel then 
that I have the right to exact good ser­
vice. 

No Drinking Men Employed. 
"I will not, for instance, have a drink­

ing man in my employ in such a posi­
tion. I have only recently made a 
change on that account. I detected the 
odor of liquor on the breath of a man, 
a young man who had his wife and two 
nice children living in the house, and 
who was otherwise attending to his 
work quite properly; I spoke to him 
about it, telling him I did not like it. 
Shortly after that he repeated the of­
fence and then I warned him. On the 
third offense I fired him. Tenants of 
the class we cater to are entitled to 
prompt and efficient service from the 
house staff, and to decent appearance 
and courteous behavior also. And it 
means money in my pocket for me to 
see that they get it. So it pays to be 
constantly attentive to this branch of 
my service." 

Brokers whose business requires them 
to show properties of this class to their 
clients have often been embarrassed by 
defects in their appearance that could 
be cured by timely applications of soap 
and water, and have often wished that 
owners could realize how important it 
is to their own interest that their prop­
erties should in every part, in the boil­
er-room no less than in the entrance 
hall, make a favorable impression on 
first view. 

HELPFUL MANAGERIAL HINTS. 

How to Clean Battery Jars.—Keeping 
Doors in True. 

By the use of slender strain bars or 
wires, which are tightened at will, a 
large factory has practically done away 
with delays resulting from doors, screens 
and gates that drag. The bar runs from 
the outer lower corner to the inside 
upper corner of the door, and tightens 
by a double-threaded nut, or turn buck­
le, exactly atfer the manner of the strain 
bar under a freight car. 

Cleaning Battery Jars. 
Wipe off the jars inside and out, 

with a piece of waste soaked in kero­
sene. The oil softens the dirt and re­
moves the saline deposits on the walls 
of the jars and leaves the jars with a 
greasy surface, which will not allow 
them to form again. Care should be 
taken to remove all superfluous oil, as 
it gathers dust; also be careful to keep 
oil from connecting joints, as this tends 
to destroy electric contact. 

QUESTIONS 
and A N S W E R S 

Correcting Hot-Water Troubles. 
With reference to Mr. Joseph H. 

Booth's article "Correcting Hot-Water 
Troubles" in your issue of January 25th, 
would say, that I reside on the top floor 
of a five-story apartment. When a ten­
ant on a lower floor draws the water, 
not a drop reaches me until he turns 
the water off. Perhaps you can suggest 
a remedy. 

.\nswer.—The trouble you complain of 
may be caused by insufficient pressure, 
especially if the water supply of the 
apartment house is taken from the street 
mains. Very often this pressure is not 
sufficient to raise the water to your 
apartments when anybody else draws it 
on a floor below. The remedy for this 
condition is the installation of a pressure 
tank in the cellar or a storage roof 
tank of sufficient capacity to supply the 
demand per hour in your building, 
which probably would not require extra 
pumping facilities. It very often hap­
pens that the water pressure is lower 
in the day time than it is at night, and 
if such is the case the street pressure 
may be sufficient to fill the reserve tank 
over night so that an adequate supply 
of water can be obtained on every floor 
of the building simultaneously at any 
time. This change could be effected at 
slight cost. 
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L 
Cuts Down Drilling Costs. 

The Daugherty-Smith-Phillips Com­
pany, 500 West Division street, Chicago, 
111., is turning out a drill that is said to 
operate from five to ten times faster 
than the old hand method. It is an adap­
tation of the Phillips spring hammer to 
the uses of a drill. The spring hammer 
affords quicker work, hence lower drill­
ing cost. A rapid light blow is struck 

the tool, and, the drill being constantly 
shifted back and forth, a reaming, grind­
ing and pulverizing takes place, making 
it impossible for the tool to hang thus 
greatly facilitating the work. 

Essentially the hammer consists of a 
plunger and compression spring work­
ing in a metal cylindrical casing. The 
plunger is slotted to receive a rachet, 
which is on the end of the crankshaft. 
As fast as the crank is turned the rachet 
teeth engage the plunger, forcing it back 
against the spring, and upon release of 
the rachet the plunger is driven with all 
the force of the spring against the drill. 

The hammer can be used with a breast 
plate and two cranks on opposite quar­
ters if desired, as it is so constructed 
that the crank can be worked on either 
side of the hammer, right or left-handed. 
The spring has a tension by turning the 
thumb-wheel in the handle and increas­
ing or decreasing the compression. In­
stead of standing to one side of the 
drill, as in hand drilling, the workman 
can stand directly in front of the hole 
and take every natural advantage of 
this position. The illustration shows the 
spring hammer used with an extension, 
which consists of three pieces of steel 
tubing, and in this way the hammer can 
be used in scaffold work, which is said 
to be a great time and labor saver. 

is introducing a sheet packing that 
should commend itself to Ijuilding man­
agers in search of a long wearing pack­
ing and especially in cases where re­
frigerating plants aire operated. The 
company makes this packing of a mate­
rial which increases in toughness the 
more it is wet and makes the' claim that 
no rubber-rotting liquids, gases, oils, 
ammonia, or water can harra it. It is 
said that this material has great pres­
sure-resisting tensile strength, that it 
caulks well, peels readily from the joint 
for renewals and yet has clinging ten­
dency which makes an absolutely tight 
connection. 

Detecting Engine Trouble. 
The detectorphone is the application 

of the surgical stethoscope to machin­
ery. As the name implies it is a device 
having an electro-microphone receiver 
at one end of a wire while at the other 
end is a feeler like a surgical probe of 
sensitized steel. When the engineer is 
in doubt regarding the behavior of in­
visible parts of the engine, he merely 
places the receiver to his ear and runs 
the "feeler" along the engine and is 
thereby able to detect destructive ham­
mering long before bearings or cylinder 
heads are endangered. The device is 
sold at a reasonable price and has a 
particular application in the operation 
of isolated plants. It is manufactured 
by the Boston Talking Machine Com­
pany, of 22 .\imes street, Boston, Mass. 

Stops Back-Pressure on Engines. 
It frequently happens that when ex­

haust steam from engines is used for 
heating purposes, there is a back-pres­
sure which is very harmful to engine 

parts. A device is being put upon the 
market by the Monash-Younker Com­
pany, of 123 West 42d street, which ob­
viates this trouble. The illustration 
shows the construction of this device 
and those who have used it say that it 
accomplishes very satisfactorily what it 
is designed to do. The device is also 
applicable where exhaust steam is used 
for drying purposes. 

A New Sheet-Packing. 
The Endura Manufacturing Cor;pany, 

of 6301 Eastwick avenue, Philat'elphia, 

High Power Portable Drill. 
The Standard Electric Tool Company, 

Cincinnati, Ohio, has developed and is 
now placing on the market a new uni­
versal portable electric drill in four sizes, 
one-quarter, five-sixteenths, one-half and 
three quarters inch. 

These drills operate from any lamp 
socket on either alternating current or 
direct current circuits, and they will also 
run satisfactorily on low-frequency cir­
cuits as well as on 60-cycle series com-
mutating type motors of special design. 
Absence of any tendency to run hot arc 
noteworthy features of these tools. An 
improved method of forced ventilation 
is also used. 

Holds Joists Securely. 
The Lane Brothers Company, of 

Poughkeepsie, N. Y., have a joist hang­
er which is said to save considerable 
time in framing. Their device is the 
result of long continued experience 
looking to the absolute security of 
joists where they abut their beams 
in frame buildings and does away with 

n-. 

the insecure process of spiking. The 
accompanying illustration gives a very 
comprehensive idea of how the problem 
was solved and incidently provides a 
means of noting the method of gaining 
support by reinforcing the carrying lugs 
as they drop from the top of the beam 
lo the bottom of the joists. 

Summer Comfort in Offices. 
New York has been called the canyon 

of the winds. Even on a torrid August 
day the occupant of the skyscraping of­
fice building, though far removed from 
the blistering pavements, must sit and 
swelter in a stuffy office because his 
papers are liable to be blown out of the 
window by a sudden gust of wind the 
moment he opens his windows. If he 
uses an oscillating wall fan, his nerves 
are constantly wrought up through fit­
ful grabbing of shifting documents. 
The stationary desk fan ruffles up his 
hair and his temper and makes perspira­
tion preferable to annoyance. 

But there seems to be a solution to 
the problem this year in the form of a 
new idea in desk fans being introduced 
l y the Racine Electric CompaiUy, of 
Racine, Wis. The manufacturers con­
tend that it removes every fan objec­
tion, because it projects the air away 
from, rather than toward, the person 
sitting near. The accompanying illus­
tration shows the application of the fan 
for table use. The fruit piled above 
the blades is used to demonstrate, as 
possibly nothing else could do in an il­
lustration of this sort, the fact that it 
affords a rest for books or other desk 
equipment that otherwise would occupy 
valuable desk space. 

In operation, the fan forces the air 
upward from the desk, dilates it_ as it 
strikes the deflecting surfaces directly 
above, and gives a circulating movement 
to the heated, impure air above the 
workers' heads, and so forcing it out 
of the room through windows opened 
at the top and at the same time permit­
ting fresh air to find access to the room 
through the same avenue. 
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The project for a civic center in Mt. 
Vernon seems now to be assured, as 
the bills introduced into the Legislature 
by Assemblyman Bovie, authorizing the 
Mt. Vernon city authorities to issue the 
required bonds, have been enacted. 
Among the new structures immediately 
contemplated are a municipal building 
and buildings for the fire and police de­
partments. 

An interesting collection of consular 
reports on the street cleanng methods 
ol the principal cities of Europe is con­
tained in the "Daily Consular and Trade 
Reports" for March 12. A number of 
these cities, it appears, have introduced 
motor-driven sweeper suction machines. 
These machines are yet in the experi­
mental state, but the time is probably 
not far off when pavements may be 
cleaned without stirring up clouds of 
dust. 

The Cullen-Levy bill, signed this week 
by the Governor, authorizes every city 
in the state to exercise all the functions 
of local self-government that do not 
involve structural changes in their ex­
isting charters or that do not conflict 
with general state laws. New York 
City, for example, may establish salary 
schedules and pension systems for all 
classes of employees, but it may not al­
ter the structural organization of any 
department. It may install a municipal 
lighting plant, operate markets and 
warehouses, or license occupations gen­
erally. In short, the city will no longer 
be limited to activities specifically 
enumerated, but there is no transfer 
power from one department to another. 
The bill is one of a series of five 
measures which embody the Municipal 
Government Association's home rule 
programme, a programme which is be­
ing pushed in other states as well as in 
New York. 

Adjusting Building Heights. 
The Record and Guide published in 

its issue of last week a list of the limita­
tions on the height of fire-proof build­
ings which are now imposed in certain 
of the larger American cities. These re­
strictions belong to two general classes. 
Many cities simply put a rigid absolute 
limit upon the number of feet which 
a building is allowed to rise. This limit 
varies between 125 feet, as in the case 
of Boston and Scranton, and 200 feet as 
in the case of Chicago, Cleveland and 
Newark. Other cities make the legal 
limit proportionate to the width of the 
widest street on which it is situated, 
the ratio usually being two and one-half 
times the width of the street. Buffalo 
has a special provision which limits 
buildings to a height of more than four 
times that of its smallest horizontal 
dimension, but such a restriction, while 
it might operate beneficially in certain 
cases, would not meet the situation in 
New York City. A few cities impose 
more severe restrictions on lofts and 
stores than they do upon office build­
ings. 

It is very much to be hoped that no 
attempt will be made to apply rules of 
this kind to the case of New York. The 
principle of adjusting the limit to the 
width of the street or streets on which 
it is situated has an obvious propriety 
and should be adopted in some form, 
but not in the form which it has ob­
tained in other American cities. Mr. 
Ernest Flagg in a letter in the Times 
points out the weakness of the usual 
methods of regulation adopted in this 
country. They do not really accom­
plish the purpose which they are in­
tended to accomplish. They do not in­
sure light over the streets and for the 
buildings themselves. They do not pre­
vent congestion. They do not secure 
equality of treatment as regards light 
between adjacent owners. They do not 
contribute toward the good looks of the 
city or make the fire risk a negligible 
quantitj'. 

The plain fact is that public opinion 
will not consent to a limit of height low 
enough to be really effective. .As Mr. 
Flagg points out, the limit of all build­
ings on a sixty-foot street should be 
not more than six stories—in case the 
recognized evils of tall buildings are to 
be effectually done away with. If they 
are allowed to rise as high as twelve 
stories, all the disadvantages of the sky­
scraper are permitted to continue, al­
though in a somewhat less acute form 
than is now the case. Yet it is evident 
that if a limit were proposed which 
would really do away with these disad­
vantages, it would not have a chance of 
adoption and it would tend for many 
years to lower real estate values in cer­
tain parts of Manhattan. 

Mr.. Flagg concludes, consequently, 
that if a limit of height, low enough to 
be really effective, cannot be obtained, 
it would be better to have none at all. 
Why burden the statute book with a 
law that will not accomplish the pur­
pose for which it was designed? A 
limitation of twelve stories in streets 
sixty feet wide and of twenty stories in 
streets or avenues one hundred feet 
wide would mean that the maximum 
limit would soon become the minimum, 
and that New York would continue to 
suffer from the same disadvantages as 
at present, the only difference being 
that the unwholesome conditions would 
be spread over a somewhat larger area. 

The alternative is to abandon the idea 
of a rigid limit and seek to accomplish 
the desired end by more flexible means. 
There is no necessary objection to sky­
scrapers merely because they are tall. 
If every skyscraper was surrounded by 
a sufficient amount of light and air, the 
city would not suffer from any of the 

evils against which such a strenuous 
protest is now being made. The evils 
come from c'rowding too many sky­
scrapers within a certain area. If they 
could be properly separated they would 
not obstruct one another's light and 
would not be materially dangerous in 
case of fire. The idea is, consequently, 
to permit the erection of tall buildings 
to any economically practicable height, 
provided a sufficient distance divides 
one skyscraper from another. A gen­
eral limit of height could be established 
low enough to be effective, which cer­
tainly could not be more than once the 
width of the street, but on a certain 
percentage of each lot no such limit 
would apply. 

It is suggested that at least thirty per 
cent, might be covered with a tall 
building without any congestion and 
without depriving the street of light— 
provided the tall part of the building 
will set back somewhat from the street 
line. On corner lots and those facing 
open squares a greater percentage of the 
area might be allowed for towers than 
is the case in less advantageously situ­
ated places. Property owners should 
be permitted to exercise the right of sell­
ing their privilege of building light to 
the owners of the adjoining land, and 
this knowledge would undoubtedly pos­
sess a substantial value. The result 
of such a limitation would be that every 
avenue frontage in the central parts of 
Manhattan would gradually be improved 
with one or at the most two skyscrapers 
occupying somewhere between forty and 
fifty per cent, of the frontage and rare­
ly rising to more than twenty stories. 

Some objection may be raised to the 
effect which such a provision would 
have on the appearance of the city; but 
in the opinion of the Record and Guide 
the consequences of such a method of 
restriction upon the architectural ap­
pearance of New York would be wholly 
advantageous. New York can never be 
a well-proportioned and good-looking 
city in the sense that Paris is good-
looking. The process of erecting sky­
scrapers has been carried too far. 
From the architectural point of view, 
it must be picturesque or nothing, and if 
as a consequence of the proposed method 
of restriction it should become a city of 
detached towers, the result would be 
unique and would afford our architects 
the opportunity of building the most in­
teresting monuments erected to business 
energy and enterprise that the world 
has ever seen. It should be remembered 
also that under this plan the main cor­
nice line on any street and avenue 
would be uniform and would be pro­
portionate to the width of the street, so 
that a certain orderly arrangement 
would be substituted for the existing 
chaos. It is sincerely to be hoped that 
the committees now engaged in the 
study of this problem will give careftri 
attention to Mr. Ernest Flagg's pro­
posed solution. 

Broadway Express Stations. 
The Record and Guide cordially sym­

pathizes with the attempt now being 
made by the Broadway business men 
to secure the location of the express 
station on the Brooklyn Rapid Transit 
line at 42d street. If it is physically 
possible to make this change it certainly 
ought to be made. Under the circum­
stances the argument made in favor of 
the 48th street station, viz., that it will 
relieve congestion and distribute busi­
ness, has no force. A general policy of 
locating express stations, which looks 
in the direction of distributing business, 
has much to recommend it; but in the 
present instance the result would be, 
not any distribution of business, but a 
large amount of public inconvenience. 
The 1 resent and future importance of 










































































































