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• P R O G R A M VS. P R O T E S T IN CITY ECONOMY 
I I 

Only After the Public Knows What Specific Things it Wants to Have Done 
in the Next Four Years Will it Know How to Judge Candidates for Office. 

-Article III, Part I-

B — t e i . 

By HENRY BRUERE, Director, Bureau of Municipal Research. 

ON APRIL 8, 1913, a group of prom­
inent citizens, who are also large 

taxpayers or the representatives of large 
taxpaying interests, issued a demand for 
economy in city government. Year 
after year, particularly in seasons when 
thoughts of election arise, taxpayers 
have issued similar statements. 

Taxpayers' Interest in Government. 
To one who stops to think about it, 

it is a remarkable thing that govern­
ments are able to take by power of 
taxation the large sums that they do 
t?.ke from private property owners. 
Think of it! In 1913, New York City 
will collect out of the surplus earnings 
of taxpayers $151,607,084.85. The econo­
mist will say, and with justification, that 
many of these taxpayers are only givina; 
back to the city that which the city has 
bestowed upon them through its growth. 
The fact remains that they do give it 
back, and each year in increasing sums. 

Taxpayers' Interest in Efficiency. 
Titne after time the suggestion has 

been made that if taxpayers would con­
tribute a small sum, a fraction of one 
per cent, of their annual tax bills for 
continuous observation of city business, 
many times their contributions would be 
saved to them in reduced tax bills. This 
may be true, but it is also true that 
taxpayers do not look upon the problem 
of city expenditures with a single mind. 
What is an imposition to one taxpayer 
is a benefit to another. City expendi­
tures are a complexity of balancing detri­
ments and benefits. Taxpayer .\, who 
prefers bottled water to the water which 
the city supplies, because sometimes 
Croton water is discolored and looks in­
jurious, is in favor of spending $8,000.-
000 on a filtration plant. Taxpayer B. 
to whom the cost of bottled water is of 
no consequence, and who is assured that 
discoloration does not mean danger in 
the city's supply, looks with hostility 
on an $8,000,000 filtration proposal. 
Taxpayer A, whose children attend pri­
vate schools, accepts as a burden of 
citizenship or a duty of patriotism in­
creasing taxes for schools. Taxpayer 
B, whose children attend public school 
will vote blinndfolded for any increase 
in tax bills, if the increase is to be used 
for public education. 

Do All Taxpayers 'Want Economy? 
The problem of economy in municipal 

expenditures is a problem of ferreting 
out those expenditures which benefit no 
one and which work to the injury of all 
ta.xpayers. Even when such expendi­
tures are found, it is quite a diflferent 
thing to arouse sufficient interest in tax­
payers to lead them to take the neces­
sary steps to compel economy. The fact 
of being a taxpayer does not make a 
man unwilling to tolerate and sometimes 
to participate in municipal grafting. 

Taxpayers own disorderly houses and 
connive at police corruption; taxpayers 
own saloons and connive at violation of 
the excise law; taxpayers cause needless 
expense to the city by failing to take 
simple precautions against fire. These 
conflicts between greed and law cost 
taxpayers money for police salaries, 
courts and jails. In no class of ex­
penditure has the city been more wan­
tonly exploited than in expenditures for 
the purchase of land, but all real estate 
bought in New York City for city pur­
poses is bought from taxpayers. I have 
yet to hear of a single case, although, 
doubtless, it may have occurred, where 
a taxpayer oflfered to sell his land to 
the city at assessed valuation. 

•Where Taxpayers are Blamable. 
Taxpayers object to over-assessment, 

but taxpayers have not made right as­
sessment easy through the registration 
of the true consideration rn sales. Tax­
payers own the tenement houses of the 
city, and taxpayers know or might eas­
ily know the provisions of the tenement 
house law and the sanitary code with 
which they are required to comply; but 
it costs the city hundreds of thousands 
of dollars to make taxpayers comply with 
these simple precautions against disease 
and immorality. 

Taxpayers as a class, therefore, are 
neither for nor against efficient govern­
ment, except at the moment when the 
tax bill must be paid and eflficient gov­
ernment promises a lower bill next time, 

. \s a first step in obtaining real econo­
my in city government I commend to 
taxpayers in New York City considera­
tion of those things which taxpayers 
themselves can do to eflfect economy. 

Welfare vs. Retrenchment. 
My conviction is that it will continue 

futile for taxpayers, as taxpayers, to pro­
test against the increasing cost of gov­
ernment, until the public is convinced 
that better conditions of living can be 
established as a result of city govern­
ment activity, if the work of city govern­
ment is made efficient, and waste is 
eliminated. 

The humblest citizen paying his taxes 
in the diluted form of rent or increased 
cost of food, but realizing that extrava­
gance and corruption in city government 
means less education for his children 
and less health and protection for his 
family, has a stronger motive and wider 
potential influence for economy than can 
be exercised by the .\stor estate with 
all its millions of taxable property. 

Two Things to Be Done. 

Taxpayers, if they want lower taxes 
and more service must do two things: 

1. They must organize upon a posi­
tive program of activity instead of a 
negative program of retrenchment. 

2. They must continue day after day 
to interpret waste and ineflficiency in 
terms of deprivation of beneficial ser­
vice. 

The Bureau of Municipal Research, 
whatever may have been its accomplish­
ments, is unquestionably the only agency 
ever established in any American city 
that has worked consecutively for eight 
years with the single purpose of obtain­
ing efficiency in city government. Many 
taxpayers contribute to the support of 
the Bureau of Municipal Research. But 
the Bureau never would have been estab­
lished, nor would it ever have been able 
to conduct its work on its present scope 
had it not been able to obtain support 
from men and women who want govern­
ment to be efficient, not to lower tax 
bills, but to save lives, improve the com­
fort and convenience, and advance the 
welfare of all the people of the city of 
New York, and not merely those who 
directly pay taxes, 

A Motive Is Necessary. 
What is true in New York is true the 

country over. So long as cities relied 
upon the expected but rarely realized 
eflfective protest of taxpayers to keep 
down the cost of government or to make 
government efficient, government con­
tinued wasteful and ineflficient. But any 
city, such as Des Moines, that comes to 
realize that efficient city government 
means advantageous commercial adver­
tisement, and that wasteful city govern­
ment means forfeiture of ability to 
obtain improvements and satisfaction of 
pressing demands for city betterment, 
immediately acquires a motive that is 
enduring for city efficiency.. The 
whole commission government move­
ment sprang out of Galveston's sudden 
realization, as a result of its flood, that 
every citizen of Galveston had a vital 
interest in the efficiency of its city gov­
ernment. The city government at that 
juncture was the only agency competent 
to relieve the needs of all citizens, and 
in a position to undertake the work of 
the town's reconstruction. This dra­
matic episode has helped more than 250 
cities now under the commission plan 
to realize the relation of eflficient gov­
ernment to general community welfare. 

The present administration of the city 
government went into office pledged to 
economy and efficiency, but it probably 
never would have gone into oflfice had it 
not been pledged to municipal owner­
ship of rapid transit lines. The next 
mayor will probably go iiito office 
pledged to economy and eflficiency, but 
from present appearances his election 
will be aided more by his advocacy of 
police reform than by his pledges to 
economize. This will be true, despite 
thfe fact that the most important steps 
necessary to bring about efficiency in 
the police are the same as those neces-

file:///stor


1082 RECORD AND GUIDE May 24, 1913 

sary to bring about eflficient and eco­
nomical management of any other branch 
of the city government. 

A Definite Program Needed. 
The next administration of the city 

will not be as efficient as taxpayers may 
reasonably expect it to be unless tax­
payers formulate now a definite program 
which will compel candidates for office 
at least to realize that indignation 
against the police and promises of law 
enforcement are not sufficient to pre­
vent unnecessary increases in the budget, 
extravagance in contracts and in pay­
rolls and supplies. 

This is the time for taxpayers to 
anticipate the steps that Mayor X, 
Comptroller Y and Commissioners A, 
B and C will have to take to increase 
the efficiency of city management, and 
thus to reduce or check taxation. The 
way to eflficiency and economy is clear. 
President Miller has saved, on the basis 
of the 1908 appropriation for his bor­
ough, three-quarters of a million dollars 
in four years. When asked how he did 
it, he said, "By wanting to and then do­
ing it." 

There is no mystery in efficient gov­
ernment. It is merely a matter of desire, 
intelligence and method. The method 
has been worked out. It is partly ap­
plied. Taxpayers should compel candi­
dates to talk in specific terms compatible 
with information now available regard­
ing what they propose to do to effect 
economy and establish eflficiency. To 
talk intelligently they must know what 
has been done and what needs to be 
done. Oratory will not effect economy, 
nor will mere honesty of intention. 
Taxpayers will continue to protest next 
year and the year after next, unless they 
now list those improvements achieved 
during the past four years that should 
be retained, and those improvements 
which good administration may easily 
effect in the four years to come. 
Are These Gains Worth Holding? 

More important to the future welfare 
of the people of New York City and the 
efficiency of its government than police 
exposures, is the completion by the pres­
ent administration of the accounting and 
auditing reorganization throughout the 
city government. This reorganization 
enables every department head and po­
tentially every taxpayer, to look squarely 
in the face the exact facts regarding city 
business. That is all that efficient city 
accounting means. Police scandals will 
not exist when officials and citizens are 
compelled to look squarely in the face 
facts regarding police administration. 
When the same standards of adminis­
trative efficiency that are represented by 
the new accounting system are estab­
lished in the police department, now 
protected by law from public inspection, 
police scandals will be made as difficult 
as police efficiency will be made easy. 

Unexpended balances, aggregating 
$9,000,000, were brought to light and 
sent back into the general fund for re­
duction of taxation in 1911, This -was 
made possible because for the first time 
in the history of New York the accounts 
in the Comptroller's office were made to 
harmonize with the accounts in the 
Water Department, Street Cleaning De­
partment, and the other departmetits of 
the city government. For years Comp­
trollers had kept accounts open because 
they had no way of knowing what lia­
bilities not yet come to the Comptroller's 
attention had been incurred by the 
spending departments. 

In 1909, when the city's accounting 
reorganization began, it required twenty 
days to put a claim through in the 
Finance Department, and the discretion 
of the auditor or the chief bookkeeper, 
instead of the date of filing, determined 
when the claim should be paid. Today 

it requires three days, and claims are 
paid in the order in which they are pre­
sented. 

Before accounting reorganization, no 
department head could tell what prop­
erty he was responsible for and what 
supplies he had in store, so every sub­
ordinate was licensed, if temptation over­
came him, to abstract city property, and 
a continuing inducement was oflfered to 
wasteful use. Under accounting reor­
ganization all property is accounted for 
and no supplies may be taken from 
stores unless proof is oflfered that they 
are needed for definite city purposes. 

Before accounting reorganization pay­
rolls were based upon the say-so of 
foremen or department heads who had 
no information or proof of service per­
formed. Under accounting reorganiza­
tion payrolls are based on time sheets 
certified by the persons asking to be 
paid, and are a permanent record of 
work done, as well as money spent. 

Clearly, the next administration should 
protect the gains made in accounting 
reorganization and pledge itself to carry 
on this work of inestimable value to 
efficient city government. 

For the five years immediately prior 
to 1908, before the budget was segre­
gated, the average annual budget in­
crease was 9.57 per cent. For the five 
years since 1908, the first year of budget 
segregation, the average annual budget 
increase was 6.85 per cent. Had the 
rate of increase in the budget for the 
four years of McClellan's administra­
tion continued during the Gaynor ad­
ministration, the budget now would be 
$12,000,000 larger than it is. Segregation 
has compelled budget-makers and ap­
propriation seekers, first, to face square­
ly the facts regarding appropriations, 
and, second to talk about the same thing 
in the same terms. Before segregation, 
appropriations covering, as they do, a 
multitude of activities, rarely meant the 
same thing to those who asked for 
money and to those who granted it, and 
were utterly unintelligible to taxpayers. 

Clearly, budget segregation should be 
continued by the next administration if 
economy is to be achieved as well as 
promised. 

Standardization of Supplies. 
Standardization of supplies, though a 

formidable title, means merely selecting 
the most serviceable supply, and often 
the least expensive, for every particular 
need, and then requiring the delivery of 
that supply under enforceable specifica­
tions. By standardizing coal and boiler 
grates, Borough President Mc.\neny has 
cut his coal bill from $90,000 to $45,000. 
Standardization means not only economy 
in price, but also economy in service­
ability for the city is assured the deliv­
ery of suitable goods of uniform quality. 

Standardization of salaries, now be­
gun, will only be fairly under way at 
the commencement of the next adminis­
tration. If fearlessly enforced, salary 
standardization will save the city many 
millions. Will taxpayers help prevent 
the discontinuance of this long-deferred 
and pre-eminently necessary work? 

Unquestionably, the initial steps have 
been taken towards economy. If econo­
my is wanted, plans now under way 
should be supported and carried to con­
clusion. If the next administration be­
gins where the present administration 
leaves off, it can in four years eflfectively 
check existing waste, if taxpayers will 
organize and stay organized to hold up 
the hands of men who have the courage 
to reduce payrolls and compel a full 
return for the expenditure of city money. 

Why Not in Every Department? 
Economies effected by Presidents Mc­

Aneny and Miller, increases in revenues 
achieved by Commissioner Thompson, 
were brought about by the adoption of 

business methods that are applicable to 
every branch of city business. The next 
article will describe results obtained in 
these and other departments, and the 
steps taken to obtain them. If every 
department in the city government were 
subjected to the scrubbing, cleansing, 
tuning-up process administered in the 
past three years to the Water Register's 
Bureau and the offices of the Borough 
Presidents of Manhattan and The Bron,x, 
ten million dollars could be saved the 
city annually. 

MUNICIPAL RETRENCHMENT. 

The Jerome Park Reservoir a Good 
Place to Begin—Project Held Up. 

Alderman Henry H. Curran introduced 
in the Board of .Aldermen an ordinance 
rescinding the approval by that board of 
a corporate stock issue of $8,690,000 for 
completing the easterly basin of the Je­
rome Park Reservoir and for the con­
struction and installation of a filtration 
plant at Jerome Park. .Alderman Curran 
gave out the following statement: 

"The Jerome Park filtration project 
was approved by the previous Board of 
Aldermen and a corporate stock issue au­
thorized on June 20, 1911. At that time 
the board had before it reports indicat­
ing that filtration of Croton water was 
necessary and would be efficient in re­
ducing the danger of disease. These re­
ports, and the resolution of the Board 
of Estimate and Apportionment which 
had been sent over to the Board of Al­
dermen for concurrence, related to a type 
of filter contemplated at ' that time which 
differed in some respects from the plans 
and specifications upon which the Water 
Department has recently advertised for 
bids. 

"I have become convinced that Croton 
water does not need filtration, the ty­
phoid death rate in Manhattan and The 
Bronx, which is generally considered a 
good inde.x of the quality of the water, 
is only about two-third's of the typhoid 
death rate in Brooklyn, and is less than 
the death rate from typhoid fever in 
nearly every large city in the United 
States. Furthermore, it seems to me to 
have been conclusively shown by the 
facts presented to the Board of Esti­
mate and .Apportionment that such ob­
jectionable features as exist in Croton 
water can be removed by much less ex­
pensive methods. The water supply 
ought to be better protected from con­
tamination at its source and Central 
Park Reservoir ought to be cleaned out, 
as was recommended as far back as 1903. 

"We must retrench in city e.xpendi-
tures and this is a very good place to 
begin. By eliminating at least for the 
time being this unnecessary expenditure 
for the filtration of Croton water we 
will cut three-fourths of a point oflf the 
city tax rate. The Presidents of the 
Boroughs of Manhattan and The Bronx, 
which are the only two boroughs that 
receive Croton water, agree that the city 
ought not to make this expenditure for 
the filtration plant. If it is deemed ad­
visable to install such a filtration plant 
eventually, it can be done a few years 
hence after the Catskill supply is made 
available." 

—London proper has stopped grow­
ing; its taxable value is falling. During 
the past decade there was a loss in pop­
ulation of over 500,000, and during the 
past year a recession in assessed valua­
tion of $1,500,000. This downward 
movement is explained on the assump­
tion that municipal improvements of the 
benevolently expensive kind have made 
the taxpayer's burden so heavy that he 
has adopted the policy of moving out of 
the area of extravagance. When will 
this come true of New York also? 
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THE AUTOMATIC SPRINKLER CONTROVERSY 

Fire Commissioner's Discretionary Power Unimpaired — The Wagner Bill, Arbi­
trarily Ordering Sprinkler Installations, Defeated — A Review of the Kaye Case, 
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M . \NY points of interest to property 
owners were developed in the re­

cent criminal prosecution of Charles 
Kaye for refusing to comply with a 
fire-prevention order, requiring him to 
equip his large, modern loft building at 
30-34 West 26th street with automatic 
sprinklers. .Mthough Mr. Kaye was 
convicted and fined, the outcome of his 
case was a distinct and important vic­
tory for local real estate interests gen­
erally, because the court upheld the con­
tention of .''assistant Corporation Counsel 
MacNulty for the prosecution, that the 
amendment of the labor law arbitrarily 
requiring the installation of sprinkler 
systems in all loft buildings over eight 
stories in height did not supersede the 
Fire Commissioner's discretionary power 
as to sprinkler installations 

The Hazard of Occupancy. 
.\s argued by the city's fire-law ex­

pert, •whether or not a particular build­
ing should be equipped with automatic 
sprinklers depends not so much upon 
either its height or construction, but 
upon the degree of inflammability of its 
contents—the hazard of its occupancy. 

Under the labor law provision no dis­
tinction could be made between a build­
ing used for metal goods manufacturing 
and one occupied by shirtwaist factories 
—each must be equipped with sprinklers 
if over eight stories in height and other­
wise within the statutory classification. 
On the other hand, the law Mr. Kaye 
was convicted of violating confers upon 
the Fire Commissioner merely the power 
to require the installation of sprinklers 
in buildings filled with inflammable ma­
terial and housing a large number of 
people. 

Furthermore, the courts have the right 
to interfere to prevent an abuse of this 
discretionary power by the Fire Com­
missioner; whereas they would be unable 
to enjoin the literal enforcement of the 
arbitrary sprinkler provisions of the 
labor law. 

A Labor Law Defect. 
Vigorous eflfort was made at the last 

session of the Legislature to overthrow 
the genuine home rule principle success­
fully contended for by Mr. MacNulty 
in his prosecution of the Kaye case. But 
the bill to that end, which was intro­
duced by Senator Wagner, failed to pass, 
and, therefore, the Fire Cominissioner's 
discretionary power concerning sprink­
ler equipments continues unimpaired. 

This is some consolation, in view of 
the numerous confiscatory laws enacted 
this year, at the instigation of the Wag­
ner State Factory Investigating Com­
mittee, which place factory owners and 
their tenants at the mercy of oflficers of 
the State Labor Department, whose 
greed for power over property and busi­
ness interests and sympathy for bump­
tious labor agitators and half-baked 
sociologists has been very plain of late. 

Fire Drills Perilous. 
The defense of Mr. Kaye was based, 

in the main, upon the testimony of a 
number of experts, all of whom con­
tended that the occupants of the build­
ing would be absolutely safe from fire 
perils if they were properly trained in 
get-away tactics. Commenting on this 
testimony, Mr. MacNulty stated in his 

argument for the conviction of the de­
fendant: 

"Who can believe the declaration of 
these experts that twelve distinct 
swarms of excitable foreigners—a float­
ing population such as they have in 
factory buildings—could be so trained 
by one drill a month as to compose 
tliemselves to march calmly and orderly 
out of a blazing loft and down a wind­
ing staircase to the street! 

"Imagine what would happen on the 
occasion of a fire, when the line coming 
down from the twelfth loft would meet 
that coming down from the eleventh 
floor, on a landing which could accom­
modate no more than four or five per­
sons at the same time! All the calcula­
tions of these theoretical drill-masters 
would be knocked into a cocked hat if 
a jam should happen on the stairway. 
This they have conceded in their testi­
mony. Such a jam has always happened 
when two lines abreast have attempted 
to crowd down a 36-inch stairway, of 
the type of those in the Kaye Building. 
This was frankly admitted by PI. F. J. 
Porter, the expert of the Wagner Com­
mittee, who testified in behalf of Mr. 
Kaye." 

The Practicability of Sprinklers. 
As the expert witnesses for the de­

fendant conceded that sprinklers would 
protect property, especially against night 
fires, the efforts of his counsel, Carlisle 
Norwood, were directed to showing that 
they did not save lives, and that they 
were more eflfective in non-fireproof than 
in fireproof buildings. Chief Croker said 
that sprinklers were good for extinguish­
ing fires, but no good for the protection 
of life. He cited a test in which a 
sprinkler did not operate until four or 
five minutes after the fire had started, 
and meanwhile people sixty or seventy 
feet away were driven ofT the floor by 
the heat. 

Challenged to name one loft building 
fire that got away from sprinklers in 
the last five years, Chief Croker recalled 
only one—in a sub-cellar filled with 
straw hats. But he was not sure wheth­
er the cellar was equipped with sprink­
lers or ordinary perforated pipes. 

Fire Chief Kenlon testified that, in 
case of a fire breaking out in a loft 
building, the people would run and the 
sprinkler would prevent the fire from 
running after them; and Acting Deputy 
Chief Worth, who was first in command 
at the Asch fire, testified that sprinklers 
give people a chance to get out of build­
ings with 100 per cent, more safety than 
if sprinklers were not there. Not one 
of the veteran firefighters who testified 
in behalf of the People could recall a 
case where a fire in a sprinklered build­
ing got beyond the floor on which it 
started. 

Sprinklers as an Investment. 
One of the experts who appeared in 

behalf of Mr. Kaye testified that eighty-
five to ninety sprinklers would be needed 
in a loft 75x90 feet and, on this basis, 
a complete standard, double-supply 
equipment for the entire building 
(twelve stories and basenient) -would 
cost approximately $12,500. The Assist­
ant Corporation Counsel considered this 
estimate excessive, in view of the fact 

that the area of the lofts is only 6,750 
square feet, and by the expert's own 
testimony each sprinkler-head would 
protect an area of over 100 square feet. 
On this basis sixty to seventy heads 
would cover the entire area of such a 
loft. 

Chief Croker's Opinion. 
In his book on "Fire Prevention," Mr. 

Croker goes into the cost of sprinkler 
installation in a chapter which was put 
in evidence in the Kaye case. He states 
that the cost of such an equipment in 
a building containing about 35,000 square 
feet of floor area would be approximate­
ly $1,750, all told. The total floor area 
of the twelve lofts of the Kaye Building 
is 75x90 feet by 13 equals 87,750 square 
feet, which is approximately two and 
one-half times 35,000 square feet, the 
total floor area of the building referred 
to by Mr. Croker. On that basis, a 
commensurate sprinkler equipment for 
the Kaye Building would cost 
$l,750.x2y2=$4,37S, or substantially less 
than one-half his fellow expert's esti­
mate. Mr. Croker took as his basis a 
standard sprinkler system, such as will 
gain insurance rebates. He stated these 
rebates would not return such dividends 
in all cases, adding: 

"But in any case the automatic sprink­
lers will yield a reasonable return 
through the reduction in insurance rates, 
besides giving protection against loss by 
fire." 

"And he might have added," sug­
gested the Assistant Corporation Coun­
sel, "that the installation of sprinklers 
would save the defendant the expense 
of putting in fireproof windows on the 
front of his buildings, taking the kinks 
out of its stairways and employing in­
experienced 'fire experts' to teach an 
assortment of 'corkscrew evolutions' to 
the shifting population of its lofts, the 
combined cost of all of which would be 
considerable, without prospect of divi­
dends thereon from any source." 

The Kernel of the Matter. 
In summing up for the prosecution, 

Mr. MacNulty said: 

"There is not a scintilla of evidence in 
this case that lives have ever been lost, 
or that the flames have ever extended 
from loft to loft, on the occasion of a 
fire in any building equipped with a 
standard sprinkler system. This is true 
even of the old type of non-fireproof 
buildings downtown, with their wooden 
stairways winding around unprotected 
elevator shafts. Plainly, if automatic 
sprinklers prevent fires from gaining 
dangerous headway in acknowledged 
fire traps, they should be even more 
efficient in the protection of life and 
property in so-called fireproof build­
ings." 

* 
—Some economists affirm that the real 

cause of the decline of Rome was over­
taxation. The population was taxed out 
of the city. 

* 
—Had not real estate interests taken 

a firm stand against the State La­
bor Department and its socialistic 
allies, in defense of property rights, the 
drastic Wagner bills would all have got 
through the Legislature in their original 
form. 
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F U T U R E BUILDINGS TO RIVAL T H E TAJ MAHAL | 

In Soft and Delicate Tracery and Color Effects, They Will Tower 1000 Feet High, | 
Have Nickel Steel Frames and Take But Half the Material Now Thought Necessary. | 

By DAVID H. RAY, C. E., Sc, D.* 
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T HE tall buildings of New York are 
as characteristic an expression of 

our democracy and its activities as the 
pyramids are of ancient Egyptian civili­
zation. When the economic prestige of 
Egypt fell, pj'ramid building stopped 
short. Skyscraper building is in the 
hands of the same destiny. Just as the 
palaces of Venice record the triumph of 
her merchant princes, so business suc­
cess is registered on the skyline of New 
York. 

Thirty years is an insignificant period 
in history, and yet the end of the last 
century was so crowded with scientific 
progress that the earlier skyscrapers are 
now antiquated, worn-out machines, 
ready for the scrap pile. Our locomo­
tives, our machinery, our steamships, are 
"scrapped" after twenty or thirty years, 
and yet it strikes some as amazing that 
our buildings should be discarded after 
three decades, as they inevitably must 
be under present conditions. 

•Will Be a Community BuUding. 
About one-half of the buildings on 

Manhattan Island have lived their al­
lotted three decades and now stand prac­
tically out of date, almost abandoned 
and awaiting the wrecking gang. And 
what is to replace them? 

Scientifically constructed community 
buildings covering large plots of at least 
half a block. 

The future building must cover a 
minimum area of 50,000 square feet or, 
better, 100,000 square feet, and it must 
be high, unless realty valuations are to 
be heavily marked down and a loss 
accepted by landowners, which is hardly 
conceivable. 

Granted that the future building is to 
cover a full square, is to be high, is to 
be a community building, and is to em­
body the latest resources of science, then 
the outlines of a skyscraper of fifty years 
hence are fairly well defined. 

About fifty per cent, of the ground 
floor will be given over to entrance cor­
ridors which will be continuations of 
the streets through the building lined 
with stores. The building will be entered 
at the top as well as at the bottom. 
With tall buildings compelled by these 
circumstances to use plots of one full 
square, the complaint of stealing one's 
neighbor's light disappears, so far as 
adjacent owners are concerned, and the 
limitation for aviation heights then comes 
up for consideration. 

One Thousand Feet High. 
While under a republican form of gov­

ernment, where everyone is equal before 
the law, it is hardly possible to make 
property unequal to the extent of classi­
fying it in an aristocracy of zones, still 
the proposition to set a limiting height of 
700 feet for buildings in the interest ot 
aviation with an exception in favor of 
towers of, say, twenty per cent., is an 
equitable one. We may consider, there­
fore, that our building will have aviation 
platforms at the height of 700 feet and 
will extend up to a total height of 1,000 
feet. 

Nickel steel has a strength ol about 
110,000 pounds per square inch with an 
elastic limit of double that of the struc-

•Formerly Chief Engineer, Bureau ot Build­
ings, Manhattan Borough, 

tural steel now in common use. Chrome 
nickel steel when tampered has an elastic 
limit of about 135,000 pounds per square 
inch, nearly four times that of the struc­
tural steel in common use. Chromium 
vanadium steel runs even higher, reach­
ing with oil tempering about 150,000 
pounds per square inch. These are not 
experimental steels, but steels actually 
in use for bridges, shafts, locomotive 
forgings, tires, tubes and piston rods. 

With steel machinery four and five 
times as strong as that commonly speci­
fied in buildings, it is apparent that there 
is no difficult}' so far as steel is con­
cerned in the design of a building 1,000 
feet high or higher. Indeed, the column 
sections might be made even less than 
those in a typical tall building, such as 
the Singer Building, and yet the build­
ing be made twice as high if in time 
architects can utilize the latest researches 
of metallurgy. 

It is entirely conceivable that a crucible 
steel will be available for structural pur­
poses as processes are improved and 
commercialized in the next fifty years. 
This should result in an economy in first 
cost of perhaps twenty-five or thirty per 
cent., as much less steel will be required 
and the foundations can be made cor­
respondingly cheaper. 

Lighter Masonry. 
With improved steel of a strength 

three times that now in use there must 
also come a realization of the utter 
ridiculousness of heavy, bulky masonry 
as a structural material for tall buildings. 
Masonry as a building material is a sur­
vival from the days of fortified cities 
surrounded by high stone -walls, a tradi­
tion of the days of stone castles with 
moats and drawbridges. But these de­
parted forever with the advent of high 
power artillery field pieces. The New 
York building merely needs a screen 
against the elements—against the weath­
er and against fire. 

The masonry of our tall buildings is 
not as good a weather screen in some 
cases as a tin roof a tenth of an inch 
thick, and yet architects fail to realize 
that the walls of modern buildings need 
be essentially nothing but weather 
screens—sheathings. This element, add­
ed to the previous economy, should 
result in a saving of fifty per cent, in 
cost, other elements being assumed to 
remain constant. The present building 
laws require twelve-inch brick walls for 
the upper five stories and an increase 
of four inches more of brick work for 
each four stories from that down to the 
foundation, and call for tremendous e.x-
penditures for masonry walls and for 
foundations that serve no rational pur­
pose. 

Fifty years should see a change in 
these conditions and permit the cutting 
of the dead weight out of our buildings. 
This will reduce the amount of steel 
required in a building about twenty-five 
per cent., and with improved steel now 
coming to the front the weight of steel 
required in a building fifty years hence 
should not be more than half of that 
used to-day. Dead weight is not essen­
tial to the stability of these buildings; 
scientifically efficient design will develop 
lightness and strength, as in all im­

proved mechanism, and result in an 
economy of fifty per cent, in construc­
tion and a great increase in eflficiency, as 
well as a saving of space. 

Will Save Half the Material. 
A sheathing of si.x or eight inches of 

vitrified clay or concrete, or of four 
inches of a new and superior fire cement 
of a vitreous character, will be all that 
is needed in the way of exterior walls. 
Most of the buildings of the future will 
be built with about one-half the amount 
of material now utilized, volume for 
volume. This saving will come through 
the use of better and more scientific 
materials, a cutting down of the dead, 
useless weight, and a consequent saving 
in the cost of heavy foundations. 

Foundation problems should thus be­
come simpler. Indeed, the foundation 
problem of Manhattan Island, which is 
underlaid by hard, igneous rock, resolves 
itself merely into digging down to bed­
rock. This is not a hard scientific prob­
lem; it is a matter of dollars and cents, 
and persistence. 

The absurd situation is now tolerated 
where the foundations cost about as 
much as the superstructure. This ab­
surdly unscientific, unnecessary and 
wasteful operation indicates that the 
present is a time of transition. 

The heating, lighting and ventilating 
of our buildings is in a rudimentary state. 
With the saving of fifty per cent, on con­
struction by the use of lighter and bet­
ter materials and a cutting down of 
heav}', bulky dead-weight masonry, it 
should be possible to develop the me­
chanical equipment of future buildings 
so as to maintain in them ideal climatic 
and hygienic conditions, now to be real­
ized nowhere on earth. 

The typical skyscraper of 1963 will 
oflfer an epitome of the scientific inven­
tion and discovery of the age under one 
roof. It will be a structure gathering in 
one locality the fruits of the centuries, 
offering its tenants all that wisdom has 
evolved. The height will be incidental 
to the location. 

Fireproof Furniture. 
The general problem of construction 

and fireproofing is now solved, but fire­
proof metal furniture and fittings will be 
mandatory. Indeed, with the increasing 
scarcity of fine wood and the improve­
ment of metal-working machinery, the 
diflference in cost, when all elements are 
given due weight, will probably be in 
favor of the metal fittings in any case. 
No radical change is to be expected or 
will be necessary in the development of 
elevators. The present method of elec­
tric elevator operation is susceptible of 
extension to meet any demand. 

In general eflficiency and service, how­
ever, keen competition will no doubt 
develop applications of scientific inven­
tion and discover improvements. The 
future building will have an entrance 
for aerial service, as well as for street 
and subway service. It will be main­
tained at a constant Florida temperattire 
throughout the year. The opportunities 
for recreation will have full considera­
tion. It will be a city in itself, and a 
most up-to-date city. The upper stories 
will exhibit the marvels of the hour. 
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Among the better methods of the 
future should be the perfection of a 
vitreous surfacing of moderate tensile 
strength for external protection. It is 
conceivable that such a surfacing could 
be moulded in place by a heat concen­
trating device, if cheap energy were to 
become available. 

Soft Color Effects. 
The external ornamentation under 

such conditions would be susceptible of 
a great variety of treatment with soft 
color effects. Masonry should follow 
the log cabin and stockade into oblivion. 
It is the crudest, most unscientific man­
ner of building ever devised, the relic of 
llic day I if walled c:mips. Heavy, un­

wieldy, bulky and ineflficient, science 
merely tolerates it as a "masonry screen" 
in modern building, and as a concession 
to tradition, until a rational scientific 
weather screen for steel framing is de­
veloped, from vitreous material. 

The Woolworth Building,^ the latest 
skyscraper, indicates plainly' the trend 
that way. The steel frame is dressed 
with a coating of vitreous terra cotta 
blocks, moulded in Gothic forms. But 
this is but the transitional stage. The 
numerous joints between the blocks are 
points of vulnerability. The logical 
thing is a continuous coating, fireproof, 
waterproof, weatherproof. 

Such a final consummation, though 

scientifically indicated, has no historical 
tradition in architecture except the 
analogy of a stucco finish so common 
in Spain and the Orient and must, there­
fore, be a slow and gradual development. 

It is susceptible, however, of superior 
artistic treatment, both as to form and 
color, and should make the 1950 build­
ing the rival of the Taj Mahal in soft 
and delicate tracery and color eflect. 
An aggregation under one roof of all 
that science can do for human eflficiency 
and convenience, protected by a cov­
ering superior in strength, form and ar­
tistic appreciation—this outlines the vi­
sion of the building of fifty years 
hence. 
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TAKING T H E KINKS OUT OF PARK AVENUE 

Benefits and Damages to Real Estate to Result From the Change of 
Grade at 34th Street Under the Plan of the Fourth Avenue Association. 

• • • • • • • • I •illillliailEiiii': •'•i,-M 

THE plan of the Fourth Avenue As­
sociation which the Board of Esti­

mate adopted this week in preference to 
the plan of the Thirty-fourth Street As­
sociation of property owners for putting 
an end to the awkward traffic conditions 
existing at the intersection of Park ave­
nue and 34th street, where Fourth ave­
nue ends, had the approval of the Bor­
ough President and his engineers and 
also of the chief engineer of the Board 
of Estimate. 

Park avenue, from 59th street south to 
32d, has been of little use to vehicular 
traffic where it was not impassable. The 
removal of the Park avenue "break," the 
roofing over of the Grand Central yard, 
and the carrying of Park avenue around 
the station and over the track to 59th 
street, will make a fine useful thorough­
fare, it will offer immediate relief for the 
rapidly increasing congestion of Fifth 
avenue, and will serve as" a noble ap­
proach to the station from either direc­
tion. The one break in its physical con­
tinuity continues to be that at the 34th 
street crossing. 

As part of the problem the engineers 
were called upon to solve, it appears that 
suflficient leeway must be left in any re­
grading of 34th street for the laying of 
a standard subway tube between the roof 
line of the present north and south tube 
of the Interborough Company and the re-
graded street surface. 

Details of the Change. 

From official sources the Record and 
Guide learns that the plan approved by 
the Board, although prepared by the bor­
ough engineers, was based almost wholly 
upon a scheme advocated by the Fourth 
Avenue Association, and originally de­
vised and elaborated by Mr. Lloyd Col­
lis, its consulting engineer. The Fourth 
Avenue Association is a body of prop­
erty owners, chiefly recruited from those 
located and doing business on Park or 
Fourth avenue, south of 34th street. Their 
plan contemplates the lowering of the 
surface of 34th street 6.22 feet at its in­
tersection with Park avenue, with conse­
quent reductions of grade on 34th street 
east of Park avenue for a distance >f 238 
feet from 4.54 per cent, to 1.86 per cent.; 
and on the block to the west, between 
Madison and Park avenues, from 2.13 to 
0.79 per cent. 

The grades on Park avenue are also to 
be readjusted. In the block of Park ave­
nue, between 34th and 35th streets, the 
grade is increased from 1.6 to 5 per cent., 
while south of the interesection as far as 
33d street there is a reduction in grade 
from 4.11 to 1.38 per cent. South of 33d 
street, no change is made in the grade 

on the westerly side; but that on the east­
erly side is raised to correspond to the 
present westerly grade to a point 215 
feet south of the centre line of 33d 
street. The surface of Park avenue, from 
32d to 34th street, will be covered over 
and carried as a smooth roadway of 75 
feet width up to the new and lowered 
grade of 34th street, and the street car 
tracks, carried upward to the same 
grade, will cross 34th street and dip 
into the tunnel northward slightly south 
of 35th street. Although this will in­
volve an additional grade crossing, the 
area of the intersection at the point of 
crossing will be greater than that of any 
other rectangular intersection south of 
UOth street, thus eliminating the possi­
bility of congestion at this point. More­
over, the new portal of the tunnel south 
of 35th street will be placed at a point 
where the width of the street from build­
ing line to building line is 140 feet against 
a total of 120 feet at the point of the 
present opening. There will, therefore, 
be no disturbance of the present road­
way widths, which amply care for the 
north and southbound traffic above 34th 
street. 

Benefits and Damages. 
The re-arrangement proposed will also 

make it possible to carry 33d street 
across Fourth avenue, where it is now in­
terrupted, thus securing a considerable 
betterment of crosstown trafiic condi­
tions, the incidental relief of 34th street, 
and the very material improvement of 
surrounding property. 

Heavy damages will doubtless be 
claimed by property owners on both Park 
avenue and 34th street; but the value of 
the improvement as secured, it is be­
lieved, will much more than outweigh 
these adverse considerations. 

It is also to be borne in mind that the 
increase in the value of city property— 
that is, the Seventy-first Regiment Arm­
ory plot—due to the change of grade, will 
be substantial, and may even equal tho 
cost of the damage to private plots. 

Chief of those who will claim dam­
ages are, naturally, the corner lot own­
ers, namely, the Vanderbilt Hotel at the 
southwest corner, the Church of the Mes­
siah at the northwest, and a private resi­
dence at the northeast. The Armory 
property, which alone is at present in a 
disadvantageous position is at the south­
east. 

The Estimated Cost. 

Some statements made as to the cost 
of the improvement proposed on behalf 
of the city have been greatly exagger­
ated. The Real Estate Bureau of the Fi­
nance Department reinforced by the en­

gineers and private appraisers, has re­
ported that the net damage to private 
property affected by the change of grade 
would be about $175,000. The city's en­
gineers estimated the cost of the phys­
ical reconstruction at $149,000 and the 
cost of the readjustment of the railroad 
station and tracks at $51,000—a total 
outlay at $375,000. This will be paid net 
through the issue of city bonds through 
the assessment of not less than half the 
cost upon the property benefited, and the 
rest upon the Borough of Manhattan. 

The Mayor will hold a public hearing 
June 10. 

New Theatre Code. 
As there are fully a thousand places 

in the city where motion pictures are 
displayed and a great many buildings are 
annually erected for the new amuse­
ment, the ordinance passed by the Board 
of .Aldermen this week setting forth the 
conditions which must be complied with 
in order to obtain licenses, will be a 
local law of no little importance if it re­
ceives the Mayor's approval, which is 
uncertain at this writing. 

The original Folks bill had Mr. Gay­
nor's approval. The Dowling amend­
ment, by striking out the clause permit­
ting balconies will require picture the­
atres to take more ground space than 
the Folks bill contemplated. All such 
buildings hereafter built must have two 
ineans of egress, unobstructed pas­
sageways, fire-escapes, booths construct­
ed in a certain manner, toilets and fire 
apparatus. There must be thirty-two 
inches of space between the rows of 
chairs. 

In the main the new law applies to 
motion picture houses to be built in the 
future, or altered. Provision as to heat­
ing, lighting and sanitary requirements, 
however, apply to all houses. In the 
discretion of the inspectors require­
ments as to exits may be enforced 
against theatres that now exist when­
ever application is made for a renewal of 
the license. 

The seating capacity is limited to 600 
and supervision is to be made of all the­
atres by inspectors specially assigned 
from the Mayor's Bureau of Licenses. 
There are provisions for the filing of 
plans and the granting of licenses; strin­
gent provisions for exits, fire-proofing 
of walls and ceilings and exit doors that 
open outward to clear passageways to 
streets. 

—Decoration Day will be notable for 
big auctions, with some indications that 
there will be many bargain opportunities 
for homeseekers. 
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WEST END CONSTRUCTION. THE THIRTY-DAY BILLS. 

A List of the Work Now in Hand— 
Bloomingdale Ref. Church to Pass. 
West End avenue has a number of 

apartment houses of the first class in 
the finishing stage at the present date, 
and others not so far advanced. Fuller-
ton 'Weaver Co. is completing one at 
the northwest corner of 71st street, No. 
240. This house has walls of a deep 
yellow, which is a color that has been 
noticeably favored of late. Earl & Cal­
houn, as agents, are completing a fine 
house of the type mentioned in 72d 
street, south side, near the corner of 
West End avenue, which has been named 
the "Wellwyn." Both of these houses 
will be ready by fall. 

A Million-Dollar House. 
At the northwest corner of 85th street 

a twelve-story apartment house will be 
erected from plans of Schwartz & Gross 
filed last November. The owner is a 
corporation styled the West End Ave­
nue and 85th Street Company, of 220 
Fifth avenue. The ground dimensions 
of 132x139 feet, are exceptionally large, 
and the cost of the construction alone 
is estimated at $1,100,000. The Aeon 
Realty Company of 17 Madison avenue 
commenced the erection of a twelve-
story house, 78.\80 feet, to cost $350,000, 
at Nos. 562 to 568 West End avenue. 
The plans were filed last December. 

At the southeast corner of 98th street, 
T. J. McLaughlin's Sons are putting up 
a house with ground dimensions of about 
100.x82 feet, to cost $50,000, from plans 
of George and Edward Blum. At the 
southeast corner of 101st street, Julius 
Tishman & Sons are erecting from plans 
of George and Edward Blum a house 
with ground dimensions of 100.xl06 feet, 
to cost $700,000 for construction. At the 
southwest corner of 104th street the 
Michael E. Paterno Realty Company, of 
601 West 115th street, is completing a 
house with ground dimensions of about 
101x90 feet, from plans of Gaetan Ajello. 
Estimated cost of construction, $500,000. 

At Bloomingdale Square. 
Harry Schiff is building on the three-

sided plot at the northeast corner of 
lOSth street, e.xtending to Broadway 
where the frame residence of the late 
Isador Straus stood. The estimated cost 
is $750,000 for the building alone. The 
flag is up on the frame of the structure, 
which was planned by Schwartz & Gross 
and B. N. Marcus. Mr. Schiff has bought 
the site of the Bloomingdale Reformed 
Church on Bloomingdale Square and 
will erect an apartment house there 
when the church has been removed. 

Mayor Gaynor Rejects the Only Impor­
tant One Left for Executive Action. 
The Governor having postponed fur­

ther action for a time on the thirty-day 
bills, in order to take the stump in favor 
of his direct primary measure, which is to 
come before the e.xtra session, there was 
no legislation news from Albany during 
the earlier part of the week. Meanwhile, 
Mayor Gaynor vetoed the bills creating a 
Department of Public Welfare to deal 
with vice in this city. The bill was in­
troduced into the Legislature by Senator 
Wagner at the instance of the Citizens' 
Committee, of which .Allan Robinson is 
chairman. 

This action by the Mayor leaves in the 
hands of the Governor for approval or 
disapproval only bills of secondary inter­
est. All the important measures embody­
ing the constructive social and municipal 
reform policies of the Legislature have 
now been disposed of by the E.xecutive. 
The larger proportion has been placed 
upon the statute books. As to some of 
those that have been rejected, the special 
session will be asked o adopt modifica­
tions that will meet the convictions of 
the Governor. This will be the case not­
ably with the Workmen's Compensation 
bill, vetoed last week. 

The Bills Signed by the Governor. 
Among the bills of particular interest 

to the building and real estate profes­
sions that have been signed by the Gov­
ernor are the following, designated by 
their chapter numbers in Laws of 1913: 

Chap. 577—By .Assemblyman Carver, 
to amend chapter seven hundred and thir­
ty-seven of the laws of nineteen hundred 
and eleven, entitled "An Act to unthorize 
the board of assessors of the City of New 
York to estimate and allow the damages 
sustained by owners of real property 
fronting upon streets approaching the 
Manhattan Bridge over the East River, 
in said city," in relation to the time 
within which to file claims. 

Chap. 510—By Assemblyman Deitz, 
amending section 20, chapter 4, Laws of 
1891, entitled "An Act to provide for 
rapid transit railways in cities of over 
one million inhabitants," relative to ease­
ments acquired or reserved for the con­
struction of rapid transit ralroads. 

Chap. 524—By Senator Carswell, 
amending section 24a, chapter 4, of the 
Laws of 1891, entitled ".An Act to pro­
vide for rapid transit railways in cities of 
over 1,000,000 inhabitants," with refer­
ence to relocation of a railroad or por­
tion thereof. 

Chap. 540—By .Assemblyman Caughlin, 
to amend chapter four of the laws of 

eighteen hundred and ninety-one, entitled 
"An Act to provide for rapid transit rail­
ways in cities of over one million inhab­
itants," with reference to damages for 
change of grade of streets, with reference 
to real estate acquired under said act 
and with reference to contracts made in 
emergencies or for limited amounts. 

Chap. 551—By Senator Cullen, to 
amend the Tenement House Law gener­
ally. 

Chap. 48-1—By Assemblyman Heyman 
amending section 33a, Banking Law, in 
relation to loans on mortgage by foreign 
banking corporations. 

Chap. 521—By Senator Cullen, to 
amend chapter 776 of the Laws of 1911, 
entitled "An Act to improve the water­
front facilities of the City of New York, 
in relation to the receipt, delivery and 
shipment of freight generally. 

Chap. 557—By Senator Blauvelt, 
amending section 224, Village Law, in 
relation to supervision and extension of 
water works system. 

Chap. 486—By Senator Blauvelt, 
amending section 2387, Code of Civil 
Procedure, in relation to foreclosure of 
mortgages. 

Chapter 330—By .Assemblyman Sut­
phin. ratifying and confirming an agree­
ment under date of July 21, 1911, be­
tween the City of New York and the 
Long Island Railroad Company provid­
ing for the elimination of grade crossings 
and for a payment by the city towards 
the expense thereof and to enable the 
City of New York to carry out all of 
the provisions and conditions thereof. 

Chapter 331—By .Senator Duhamel, 
amending the Greater New York Charter 
by adding a new section 243a in relation 
to the transfer of jurisdiction and con­
trol of streets. 

Chapter 332—By Senator Carswell, 
amending- section 5, chapter 639, Laws 
of 1906, entitled "An Act to provide for 
a commission to investigate and con­
sider means for protecting the waters of 
New York Bay and vicinity against pol­
lution and authorizing the City of New 
York to pay the expenses thereof," in 
relation to the term of said commission. 

Chapter 375—By Assemblyman Seak-
er, adding new subdivision 7 to Highway 
Law in relation to the amount of State 
aid. 

Chapter 395 —- By Assemblyman 
Grimme. adding new section 841b to 
Code of Civil Procedure, in relation to 
the effect of recital of heirship in deeds. 

Chapter 405—By Assemblyman Walk­
er, to amend section 369, Insurance Law, 
in relation to inspections of premises by 
assistants to the State Fire Marshal. 

(Continued on page 1092.) 

BIG APARTMENT HOUSES SUPERSEDING PRIVATE DWELLINGS ON WEST END AVENUE. 
At the southwest corner West End Avenue and 101st Street T„ii„ 

l i ^ ' i ^ L l ° ° % " " completing a 1 2 - s t o r y ' a p a r t S that will c i s t $700,000, from plans ot George & Ed-ward Blum, 
At the southwest corner West End Avenue and 104th Street Michael 

Paterno has demolished five private dwellings to make way for this hie 
house which -will shelter ten times as many families. 
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NEW TENEMENT LAWS. 

Two Ways of Egress from All Houses— 
Signed by the Governor. 

A DELEG.ATION of apartment house 
architects and builders who jour­

neyed to .Albany last Saturday to see the 
Governor in relation to the bill amend­
ing the Tenement House Law were in­
formed upon their arrival that the bill 
had been signed the night before. Had 
there been an opportunity, the party 
would have requested a modification of 
the provisions requiring two means of 
egress in fireproof tenements. The bill 
went into eflfect immediately upon re­
ceiving the Governor's signature, but 
some concession may be made to those 
who filed plans just behind the gate, and 
the Corporation Counsel's opinion has 
been asked in respect to this point. 

While the new law provides for a num­
ber of changes in the practice of the de­
partment (see Record and Guide of April 
19), the principal interest centers in the 
requirement for two means of egress. 
Every tenement house hereafter erected, 
both fireproof and non-fireproof, must 
have two independent ways of egress, the 
law says, and they must extend from 
ground floor to roof, must be remote 
from each other and separated by walls. 

One of these ways of egress must be 
a flight of stairs constructed and ar­
ranged as provided in sections 18 to 22 
inclusive of the chapter in which the gen­
eral tenement law is contained; and the 
other way of egress must be directly ac­
cessible at eaclj story to each apartment 
without having to pass through the first 
way of egress. This second way of 
egress may be any one of the following, 
as the owner may elect: 

1. A system of outside fire-escapes 
constructed and arranged as provided in 
Section 16 of the tenement house law. 

2. An additional flight of stairs either, 
inside or outside, constructed and ar­
ranged as provided in sections 18 to 22. 

3. A fire tower constructed and ar­
ranged as provided in section 22a. 

Deputy Commissioner Abbott and 
Chief Inspector Robertson are formulat­
ing a series of regulations for the erec­
tion of fire towers. It was said at the 
department that the simplest way of 
complying with the law would be by the 
erection of exterior fire escapes, and this 
plan would no doubt be followed in most 
cases, where it would not deface the 
fronts of buildings, and otherwise the 
erection of towers would mostly be re­
sorted to. 

Concession for Reinforced Concrete. 
Other amendments provide that in 

non-fireproof houses, reinforced concrete 
floor construction in accordance with 
the rules and regulations of the Superin­
tendent of Buildings maj' be used in lieu 
of iron and steel beams for the first floor. 

The floors, stairs and -walls in stair 
halls may be constructed of reinforced 
concrete as an alternative for other ap­
proved material. 

In measuring a court, a parapet wall 
extending not more than three feet above 
the top of the roof beams shall not be 
included in the height of a building in 
the case of tenements not exceeding six 
stories in height. 

The requirement for wire-glass win­
dows in stair halls is rela.xed so as not 
to apply to such windows when opening 
on the street in the case of tenement 
houses not exceeding six stories in 
height. 

In certain cases where a house situated 
on a corner Jias a yard and court giving 
direct access to the street, the require­
ment for a fire passage through the base­
ment from front to rear is modified. 

The rooms of janitors' apartments in 
the cellars of buildings hereafter erected 

shall not open on any court less than 
five feet six inches in width. 

Permission for the use of flexible wire 
fire-escapes is withdrawn. 

Percentage of Lot to Be Occupied. 
Restriction on the percentage of lot 

which may be legally occupied is altered 
in the case of corner lots, and also in 
the case of interior lots exceeding 105 
feet in depth. The present limits are 90 
per cent, for any other lot. Hereafter in 
the case of (a) an interior lot between 
90 and 105 feet in depth, not more than 
70 per cent.; in the case of (b) an interior 
lot which exceeds 105 feet in depth, not 
more than 65 per cent. 

Notice to Architects and Owners. 
In connection with the new amend­

ments to the Tenement House Law, the 
attention of Architects and Owners is 
called to the fact that the Tenement 
House Department will consider bona-
fide plans filed prior to Saturday, noon, 
May 17, 1913, as governed by the law 
previously in force. But all plans to 
be so considered must be properly auth­
orized, and must bear distinct evidence 
that they are adapted to the plot de­
scribed in the application and shown in 
the survey of the premises. 

TAXPAYERS' MOVEMENT. 

COURT HOUSE PLANS. 

Indications Are That They Will Be 
Approved with Only Minor 

Modifications. 
The plans for the new Civil Courts 

building are still before the Municipal 
Art Commission for its approval. A spe­
cial committee appointed to scrutinize 
the plans merely reported progress at a 
meeting of the commission this week. 
This committee is composed of Frank L. 
Babbott, John A. Mitchell and Karl Bit­
ter. Members of the Court House Board 
were present at the meeting, as was also 
Borough President McAneny. 

The principal point in the discussion 
related to the order in which the plans 
should be approved by the various au­
thorities. It is the contention of the 
Art Commission that the justices of the 
Supreme Court and the Court House 
Board should both pass upon the plans 
before they are acted upon by the Art 
Commission. If modifications are to be 
made by either of these two boards, the 
Art Commission holds that they should 
be made before the Art Commission 
stamps its approval on the plans as a 
whole. 

It is understood that the ventilation 
arrangements have been favorably re­
ported upon by a committee of consult­
ing engineers, Messrs. Clark, McMullin 
& Riley, and that estimates of cost have 
been obtained from builders and laid 
before the Court House Board by the 
architect, Mr. Lowell. The builders who 
made estimates at the request of the 
architect were the George A. Fuller 
Company, Charles T. Wills (Inc.) and 
the 'Thompson-Starrett Company. The 
indications are that the plans will be 
approved by the Art Commission after 
they have been passed upon by the Su­
preme Court justices, and that the 
changes, if any, will be of comparatively 
minor importance. 

—Lofts with large floor areas are rent­
ing better at present than lofts with small 
areas, or those having less than ten thou­
sand square feet of space per floor. Few 
of the latter among those built in the 
past two years are fully occupied. In 
'Other words, many tenants have come 
to prefer one large floor to two of half 
the size. 

-Just in time—the Panama Canal. 

Oflficers and Committees Chosen to Lead 
the Campaign for Economy. 

A meeting of the general committee of 
the taxpayers' movement duly appointed 
by the signers of the Declaration of Prin­
ciples, was held Wednesday afternoon at 
the rooms of the Board of Trade and 
Transportation, 203 Broadway, and the 
Taxpayers' Movement was formally or­
ganized with the following officers duly 
elected: William H. Chesebrough, presi­
dent; Frank H. Tyler, secretary; Louis 
V. Bright, treasurer. 

Vice-presidents: 
For Manhattan: Morgan J. O'Brien, 

Clarence H. Kelsey, Robert E. Dowling, 
Allan Robinson, Dr. Abraham Korn, Al­
fred E. Marling. 

For Brooklyn: Remsen Johnson, How­
ard Pyle, William G. Morrissey, Frank 
Bailey, Dr. George W. Brush, Frederick 
B. Pratt. 

For Bronx: Edward B. Boynton, James 
F. Meehan. 

For Richmond: J. Frederick Smith, 
William S. Van Clief, J. G. Timolat. 

For Queens; William H. Williams, Joel 
Fowler, Stuart McKnight. 

Executive Committee: 
Manhattan: Adolph Bloch, Frank De 

Muth, Alfred E, Marling, E. A. Tred­
well, John C. Tomlinson, Allan Robinson, 
Charles H. Schnelle, Robert E. Dowling, 
Irving Ruland, William H. Chesebrough, 
George T. Mortimer, Albert B. Ashforth, 
Morgan J. O'Brien, Dr. Abraham Korn, 
Joseph Schwab, Ernest Stauffen, Jr. 

Brooklyn: Dr. Geo. W. Brush, De Hart 
Bergen, Edwin Blum, William G. Mor­
rissey, Edwin S. Piper, Arthur B. Grit­
man, Frank H. Tyler, David Porter, John 
Pullman, Andrew D. Baird. 

Bronx: Edward B. Boynton, James L. 
Wells, J. Clarence Davies, Robert E. Si­
mon, William A. Cokeley, Sigmund 
Feust. 

Queens: John Adikes, H. S. McKnight, 
Emanuel G. Bullard, John W. Paris. 

Richmond: Edward P. Doyle, H. P. 
Morrison, William S. Van Clief. 

Law Committee: Walter Lindner, R. G. 
Babbage, Louis Franklin Levy, E. F. 
Clark, Adolph Bloch. 

Committee on Finance. 
Manhattan: Louis V. Bright, Walter T. 

Rosen, B. Aymar Sands, Morgan J. 
O'Brien, Robert Goelet, L. J. Horowitz, 
Nicholas Biddle, W. B. Cardozo, Clar­
ence H. Kelsey, Richard M. Hurd, C. W. 
Baldwin, Robert E, Dowling, Joseph P. 
Day, Clinton R. James, Alex. J. Hemp­
hill, Oakleigh Thorne, H. S. Black, Hen­
ry Morgenthau, B. L. Kennelley. 

Brooklyn: Judge Hylan, Ezra B. Tut­
tle, Remsen Johnson, Howard C. Pyle, 
F. E. Gunnison, David H. Lanman, Will­
iam E. Harmon, Frank Bailey, E. P. 
Maynard. 

Bronx: Edward B. Boynton, Frederick 
Johnson, Robert E. Simon, Elmer C. 
Coulter. 

Queens: William H. Williams, William 
Fisk, Stuard Hirschman. 

Richmond: W. S. Van Clief, J. G. Ti­
molat, Edward P. Doyle. 

Committee on New Members: 
Manhattan: Albert B. Ashforth, Chas. 

W. Eidt, Warren Cruikshank, Dr. Abra­
ham Korn, Joseph S. Schwab, Chas. J. F. 
Bohlen, W. J. Van Pelt, F. R. Hobbs, 
Lawrence B. Elliman, Ernest Flagg, Joel 
S. De Selding. 

Brooklyn: .Arthur J. Waldron, Frank 
H. Tyler, John Pullman, Arthur B. Grit­
man, Wm. B. Greve, Thos. Krekeler. 

Bronx: J. Harris Jones, Sigmund 
Feust, Jacob Leitner, Robert E. Simon, 
Franz Marquardt, Henry F. A. 'VVolf. 

Queens: Emanuel G. Bullard, John Ad­
ikes, H. C. McKnight. 

Richmond: Edward P. Doyle, H. P. 
Morrison, Wm. Wood Mills. 
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BUILDING MANAGEMENT 
Conducted by Raymond P. Roberts, Building 

Manager for the American Real Estate Company. 
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C A T E R I N G T O L A U N D R I E S . 

Some of the Problems to Be Studied in 
Erecting Buildings Especially for Them. 

By ROBERT B. MOYER. 
Secretary ot E. W. Bliss Buildings, Inc. 

TH E question has been b rough t up at 
various t imes whe the r it would be a 

feasible and profitable enterpr ise to put 
up special buildings for s team laundries . 
Such laundries are now housed in var i ­
ous buildings in different pa r t s of the 
city, but I do not know of any building 
designed part icular ly to meet their re­
qui rements and used exclusively by them, 
except in a few instances of single ten­
ancy. Only laundries of very consider­
able size can profitably erect their own 
buildings and produce their own live 
s team and power. All the smaller and 
medium-sized plants , therefore , take 
space in manufac tur ing buildings. T h e y 
are necessari ly confined to buildings tha t 
are able to furnish then-' with an abund­
ant and reliable supply of h igh-pressure 
steam. i 

S team laundries are scat tered over the 
city p re t ty general ly, but a central loca­
tion is very desirable to the laundry p ro ­
prietor, as it means a considerable econ­
omy in the outs ide service of ga the r ing 
up and delivering work. By "cen t ra l " is 
here meant central in relat ion to the dis­
t r ibut ion of the laundry 's cus tomers . A 
laundry will cover a wide range of ter r i ­
tory, but a lways sets some limit of dis­
tance from its plant . Sorne have cus­
tomers all the way from the Ba t te ry to 
125th street , and in such cases it is ob­
viously most advantageous to be located 
about midway—say between 23d and S9th 
s t r ee t s ; preferably in the lower pa r t of 
this belt, for the reason that traffic con­
ditions are much more favorable nor th of 
23d street than below it. 

Essential Requirements. 
It is also essential tha t a laundry 

should be located in a good labor cen­
tre, with good t r anspor ta t ion facilities 
for its worke r s be tween the plant and 
their homes. 

T h e wise owner or builder, in consider­
ing the proposi t ion of erec t ing a bui lding 
for s team laundries, would of course con­
sult first of all a building manager who 
has had experience with them. T h e man­

ager with such experience would immed­
iately call a t t en t ion to certain special re­
qu i rements of such plants , which are all-
impor tan t and upon adequately meet ing 
which the success of the enterpr ise would 
depend. These special requ i rements a r e : 

1. An abundant and reliable supply of 
water . 

2. An abundant and reliable supply of 
live s team. 

3. An abundan t and reliable supply of 
motive power . 

T h e mat te r of water supply is compar­
atively simple, a l though the advice of 
some one with experience with laundries 
is impor tan t in de te rmin ing the number 
of city taps required, the capacity of 
pumps, etc. So far as I know, there is 
no section of the city where any o ther 
than Croton wate r can be relied upon. 
Wel ls in the g rea te r par t of Manha t t an 
are expensive on account of the depth t o 
which they must be drilled th rough rock, 
and they are unreliable, as they are likely 

to run out after a comparat ively shor t 
time. Moreover , the water would require 
filtering and softening, and the installa­
tion and main tenance of the plant for 
this purpose would be costly, with no 
cer ta in ty of a cont inuous supply. 

T h e city supply mus t therefore be re-, 
lied upon, and it would be an impor tan t 
point to tap more than one main if pos ­
sible, so that water could be drawn from 
one in case the other should for any rea­
son be shut oflf. Fai lure of the wate r 
supply would shut down the laundries, 
and shu tdowns are the events mos t 
dreaded by the laundry people. Branch 
mete rs are of course necessary, and it is 
wise to watch these closely, lest the land­
lord find that he is pay ing for much of 
the water used by the laundries . T h e 
city will see that he receives bills for 
all that flows th rough his taps, and he 
must collect from his laundry tenan ts the 
share of each. I t is cus tomary for the 
landlord to pay the city and collect from 
the laundries month ly at the city ra te for 
the water they use. Th i s is not only for 
the reason that it is usually necessary to 
pump the water up to a tank and dis t r ib­
ute it by gravi ty , but also to pro tec t the 
landlord, in case of the failure of a laun­
dry, from having to meet a large unpaid 
water bill. 

The Steam Problem. 
T h e l ive-steam prob lem is one of the 

most serious in connect ion with the ac­
commoda t ion of laundries . The i r r e ­
qu i rements in this direct ion are very con­
siderable. Some of them have d ry ing 
rooms which require dry s team at no 
less than seventy or e ighty pounds p res ­
sure on the laundry floor, and they also 
use live s team for var ious o ther pur­
poses . Many laundries run cold wate r 
into their tubs or washwheels and br ing 
it up to a t empera tu re near the boiling 
point by means of open half-inch je t s of 
live s team in each tub. Th i s is a very 
expensive method—expens ive to the 
laundry propr ie to r if he is charged as 
much as he ought to be for these je t s , 
and expensive to the landlord if he is 
not so charged. Even if the s team is 
metered, it is difficult to arr ive at a 
proper charge for such a use of s team. 
T h e j e t s are no t all in use at once, yet 
many of them may be opened at once, 
and this pulls down the pressure on the 
boilers most surprisingly. I t is necessary, 
therefore, to keep up a supply of s team 
at full p ressure so that these fluctuating 
drafts can be taken care of wi thout run­
ning the pressure down to any consider­
able extent . 

T h e max imum use should proper ly be 
taken as the basis for the charges . Th i s 
is, in fact, such an ex t ravagan t method 
that the average laundry can hardly 
stand the charges that are necessary in 
such cases to pro tec t the landlord from 
loss. Somet imes hea t ing tanks , in which 
the water is heated by s team coils—pos­
sibly by " re tu rns"—are installed in the 
individual l aundry plant, so tha t the 
water goes into the washwheeels at or 
near the required t empera tu re . If, how­
ever, a number of laundries are to be 
taken as tenants , or if a building is to be 
erected especially for the accommoda­
tion of laundries , the building itself 
would do well to provide a ho t -water 
sys tem. This pract ical ly el iminates the 

use of s team je t s in the washwheels , and 
in the end is the most economical me th ­
od for both landlord and tenant . T h e 
water can be heated to a sufficient t em­
pera tu re with the exhaus t s team from 
high-pressure boilers, so that there .leed 
be no ex t ra fuel cost on account of the 
ho t -wate r sys tem. T h e ins tan taneous 
type of heater , with a small s to rage ca­
pacity, is undoubted ly the best for this 
purpose . A plant of such size as would 
be required to furnish electric power and 
also live s team for a number of laundries 
would aflford suflficient exhaus t s team to 
heat all of the water required and at the 
same time enough to heat the bui lding 
in winter . 

If a bui lding were planned for the ex­
clusive use of laundries an electric p lant 
should be installed to furnish the tenan ts 
with motive power for their machinery . 
Wha teve r doubt migh t exist as to the 
profit of runn ing individual p lants and 
selling electric power to tenan ts in ordi­
nary cases would disappear in this case, 
as h igh-pressure boilers of considerable 
capacity would have to be installed in 
order to furnish the required live s team, 
and the electric cur ren t could be gener ­
ated with pract ical ly no addi t ional la­
bor cost in the plant, and with compar ­
atively little fuel cost. 

Getting Ventilation. 
One of the grea t difficulties in the 

laundry plant is to get p roper vent i la­
tion. If there is insuflficient circulation of 
air the heat becomes intolerable and the 
w o r k r o o m s at t imes become dense with 
steam, especially in humid weather . In 
cold wea the r a too rapid in t roduct ion of 
cold air causes condensa t ion and will 
somet imes increase the s team clouds and 
result in such wa te r condensa t ion upon 
the ceiling that work will be stained and 
spot ted with dr ippings . T h e ideal laun­
dry building would pe rhaps be of one 
story, with a very high arched or dome 
shaped roof, provided with fresh air in­
takes at a low level and with vents for 
the s team and hot air at the top of the 
arch. But this of course would no t be 
pract icable except in the case of a build­
ing built for a single plant . In e rec t ing 
a building to house a number of laun­
dries the quest ion of vent i la t ion should 
receive special and very careful a t t en­
tion and the services of an exper t vent i ­
la t ing engineer should be utilized. 

I should think that the best size for 
such building would be one giving ten 
or twelve thousand square feet on each 
floor, and so a r ranged tha t the floors 
could be divided in half, with water sup­
ply, s team supply and dra inage worked 
out for the p rope r accommoda t ion of 
two laundries on a floor. T h e s e p lan ts 
vary in size and space requi rements and 
this a r r a n g e m e n t would enable the ac­
commoda t ion of e i ther a moderate-s ized 
p lan t or a quite large one. Of course 
there are some which require much more 
than ten thousand square feet. 

T h e best floor cons t ruc t ion undoubt ­
edly would be concre te with granol i thic 
surface. Such floors, however , are not 
waterproof and it would be necessary to 
cons t ruc t special floors for the wash-
ki tchens. Much t rouble is caused where 
these wash-ki tchen floors are not p r o p ­
erly put in. Once the machinery is in­
stalled on them it is very expensive to 
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renew the floors or repair them, both on 
account of the work involved in moving 
machinery and on account of the inter­
ruption of business. I t pays, therefo're, 
to have the wash-ki tchen floors abso­
lutely r ight from the s tar t . W h e n 
laundries go into ordinary buildings they 
have to install their own wash-ki tchen 
floors, or pay for the installation. 

Floor Cons t ruc t ion . 
Poor waterproofing, under ly ing a con­

crete floor of ash concrete improper ly 
mixed and topped with a shell of hard 
concrete , has caused serious t rouble in 
many instances. T h e best five-ply tar 
and paper waterproofing, proper ly 
flashed, with a solid concre te floor laid 
thereon, of suflficient thickness to al low 
the necessary gu t t e r s and s tand the 
strain to be put upon it, is the cheapest in 
the end. T h e r e should be a safety course 
of sand and cement an inch or two thick 
laid on the waterproofing before the 
coarser concrete is put in. In such of 
our own buildings as accommoda te 
laundries it is required either that the 
laundry tenant shall con t rac t to pay for 
such a floor, installed by our own con­
t rac tors , or else shall engage to install 
the floor in s tr ict accordance with our 
specifications and under our direct super­
vision. T h e quest ion should be consid­
ered, in connect ion with the erection of 
buildings especially for laundries, 
whether this work should not be done 
on each floor as tenants were secured, as 
the size of the wash-ki tchen floors needed 
would vary in different cases. 

Delivery Facili t ies. 
E leva tor service is ano ther mat te r that 

would require special s tudy and consid­
erat ion in erect ing a building for laun­
dries. T h e demands made by a laundry 
on the elevator service of a building, if 
it be above the ground floor, are very 
great , and delays caused by inability to 
secure the elevator are likely to be costly 
to the laundry. I t is not alone because 
of wai t ing wagons and drivers, but still 
more for the reason that a large par t of 
the work must be delivered on the hour 
—especially flat work. I t is a fact tha t 
many res tauran t s and hotels do not carry 
enough linen in stock to tide them over 
a meal hour if their laundry supply does 
not come in at the usual t ime. S team­
ships, also railway dining cars, mus t 
have deliveries wi thout fail or uncer­
tainty. 

Laundr ies that handle shir ts , collars, 
etc., are also under h igh-pressure as to 
deliveries, especially on certain days of 
the week. T h e requi rements of laundries 
in the mat te r of elevator service would be 
an impor tan t factor in l imit ing the height 
of a building const ructed solely for their 
use, as the space occupied by elevators , 
and the cost of them, would be a con­
siderat ion of no small moment . F r o m 
my experience I should say that one 
slow-speed freight e levator could hardly 
serve more than two fair sized flat laun­
dry plants in a manner sat isfactory to 
the laundries . I have not studied this 
point closely enough to de termine it 
with exacti tude, but it is certain that 
several freight e levators should be p ro ­
vided in a six o r ei.ght s tory laundry 
bui lding designed to accommoda te one or 
two laundries on a floor, and these should 
be opera ted in such a manner tha t cer­
tain ones would serve only certain 
tenants . 

Reliability of Service. 
T h e grea t essential to make a building 

popular with laundries is reliability of 
service. No th ing is more dreaded by 
them than a shutdown ,as their work is 
cont inuous and their deliveries must be 
made, as before ment ioned, with regu­
lari ty and practically on the hour. T h e y 
not only suffer heavy expense in case of 
a shutdown, hav ing to get their work 

done by such other laundries as can and 
will accommodate them, and being 
obliged at the same t ime to pay wages 
to many of their hands, but also are 
very likely to lose valued cus tomers . Re­
liability of service is their s t ronges t card 
in soliciting business. Buildings which 
occasionally shut down their plants for 
one or two days or a week for repairs 
are hopeless proposi t ions for laundries . 
A building devoted exclusively to laun­
dries should have always in reserve at 
least one boiler and one genera tor and 
ext ra pumps, etc., so that no ordinary 
accident or need for repairs could cause 
a shut-down. 

In view of some special costs in the 
const ruct ion of the building, numb'er of 
elevators, duplications in the plant, etc., 
it would be necessary to have a locat ion 
where the cost of the ground was moder ­
ate, in order that the cost of the whole 
proposi t ion might not be too great to 
enable the offering of reasonable rentals . 
The best location would seem to be in 
the most easter ly or most wester ly sec­
t ions of the midtown district. I think 
there is little quest ion that a building 
well adapted to the use of laundries and 
affording such facilities as they require 
could be filled in a reasonable time and 
kept full, providing reasonable rents 
could be offered. 

T h e average laundry is not able to pay 
high rents . T h e laundry business does 
not fluctuate as much as some others . 
The re is always an enormous amount of 
it in a city like New York, and laundries 
tha t are reasonably well managed are 
fairly to be relied upon for pe rmanency 
and for regular i ty in the payment of 
their obligat ions, even though they have 
not a large work ing capital. Moreover , 
the condit ions under which the laundry 
machine companies sell their machinery 
makes for the cont inuance of the business 
even in case of a failure. T h e machinery 
is all sold on the ins ta l lment plan under 
contract , and in case of a failure, if the 
plant be a well equipped one, the ma­
chine company is very likely to find an­
other par ty to take it over and continue 
the business. 
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USEFUL APPLIANCES 

j Novelties, New Applications of Familiar Devices I 
I and the Trend ot Invention, Designed to Aid the | 
j Architect, Builder and Building Manager, DesciibLd I 
I 'Without Regard to Adveitising Consideration. I 
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T h e Self-Oiling Mop . 
A novelty which will commend itself 

to building managers and especially to 
apar tment house custodians is a new 
self-oiling polishing mop, which is be­
ing manufactured by the Eureka Sales 
Company, of 116 South Michigan Boule­
vard, Chicago, 111. I t overcomes the ob­
ject ions frequently found against the old-
style polishin.g mops as it is pract ical ly 
a fountain polisher. I t s chief advantage 
is that it dis tr ibutes the oil evenly, 
whereas under the old method of dis­
t r ibut ing from a bucket the oil cannot be 
spread so evenly. Each mop has a brass 
chamber at the top into which a special 
polish, manufactured by the Eureka 
Company, is poured. T h e mop is round 
and every s t rand comes in contact with 
the floor, thus protec t ing furniture and 
baseboards from becoming marred . 

Hea t -P roof Insula t ion. 
T h e Independen t Lamp & Wi re Co., of 

1733 Broadway, has received notification 
from the National Board of Underwr i t ­
ers tha t tes ts have shown that its cov­
erings over wire submit ted for the 
board 's approval were not injured by the 
heat to which they are liable to be sub­
jected on magnet coils. The board fur­
t he rmore approved of this insulat ing 
mater ial on F e b r u a r y . 18. 

T H E C I N C I N N A T I M E E T I N G . 

Leading Fea tu res T h a t Wil l In t e re s t 
Building Manager s and Owners . 

Secre tary C. A. Pa t t e r son of the 
Nat ional Building Manager s ' Associat ion 
writes from Chicago that " the orches t ra 
is now playing the overture for the sixth 
•convention of the National Associat ion 
of Building Owners and Managers , June 
10 to 13, inclusive. The best p rogram, 
the biggest crowd, and the finest exposi­
tion are assured and it is sincerely hoped 
that every man or woman interested in 
buildings, will avail themselves of the 
cordial invitation we are now extending 
to you to meet with us on June 10 to 13 
in the South W i n g of the Music Hall , 
Cincinnati . Please remember it is not 
necessary for you to be a member of our 
Nat ional Associat ion to be eligible to 
a t tend this convention." 

"The Sinton Hote l is the Convent ion 
headquar te r s and we would advise all 
delegates to make reservat ions at once. 
T h e rates are $2.00 and up and reserva­
tions can be made direct with the hotel ." 

WILLIAM MARSHALL ELLIS. 
A Chicago real estate broker who is Vice-

President of the National Association of Build­
ing Managers, which will meet at Cincinnati 
June 10 to 14. 

The p ro g ram will give you a conception 
of the meet ing. 

P r o g r a m of the sixth annual conven­
tion of the National Associat ion of Build­
ing Owners and Managers , Cincinnati, 
June 10-14, 1913. 

"Method ot Determining the Proper Height 
ot an Offlce Building," Clarence T. Coley, of 
the Douglts Robinson, Chas. S. Brown Co., of 
New "Vork. 

"Central Agency vs. Individual Manager in 
Managing Offlce Building." Edward Willoughby, 
President, Willoughby & Co.. Chicago. 

"Value of Local Association.s," R. H. Hanke, 
Trustee Co., Spokane, Wash. 

"Smoke Abatement and Boiler Furnace Oper­
ation." Louis Kaiser. Chief Engineer, Thos. 
Emery Sons. Cincinnati. 

"Duties of a Building Manager During Con­
struction of a Building." J. E. Randell, Mgr. 
Continental Coramercial Bldg., Chicago. 

"Operating Costs ot Rental on the Square Foot 
Basis," A. L. Hawley. Trustee Co.. Seattle. 

"Relation of the Plant to the Building Man­
ager," Carl .1. Maural. Chicago. 

"The Building Manager as a Press Agent," H. 
F. Marlin. C. E. 

"Building Codes," Jos. G. Steinkamp, Cin­
cinnati. 

Fifteen minute discussions: "Metering Lights 
lo Tenants," "Painting and Decorating." "Treat­
ing Floors," "Vacuum Cleaning." "Fire Ex­
tinguishers." Proflts from By-Products." "De­
sirability of Disability and Old Age Pensions." 
"Relation of Foot Traffic to Store Rents." "Lobby 
Tenants." "Elevator Safety Appliances," "Util­
izing Roof Space." 

Reports : Insurance Committee : Plurabing 
Committee. E. H. Doyle. Chairni.-in ; Government 
Buildings Committee. J. M. Wnlshe. Chairman ; 
Standardization of Forms Committee. C. M. 
Duncan. Chairman ; '^'ireless Installation Com­
mittee, Dr. Millener. Chairman ; Basic Principle 
of Figuring Rentable Area in Buildings, R. P. 
BoUon, Chairman. 

The enter ta inment will be in the hands 
of the Cincinnati owners and managers , 
time being provided for this purpose so 
a s not to interfere with the p rogram. 
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B A B£AL ESTATE jm BUILDERS THc Sixth Avcuue Eleva ted Road a Dis-

^m&m'- mim. ,„„,„̂  .xrrL c.......,. 
Devoted to Real Estate r angemen t s are being perfected between 

Buildinfi Construction and Buildine Management ^j^^ ^. ^^^j ^j^^ j ^ ^ . ^ ! t ract ion company, 
in the MetropoUtan District whereby the elevated loop in the centra l 

.Foui.dedM3rdi2l.l868, by CUNTON w. SWEET ^^^^ ^ j Chicago will be torn down and 
Published Every Saturday ^ subway loop subst i tuted for it. T h e de-

By T H E RECORD AND GUIDE C O . s t ruct ion of the noisy, disfiguring and in-
F. w. DODGE, President efficient elevated distr ict of Chicago will 

F. T. MILLER. Secrelary-Treasurer ]jg g j , e n O r m O U S b o O U tO t h a t c i t y , a n d 

11-15 East 24th Street, New York the citizens of New York may well envy 
(Telephone. Madison Square, 8900.) Chicago its ability to get rid of such an 

•-Entered at the Post Office at New York. N. T.. as incubus. T h e elevated roads of New 
second-class matter." York do not, With one exception, disfig-

c„„ri£b, 19U, by Tbe Record and Guide Co. ure and hurt the business of its Central 
. s t ree ts and avenues : but tha t except ion 

T A B L E O F C O N T E N T S is very impor tan t . T h e Si.xth avenue el-
evated road, par t icular ly tha t par t of it 

(Section one.) be tween 23d and SSth s t reets , costs the 
Program vs. Protest in City Economy ; Hen- ^.jty Q{ New York far more than it is 

Th7 Automatic •sprmklerConUoVe'rsy'.;•.•.•.'.loss wor th I t seriously injures the availa-
Future Buildings to Rival the Taj Mahal; billty for traffic and business of a cen-

David H. Ray io»* tral ly si tuated avenue. 
Taking the Kinks Out ot Park Avenue.... 1085 ^ ^ course, its removal could not be 
xew Tenement House Laws 1087 ^^^^j^^^^j j„ ^^^^ ^^e Sixth avenue 
catering to Laundr ie^^^ Structure were the necessary par t of a 
.\dvertised Legal Sales 1101 th rough rou te which served o the r dis-
Advertisers. Classified List 3d cover ^^.^^^ ^^ ^.^^ ^.^^ g^^. ^^^^ j ^ ^^^ jj^g 
Attachments " " ; ' ' ..^^ case. After the new subways are in op-
S r g r r n ' c o ' n t a : : " . : : : : : : : : : : : : : : : ! - erat lon the s i x t h avenue elevated road 
Building Management 1088 could be abandoned entirely wi thout do-
Building Material Market 109-? ing any essential h a r m to the t rans i t 
Chattel Mortgages HOfi service of the city. T h e new B r o a d w a y 
Current Building Operations 1100 ^ ^ j Seventh avenue subways would take 
Departmental Rulings 1106 j ^ . ^ place—except for a comparat ively 
Directory of Real Estate Brokers HOT ^ ^ ^ j j ^j ^^^ j ^ ^ ^ , j^^f^^ 
Foreclosure Suits ^ - ' - " • 5 „ , . . . i. -ii 
ludgments in Foreclosure Suits 1103 T h e question IS, however , who will pay 
Leases ^^^ for the loss? Assuming that some ar-
Lis Pendens 1103 rangement could be made with the com-
Mechanics Liens H*^ pany, the city would manifest ly be 
Orders 1106 obliged to do so, and the city could not 
Personal and Trade ^'ews - • • IIW _ ^ j ^ ^ - ^ ^^ ^ ^ ^ ^^^^ ^ ^^^^^ expense. 

riirt:xrs".:"."!".::::::::::ioov what .t could afford to do however 
Satisfied Mechanics' Liens 1105 would be to pay for the abandoniTient of 
Statistical Tahle of the 'W'eek 1092 tha t por t ion of the Si-xth avenue elevated 

• be tween 23d and SSth s t ree ts . I t would 
A clay model of the plan of the New ^^ entirely pract icable to connect the 

Y o r k Centra l ' s west side development j j i n tb .^^Jth the Sixth avenue s t ruc ture at 
may be seen by p rope r ty owners in the 24th, instead of 53d street , and scrap 
Bea rd of Es t ima te room. the elevated s t ruc ture nor th of 24th 

- , s treet . As a consequence of so doing 
T h e big blast on the P a n a m a Canal, ^^^ ^^^^ ^ j g j ^ ^ ^ avenue mos t needed for 

which let in the wate rs of the Pacific, traffic and business purposes would be 
was heard ' round the world, as well as relieved from this oppressive burden, 
in Japan . T h e s team shovel and the rock- Q^eeley Square in par t icular would be 
driller in the hands of Amer ican engi- enormous ly "benefited. T h e whole avenue 
neers and builders are grea t peacemakers . ^^^^^ ^^ 24th s t reet would soon be im-

~~~r . proved with modern buildings. Many 
T h e Board of Es t ima te s Commit tee on ^^^^^ ^ . , j ^^^ ^^^^^^ heiort improve-

Standardiza t ion of Salaries and Grades is ^^^^^ ^f this kind will be imperat ively 
e.xpected to have its repor t ready for use jgrnanded bv public opinion. An initial 
in connect ion with the making of the 1914 ^^^^ towards ge t t ing rid of bu rdensome 
budget . T h e repor t will show the ^j^^.^^gj s t ruc tures will soon be taken 
amount , of work done by each city em- ^^^^ ^̂ ^̂  ^^^^ ^^^^^^ 42d s t ree t will be 
ployer, the value of his work and his sal- ^g^^olished. and some day this excellent 
ary. I example will be followed in o ther cases. 

Sinking F u n d Commiss ion voted this -
week to comply with the request of R. A. Conges t ion on Fif th Avenue . 
C. Smith, Dock Commissioner , tha t con- , - , • •. u, u 
demnat ion proceedings be inst i tuted for T h e delays._ which inevitably result 
acquisit ion of p rope r ty be tween W e s t from a t t empt ing to travel up and down 
44th and W e s t 48th s t reets , on the Nor th Fifth avenue in a vehicle dur ing the busy 
River, for const ruct ion of the long piers pa r t s of a day are again causing a grea t 
p lanned for that section. deal of complamt . In the days when 

these delays occurred only at im-
A cor respondent wants to know who po r t an t c ross town streets , such as 34th 

will put money into real estate mor tgages and 42d street , the resul t ing inconveni-
•when the city of New York sells bonds ence was to lerable : but the g rowth of 
at a i ave rag - price which will yield in- business on the side s t ree ts be tween 
terest at 4.49 per cent. Wel l , if mor tgage .32d and SOth s t ree ts and the consequent 
money hadn ' t been so plentiful in the increase of lateral traffic has resul ted in 
last few years , there would be fewer com- the s toppage of the s t ream of vehicles 
pla ints now of overbuilding. moving up and down town at manv more 

z = ^ = = = intersect ing s t reets . Moreover , the lat-
T h e Merchan t s ' Associat ion has offered gral traflfic on the b roade r s t reet has in-

two prizes for the best designs for an creased as a natural result of the very 
emblem and mo t to to be at tached to mer- rneasures which have been taken to re-
chandise dis tr ibuted from this city. F o r jje^.g the congest ion. W h e n it was _de-
the best design the .Association will pay cided. under the o resen t adminis t ra t ion . 
$150. and for the second best . $50. .A.11 , „ widen the roadways of Fifth aveiiue 
designs must be forwarded to S. C. Mead, g ^ j .̂f the more impor tan t in tersec t ing 
secretary of the Merchan t s ' .•\ssociation, s t reets , the decision was undoubtedly the 
a t 233 Broadway, no t la ter than J u l y l . - best immedia te step that could be taken 

to accelerate the movemen t of vehicu­
lar traflfic. As a consequence a large in­
crease in the number of vehicles has been 
provided for, and every th ing would be 
satisfactory, were it no t necessary for 
thick s t r eams of traffic to cross each 
o ther at grade . Manifestly, the larger 
the in tersect ing s t reams became the more 
they interfered with each o the r ; and it is 
only a quest ion of t ime when the resul t­
ing congest ion will become intolerable. 

Anybody who considers the ma t t e r 
closely will admit tha t such a resul t is 
only a quest ion of t ime. In the days of 
ho r se vehicles, New York did not have 
any serious traffic problems, because the 
use of these vehicles was forbidden, ex­
cept to people who could afford pr ivate 
carr iages . H i r ed cabs were a negligible 
e lement in the s t reet traflfic, except at 
night , when there was very little con­
gest ion anywhere outside of the thea te r 
district . But the mo to r vehicle has 
changed all this. Many well- to-do peo­
ple w'ho did not formerly keep pr iva te 
carr iages now keep automobi les , because 
the la t te r a re so much more useful. 
M a n y people who formerly rode in a 
cab very rarely, are now cons tan t pa t -
ronizers of taxi-cabs. Moreover , dur ing 
the pas t ten years there has been an 
enormous increase in the t rans ien t and 
p e r m a n e n t popula t ion of the district 
within which a taxi-cab fare is no t ex­
cessively expensive. L a r g e hotels have 
multiplied. T h e avenues and the side 
s t ree ts in the centra l residential district 
are being cro-v\-ded with apa r tmen t 
houses . P a r k avenue, for instance, be­
tween SOth and 70th street , mus t have 
five t imes the popula t ion that it had ten 
years ago. T h e comparat ively new type 
of n ine-s tory fireproof bui lding is be ing 
erected in considerable n u m b e r s in all 
eligible sixty-foot s t ree ts . 

F a r t h e r downtown office and loft build­
ings are be ing erected as far east as 
F o u r t h avenue, and as far west as E i g h t h 
avenue, thus necess i ta t ing an increase of 
tr ips, which includes a cer tain amoun t of 
t ravel ing in lateral direct ions. Yet con­
siderable as have been the g rowth in all 
these respects , the m o v e m e n t is compar ­
atively young . T h e use of mo to r vehicles 
is still very much on the increase. T h e 
taxi-cab business is growing, and will 
g r o w more rapidly as soon as some of 
the exis t ing evils are eradicated. In the 
future business will be forced more and 
more to locate on the side s t ree ts and at 
increasingly considerable dis tances from 
Fifth avenue. T h e causes which 
make a cer tain class of New Y o r k e r s 
wish to live in a central ly s i tuated apar t ­
ment house are becoming more powerful. 
I t is, consequent ly , only a quest ion of 
t ime when the s t r eams of traflfic, mov ing 
nor th and south on Fifth avenue, Madi ­
son, Pa rk . Broadway and Seventh ave­
nues will be in ter rupted by la teral 
s t r eams of traflfic on a lmost all the side 
s t ree ts from 34th to 59th s t reets . T h e 
delays will become li terally intolerable 
and will interfere seriously with the busi­
ness and the prosper i ty of the middle 
dis tr ic ts of Manha t t an . 

I t is diflficult to see what can be done 
in order to meet this difficulty. Subways 
or viaducts , similar to the a r r a n g e m e n t 
•avhich will car ry P a r k avenue traffic 
ac ross 42d s t ree t are suggested, and 
doubt less a t t emp t s will have to be made 
very soon to build such subways or via­
ducts . But the diflficulties will be enor­
mous , just because there will be so m a n y 
in te rsec t ing s t reams of traffic to be p ro­
vided for. I t will not be enough to take 
care of those in tersect ions which are pe­
culiarly conges ted at the oresent t ime, 
such as Fifth avenue at 34th and 42d 
s t reets . I t will be just as necessary to 
take care of the in tersect ions of the same 
s t ree ts with Broadway or of the inter­
sections of Fifth avenue with 4Sth and 
o ther c ross town s t ree ts of increasing 


























































































