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LIMITATION OF BUILDING HEIGHT ASSURED

No Determination Yet of the Question of Dividing the City Into Fixed Zones,
But Some Plan For Protecting Residential Neighborhoods Is Probable.

ROM the progress reports that

have come from the Heights of
Buildings Commission it seems assured
that the commission has practically de-
cided that a limitation upon the height
of buildings to be erected in this city
i1s practical, economically advisable and
legally permissible. Further than this
it is believed that the commission has
virtually resolved not to recommend an
absolutely horizontal line for the limi-
tation, but instead a method by which
allowances will be made for tower
buildings, especially at corners and
prominent places.

It is understood that the prevailing
opinion favors a normal limitation pred-
icated upon the width of the street, with
further allowances for setbacks.

In regard to the proposal for dividing
the city into permanent zones, while no
definite determination has been arrived
at in the commission, it is considered
doubtful, if not quite improbable, that
the commission will advise an absolute
division of this nature, but some ac-
tion may be recommended that will have
the ultimate effect of sparing well de-
fined residential neighborhoods from
undesirable invasion..

Informal intimations have come from
members of the commission that, if the
Board of Aldermen does not grant the
legislative relief desired, the State Leg-
islature will be asked to enact the neces-
sary laws.

The chairman of the commission, Ed-
ward M. Bassett, of Brooklyn, stated
this week that height limitation is not of
doubtful legality. Presumably the com-
mission has definitely taken a stand on
that point, notwithstanding that a pre-
vious corporation counsel once advised
the Board of Estimate that an ordinance
limiting the building height would be
unconstitutional.

“Practically every great city of the
world, including those of this country
outside of New York City, has limited
the height of buildings,” declared Chair-
man Bassett. “And the courts have al-
most without exception upheld such
limitations. If our city should today
take steps in this direction it would be
nearly the last city in the world to come
into line.”

Is New York Different?

“Some say that New York is not like
any other city and that where space is
so limited buildings should be allowed to
go any height. Is this true?”

“There is ten times more
lower Manhattan covered with low
buildings than is covered with high
ones,” answered Mr. Bassett. “The
theatre, retail shopping and hotel dis-
tricts, built up with tall structures,
are almost infinitesimal on the map
of Manhattan, which is commonly
thought of as the congested borough.
Tunnels and bridges under and over the

space in

EDWARD M,
Chairman Heights of Buildings Commission.

BASSETT.

surrounding rivers will soon make New
York city a round city, the same as
London, Berlin and Paris, and it can-
not claim exemption from rational treat-
ment on the ground that it differs from
any other city in the world. This is not
to say that its problems are the same
as in other cities, or that the remedies
can be copied from elsewhere. FEach
city presents its own peculiar problems
and good sense demands a remedy
adapted to its particular needs. Copying
is usually a mistake.”

“Some consider that restriciing the
height of buildings in New York city is
locking the barn door after the horse
has been stolen?”

“To some extent this is true in the
lower end of Manhattan and here and
there along its backbone; but what shall
we say of all the other parts of this
great city where high buildings do not
prevail and where in some future age
there may be a development of which
we do not now even dream?

Street Capacity.

“Street capacity in lower Manhattan
has much to do with the problem. In
fairness to all land-owners in the south-
ern end of the city, can the city allow,
the continuation of the building of sky-
scrapers? Where would it stop? The
streets will hold just so many people
in rush hours and no more. Lower
Broadway and Nassau street are now
crowded nearly to the limit three times
a day. If a hundred more buildings the
size of the Woolworth and New Equit-
able buildings should be erected and
filled with tenants, the streets would not

hold the traffic, to say nothing of the
dangers of panic conditions. When
that day came, the city would have to

prohibit anything except very low build-
ings in the district. This would almost
amount to confiscation, but what other
alternative would there be? Every year
makes it more impossible to widen
streets. Then, too, come the difficulties
of transportation. There is a limit to
the number of subways that can be
built through this district. If all of the
workers capable of being housed in the
new Equitable Building should go to
the subway at once it would take twenty
minutes for all of the trains, express ang
local, to transport them, if devoted ex-
clusively to their service.
About Natural Laws.

“Some say that the whole question
in lower Manhattan should be left to the
working of natural laws. They say with
much truth that there is an economic
limit of height for buildings, and if own-
ers transcend it they get hurt. It is well
known that the cost of construction per
cubic foot becomes much higher as ad-
ditional stories are added, also that more
space must be set aside for elevators. A
modern office building that does not give
quick elevator service is doomed from
the start. To give quick service groups
of elevators must run express to a cerq
tain height. All of this requires addi-
tional space and an office building that
is a mere shell of offices around a great
elevator system cannot produce a fair
return.

“Tt is a popular fallacy that office
buildings pay in proportion to their
height. The reverse would be quite as
near the truth. But apart from the fore-
going considerations, which ought to
impose natural limits on heights, how
can a community protect itself against
the new experimenter who is determined
to put up a building higher yet, or who
decides to leave a monument in the form
of a high building, or who desires to
put up a conspicuous advertisement,
charging the loss to his advertising
account? Corporations have done these
things, as well as individuals.

“I blame nobody. The law allows it.
The question is whether the time has
not arrived when, for the benefit of the
community and for the sake of equal
treatment to all land owners similarly
situated, the city should enforce a
measure of protection in a field where
private protection is impossible.”

What Some Cities Are Doing.

In the mass of information collected
by the Heights of Buildings Commis-
sion, which was appointed by the Board
of Estimate upon motion of George Mc-
Aneny, Borough President, the ques-
tion of districting stands out as impor-
tantly as any other detail upon which
the experts in city planning who have



894

RECORD AND GUIDE

November 15, 1913

given their views, have laid emphasis.
With very few exceptions, the men who
have been questioned by the commission
have urged the adoption of some plan
of segregating buildings according to
height, use and occupancy in New York
City as a protection of the rights of
property owners.

The Heights of Buildings Commission
through its secretary, George B. Ford,
and his investigators, has gathered data
on districting from a majority of the
twenty-odd cities in this country where
districting laws are in force.

In Baltimore certain kinds of build-
ings cannot be erected without a special
permit of the Mayor, to ensure that fac-
tories and garages shall not be erected
in unsuitable places where they would
injure adjoining property.

In New York State districting, ac-
cording to an act passed at the recent
session of the Legislature, is permitted
only in cities of the second class and
there are only seven of these, Albany,
Rochester, Schenectady, Syracuse, Troy,
Utica and Yonkers. This city and
Buffalo being in the first class do not
enjoy the provision.

The councils in the second class cities
when petitioned by two-thirds or more
of the owners of record of the linear
frontage of one side or street frontage
of any block, may designate such side
or street frontage of the block as a
residence district. No buildings other
than a private dwelling, with the excep-
tion of two-family dwellings and gublic
buildings used by the city or by the
State, may be erected, or altered, or
converted to be occupied on any lot
abutting such a street unlesz the prop-
erty owners give their written consent.
Such written consents must be filed with
the health department as public records.
A “block” is defined as one or many lots
bounded by three or more streets.

In Minnesota there are three cities,
Minneapolis, St. Paul and Duluth, which
exercise police power in the establish-
ing of exclusive residential and indus-
trial districts. The protection of the
residential district is strictly enforced.
For instance, the erection of any in-
dustrial or business establishment, even
tenements, apartment houses and hotels
may be excluded. In the designation of
industrial districts, the city council is
authorized to classify the various indus-
tries and to restrict each class to a
definite and limited area where it may
be carried to the exclusion of all other
industries.

In Wisconsin all cities of more than
25,000 inhabitants may set aside exclu-
sive residential districts. There are
eight cities in the State which come un-
der this head. These cities have the
power to restrain the encroachment of
business houses upon purely residential
districts, once improved, by making their
admission to such districts subject to
the consent of a majority of the land-
owners and residents in such districts.
A residential district may be as small
as a city block.

—_— ———
Taxpayers Install Officers.

A meeting of the West Side Taxpay-
ers’ Association was held on Wednesday
evening at 267 West 34th street, when
the following officers for the ensuing
yvear were installed: President, George
Wenner, M. D.; first vice-president,
Philip G. Becker, M. D.; second vice-
president, John W. Jones; recording
secretary, Jacob J. Talbot; treasurer,
Fred Keller; financial secretary, Julius
Neke; trustees: Christian Dohm, Charles
Hvass, Thomas P. Burke; executive
committee: Frank Demuth, Jacob J. Ta-
bolt, Charles Hvass, Charles Schrag,
Joseph Wenner, Thomas P. Burke,
Christian Dohm, Joseph F. Feist, Fred-
erick Keller, and Bernard J. Foss.

SUBWAY BUILDING.

List of Sections to Be Put Under Con-
tract Before the Year Ends.

According to the reports of the engi-
neers of the Public Service Commission
for the First District, there is now under
contract $83,000,000 worth of work on
the new subway lines of the Dual Sys-
tem of rapid transit and an average daily
force of 7,000 men employed thereon.
Of the $83,000,000 worth of work, about
$38,000,000 is on lines to be operated by
the Interborough Rapid Transit Com-
pany and $45,000,000 on the lines to be
operated by the New York Municipal
Railway Corporation. Of the Ilatter,
however, the Fourth avenue subway in
Brooklyn and the Centre street loop
subway in Manhattan, costing together
about $28,000,000, are practically com-
pleted.

It is estimated that the construction
work on the city-owned lines will cost
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LINES OF DUAL SUBWAY SYSTEM.

about $200,000,000. There is, therefore,
more than one-third (to be exact, about
two-fifths) of the value of this work
already under contract. Of the remain-
der, to cost $117,000,000, it is expected
that more than one-half will be under
contract before the end of the year, so
that by that time, nine months after
the signing of the Dual System operat-
ing contracts, actual construction work
will be in progress on three-quarters
of the city-owned lines.

Plans will be ready before the end
of the year for advertising for construc-
tion bids on twenty-four sections form-
ing parts of various routes included in
the Dual Subway System. During the
present month plans for ten of the sec-
tions will be finished—in November,
five, and in December, nine.

Following are the sections upon which
it is expected plans will be ready for
advertising before the end of the year:

Interborough Lines.

Route No. 5—TLexington avenue, sec-
tion No. 7, between 43d and 53d streets.

Routes Nos. 4 and 38—Seventh ave-
nue subway, sections Nos. 1 and 1A,
from the Battery to Vesey street.

Routes Nos. 4 and 38—Seventh ave-

nue subway, section No. 4, from Com-
merce street to 16th street.

Routes Nos. 4 to 38—Seventh avenue
subway, section No. 5, from 16th to 30th
street.

Routes Nos. 4 and 38—Seventh ave-
nue subway, section No. 6, from 30th
to 42d street.

Routes Nos. 4 and 38—Seventh ave-
nue subway, section No. 6A, from 42d
street to 44th street, connection with
present subway.

Route No. 48—Park Place, William
and Clark street line, sections Nos. 1,
2 and 3, from West Broadway to and
under the East River to Liberty Place
and Fulton street, Brooklyn.

Route No. 12—Flatbush avenue-East-
ern Parkway subway, section No. 1, from
end of present subway to St. Mark's
Place.

Route No. 50—Extension of Steinway
tunnel in Queens, from present terminus
to Queenshoro Bridge.

Route No. 18 —White Plains Road
line, sections Nos. 1 and 2, from end of
West Farms division of present subway
to 241st street.

Route No. 16—Jerome avenue, sec-
tions Nos. 1 and 2, from 157th street
to Woodlawn Road.

New York Municipal Lines.

Route No. 20—Canal street line, sec-
tion No. 2, from Broadway to Man-
hattan Bridge.

Routes Nos. 4 and 36—Broadway sub-
way, section No. 2, from 26th to 40th
street.

Routes Nos. 4 and 36—Broadway sub-
way, section No. 4, from 5lst to 59th
street.

Route No. 33—East River tunnel, sec-
tions Nos. 1 and 2, from Trinity Place
and Morris street to and under the East
River to Montague and Fulton streets,
Brooklyn.

Route No. 12—Flatbush avenue-East-
ern Parkway line, section No. 1, from
Atlantic avenue to St. Marks Place.

‘Route No. 39—New Utrecht avenue
line, section No. 2, from Tenth avenue
and 38th street to Coney Island.

—_——

New Theatres on Upper Broadway.

Uptown theatres are proving such
a satisfactory investment, they are be-
ing erected in pairs, and in one case
there are three on a block. Two large
buildings, one containing a first-class
playhouse, are being completed on the
southwest corner of Broadway and 97th
street. Already there is a wvaudeville
house on the 96th corner of the same
block. Recent announcements are to the
effect that the Goelet estate will build
a two-story picture theatre or “gallery”
with stores at the southwest corner of
Broadway and 90th street, and that Klein
& Jackson will build one at the south-
west corner of Broadway and 89th
street. James C. McGuire is building
one at the nerthwest corner of 103d
street, and two more are under con-
struction on Bloomingdale Square.
Standing room only is the nightly an-
nouncement at most uptown amusement
places.

—_——

—From November 15 to February 15
will be moving days for Father Knick-
erbocker. He will be gathering 5,000
members of his scattered official house-
hold from all parts of the city into his
palatial Municipal Building. The Tene-
ment House Department will also begin
to move early next week, by November
17 or 18, into its apartments, occupying

the nineteenth floor.
—_————————

—William H. Tubby will draw the
plans for an addition to the Nassau
County Court House, estimated to cost
$200,000. 2
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DEDICATING STREETS TO PUBLIC

The Advantage to Owners By Establishing Dedication—How to
Proceed—A Preliminary to Having the City Make Improvements.

By FRANK B. TUCKER

AP

USE

PREVIOUS article explained how

property owners could escape as-
sessment for a legal opening proceeding
by simply ceding the fee in their street
to the city. Before a property owner
can cede, however, the law requires that
his street must appear on a final map
of the city—something that large areas
of the city lack.

This article explains how property
owners, on streets where certain condi-
tions have obtained, should proceed to
establish the fact that the city has title
to their street by use, or, as it is termed,
by “dedication.” By establishing dedi-
cation to a street, property owners obvi-
ate the need of the city acquiring title
to their street, either by a legal opening
proceeding, with attending assessment,
or by voluntary cessions from the prop-
erty owners. This method, however, is
applicable alike to mapped and unmapped
streets, and is the most expeditious
method of legalizing the city's title to
a street for improvement purposes.

What Happened at Consolidation.

Before consolidation the several mu-
nicipalities that now constitute Greater
New York acquired different titles to
their streets. The old City of New York,
when it opened a street, acquired title
thereto in fee simple; but, for the most
part, the other municipalities were sat-
isfied with an easement title.

Since consolidation, however, the
policy that obtained in New York,
whereby the municipality acquired its
streets in fee simple, has been applied
to the Greater City.

This explains why many property
owners on old streets are surprised
when they hear that their street is to
be “legally opened,” the term applies to
the proceeding by which the city acquires
fee title to a street. They cannot under-
stand why their street, which they have
known and travelled over for many
years, has to be opened.

The fact of the matter is that several
property owners have probably peti-
tioned the city to make some improve-
ment in the street; and, on the grounds
that it has no title thereto, the city has
denied their petition, with the suggestion
that the petitioners first apply to have
their street legally opened.

How Streets Are Dedicated.

When a property owner knows, either
personally or by witnesses, that his
street has been used as a public thor-
oughfare for twenty years, or that the
City of New York or its predecessor had
anything to do with its opening or im-
provement, he is foolish to allow it to
be legally opened until he has first tried
to establish the city title thereto by
dedication.

The city’s title to a street by dedica-
tion is determined by the Corporation
Counsel, who bases his opinion on affi-
davits of persons who have long known
the street, and on physical and documen-
tary evidence substantiating the affi-
davits.

Practically all the old village streets,
_the town and county roads, the old turn-
pike and plank roads, and, in some cases,
streets in layouts subsequent to consoli-
dation can be shown to be dedicated
streets of the City of New York.

A property owner who would attempt

t1\¢ dedication of his street should ob-
tain at least two affidavits (blank forms
can be obtained from the Borough Presi-
dents) from persons who have long
known the street, preferably for at least
twenty years. The affidavits should state
the affiants’ names and addresses, the
number of years they have known the
street, and such facts as they possess re-
garding its opening, regulating, grading,
paving, curbing and sidewalking, the in-
stallation of water, gas, sewers and elec-
tricity, and any artd all other facts of
which they may be cognizant that would
clearly show that the City of New York
or its predecessor had in some way con-
cerned itself with the street.

Having obtained the affidavits, the
property owner forwards them to the
Borough President. On receipt of the
affidavits, the Borough President has a
report prepared stating the present phys-
ical appearance of the street, the maps
of record on which the street appears,
and cites all recorded facts pertaining to
the street in the possession of his office.

The Borough President then forwards
the affidavits and his report to the Cor-
poration Counsel for an opinion as to
whether the city has title to the street
by dedication. If the Corporation
Counsel renders an affirmative opinion,
the property owners on the street in
question can usually forget all about
legal openings and voluntary cessions,
for only in rare instances are property
owners on a dedicated street obliged to
pay for a legal opening.

Why Dedication Is Not More General.

Preferring fee title to its streets, the
city itself seldom, if ever, attempts to
prove title to a street by dedication;
therefore, if property owners would
avoid a legal opening proceeding it de-
volves upon them to assume the initia-
tive in establishing the fact that the city
has title to their street by dedication.

Property owners who believe that the
city has title to their street by dedica-
tion will find the Borough Presidents
ready and willing to help them. Know-
ing that they cannot obtain the authori-
zation of the Board of Estimate and
Apportionment for many urgent im-
provements which property owners are
demanding of them until they can show

SKETCH OF THE RESIDENCE BEING BUILT FOR DR

that the city has title to the streets,
the Borough Presidents are strongly in
favor of dedication, as it is the quickest
title, and, where the streets are not
finally mapped, the only title that the
city can obtain to a street.

In furthering the dedication of the
streets in their respective boroughs, the
Borough Presidents are seriously handi-
capped because they have no copy of the
records of the several villages and towns
that now form a part of their borough.
Most of these records are in the custody
of the Comptroller. They are not in-
dexed, and are gradually being destroyed
by time and handling.

With a view of having such of these
records as pertain to the Borough of
Queens copied, manifolded and indexed
for ready reference, President Connolly,
of that borough, has asked the city to
issue $5,600 of special revenue bonds.
The Aldermen gave their approval to
this bond issue on May 6. It now re-
mains to see what action the Board of
Estimate and Apportionment will take.
But the mere fact that these records
contain sufficient evidence to establish
dedication to innumerable streets in the
Borough of Queens, the legal opening
of any one of which might easily cost
more than $5,600, should be good and
sufficient reason for the Board of Esti-
mate and Apportionment giving its
approval. \

—_———

Real Estate Ethics.

The Real Estate Board of Brokers has
appointed a committee to draft a code
of ethics. The committee is composed
of Lawrence B. Elliman, chairman, Wil-
liam J. Van Pelt, Albert B. Ashforth,
Warren Cruikshank, Alfred E. Marling,
Frederick R. Wood, E. A. Tredwell,
J. Edgar Leaycraft, William H. Wheel-
ock, of the Douglas Robinson, Charles
S. Brown Company, Irving Ruland, A.
W. McLaughlin, John H. Hallock,
Elisha Sniffin and John P. Kirwan.
Brokerage commissions, fees for the
management of big offices and apartment
buildings, renting and other phases of
the real estate business form the base
of the work of the committee, which is
to meet again next Monday.

PERRY HEATON AT FIELDSTON,

RIVERDALE.
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THE COURT HOUSE PLANS.
Mr.

Lowell’s Modified Design Disap-
proved by the Supreme Court

Judges.
No basis of agreement has yet been
reached with the Supreme Court

judges in respect to plans for the new
court house. The judges still hold to
their opinion expressed last summer
that the objections to the plans of Mr.
Lowell are inherent and unavoidable in
a circular building.

A modified circular plan prepared by
Mr. Lowell has been submitted within
a few days to the judges with a printed
communication from the Court House
Board. The communication also carried
a report by Walter Cook, consulting
architect of the board. The judges have
not at this writing formulated their re-
ply to the board, but it is understood
that their judgment is adverse to the
modified plan.

The twenty-six judges are unanimous
in taking this stand. They are repre-
sented by a committee of six, headed
by Judge Dugro, the senior jurist in
point of service. Justice Dugro, who is
not a novice in architectural and build-
ing matters, has had several conferences
with Mr. Lowell; and there have been
conferences which were attended by a
majority of the judges at which Mz,
Lowell and Frank Miles Day, of Phila-
delphia, one of the jurors of award, have
explained and defended the circular plan,
but without changing the mind of the
judges in essential particulars.

The most essential particular in the
mind of the judges is light. They want
court-rooms with light from three sides,
instead of merely one. In the present
County Court House there are trial
rooms lighted from one side only, and
the judges who have spent years in
them are convinced of the unwisdom of
repeating such a plan. The most desir-
able rooms in the building are contained
in an extension from the main building
designed by the late Marc Eidlitz; these
rooms have windows on three sides. The
judges pray to be delivered from gloomy
court-rooms, and their objections to
large court-rooms lighted only from one
side, as in the original Lowell plan, is
believed to be final and irrevocable.

When Justice Dugro went abroad this
summer, he visited court houses in Lon-
don, Paris, Berlin and Brussels, and was
particularly interested in the new courts
at London, which are lighted from three
sides and also from the ceilings. It is
said that through his observations while
abroad Justice Dugro was confirmed in
his opinion that it would be a mistake
to spend twenty million dollars for
courts lighted on one side only. Judge
Dugro at one stage of the negotiations
suggested to Mr. Lowell the basis of
a plan which the architect has.not fol-
lowed in his modifications, as it would
mean that every bit of work so far done
would have to be laid aside.

—————————

—By January 1 it is confidently ex-
pected that the new Bronx Court House,
at Third avenue and 161st street, will
be finished and ready to house the new
county officials who go into office on
that day.

—_———

—A new Congregational Home for the
Aged is to be erected on Linden avenue,
between Bedford and Rogers avenues,
Brooklyn, when a fund of $100.000 is
raised. Mrs. William C. Peckham, presi-
dent of the board of directors of the
home, is now busy completing the de-
tails for a large fair to be held in the
Pouch Mansion on Monday, Tuesday
and Wednesday, December 1, 2 and 3.
She is being aided by committees of
women from all the churches.

AQUEDUCT TEST.

Line Will Be Completed Down to Hill
View Reservior by January 1.
For the first time since the construc-
tion of the great pipe line was begun,
more than five years ago, water from the
Ashokan dam was let into a section of
the Catskill aqueduct on Monday. The
flow was permitted to drop down Shaft
No. 1 of the T. A. Gillispie Co.’s con-
tract near Stone Ridge, Ulster County,
to a point between 600 and 700 feet
below the surface and then under
the Rondout Valley for a distance
of about six miles. No flaw was dis-
covered. Other completed sections will

be tried in like manner.

It is reported that the last incomplete
section, the Garrison tunnel, will be
ready before the close of the year, when
it will be possible to send water all the
way from High Falls reservoir to Hill
View reservoir at Yonkers.

Discussing the financial end of the
construction of the famous waterway so
far as the contractors are concerned,
Mr. Gillispie stated at Newburgh this
week that fwice as much was lost on
the aqueduct as has been made. That
some of the contractors have dropped
between $200,000 and $300,000 each, Mr.
Gillispie said, is a conservative estimate.
Most of the money was lost on the “cut
and cover” work. Weather conditions,
he said, were not a very important fac-
tor in causing financial losses. Mr. Gil-
lispie said that his company had eight
separate contracts, two of them being

for tunnel work and the others syphon’

work. They made money, he said, on
each one of the tunnel contracts, but
sustained a loss from all the syphon
contracts. Combining the two his firm
came out in better shape than most of
the contractors did. The Gillispie Co.
built that part of the aqueduct which
passes under the Hudson River from
Cornwall to Storm King, which is re-
garded as one of the most difficult pieces
of tunnel work on the whole line.
RSO -

Central Park West Widening.

After a conference with President
Shonts and General Manager Hedley,
of the Interborough system, on Friday,
the Central Park West Taxpayers’ Asso-
ciation agreed on a plan for the widen-
ing of Central Park West from 59th
to 110th street that will not require the
tracks to be moved.

If the improvement recommended by
the association to the Board of Estimate
is carried cut, it will make Central Park
West a sixty-foot roadway by cutting
twelve feet from the sidewalk on the
park side of the thoroughfare. This will

give fifteen feet of roadway between the
northbound track on that side, and re-
duce the width of the present sidewalk
from twenty-seven feet to fifteen feet.
The railway officials said they did not
favor the building of a subway in Cen-

tral Park West to connect at 59th street
with the present subway and run to 104th
street. They insisted that the operation
of a subway through Central Park West
would disarrange the subway system.

—_—_—
HOUSING CONFERENCE.

Subjects to Be Discussed at National
Convention at Cincinnati.

The third National Conference on
Housing will be held in Cincinnati for
three days, beginning December 3.
There will be two sessions a day, be-
sides inspection trips and round-table
luncheon discussions. The principal
subjects for discussion are given in the
program, as follows:

“Garden Cities,” paper by George E.
Hooker, secretary City Club, Chicago.
Discussion by Warren H. Manning,
Cambridge, Mass.; Frederick Pischel,
Chicago; Richard B. Watrous, Washing-
ton, D. C.,, and Elmer S. Forbes, Bos-
ton, Mass.

“Co-operative Housing,” paper by
Arthur C. Comey, member of Massa-
chusetts Homestead Commission, Cam-
bridge, Mass. Discussion by W. S. B.
Armstrong, Toronto; F. W. Bird, East
Walpole, Mass.; Augustus L. Thorndike,
Boston, and W. H. Schuchardt, Mil-
waukee.

“How to Get Cheap Houses,” paper
by G. Frank Beer, president Toronto
Housing Co., Toronto. Discussion by
J. G. Schmidlapp, Cincinnati; H. F. Cel-
larius, Cincinnati; William Drummond,
Chicago, and Robert A. Crosby, New
Haven.

“The Problem of the Old House,”
paper by John R. Richards. Discussion
by B. J. Newman, Philadelphia; G. A.
Weber, Richmond, Va.; John J. Murphy,
New York City, and Miss Edith Abbott,
Chicago.

“Publicity and Housing Reform,” by
Richard H. Waldo, of the Associated
Advertising Clubs of America.

“Restricted Residence and Business
Districts in German Cities,” paper by
Frank B. Williams, chairman City Plan-
ning Committee, City Club, New York
City. Discussion by Charles B. Ball,
Chicago; E. T. Hartman, Boston; Virgil
D. Allen, Cleveland, and Otto M. Eid-
litz, New York City.

“Housing of Workers at Industrial
Plants,” paper by Frank H, Crockard,
Tennessee Coal, Iron & Railway Co.,
Birmingham, Ala. Discussion by C. R.
Johnson, Akron, Ohio; C. R. Hook,
Middletown, Ohio; G. R. Taylor, Chi-
cago, and E. L. Hichens, Cincinnati.

“Transit and Housing,” paper by
Henry C. Wright, chairman Transit
Committee of the City Club, New York
City. Discussion by Andrew Wright
Crawford, Philadelphia; Milo R. Maltbie,
New York City; Edward H. Bennett,
Chicago, and John P. Fox, New York
City.

NEW

View at the corner of Valentine avenue and 194th street.

AND OLD HOUSES IN FORDHAM.

The photograph shows the striking

contrast between the improvements of the past and those of the present.
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NEW REALTY ASSOCIATION.

To Be All Comprehensive—Objects to
Be Sought—Committee of 100.

Believing that there is need for one
powerful organization of real estate in-
terests, rather than a large number of
small ones, which may be active each in
its particular field but are often at cross
purposes, a group of forceful real estate
men met on Wednesday afternoon in the
office of Elias A. Cohen, at 198 Broad-
way, to see what can be done to eftect a
combination.

Wwitn tne City Economy League, the
Real Estate Board of New York, the
Allied Real Estate Interests of New
York and the United Real Estate Own-
ers’ Associations, each working in its
own way without any -intimate connec-
tion with each other, it was felt that
a combination of these-four at least
would produce a working force in the
city that would be irresistible.

Three weeks ago a committee of one
hundred was formed, composed of
brokers, operators, investors and law-
yers, with the purpose of organizing the
real estate interests so that all will be
represented by one comprehensive asso-
ciation and bring about a wide publicity
of the advantages of real estate invest-
ment. The meeting at Mr. Cohen’s of-
fice marked the first active step to effect
such a purpose.

A mass meeting had been planned at
the Exchange Salesrooms for Wednes-
day, November 19, but this was deferred
in order to give this special committee
an opportunity to confer and co-operate
with committees organized for the same
purpose in the City Economy League
and the Real Estate Board. It was said
that one broad movement, backed by
the solid real estate fraternity could ef-
fectively bring about a restoration of
public confidence in real estate as an
investment and drive away ‘“the buga-
boo” that such investments are unstable
and unsound.

Present at various times at the meet-
ing were: Mr. Levy, of Arnstein &
Levy; Mr. Middleton, of Bowers &
Sands; W. S. Baker; Joseph L. Butten-
wieser; Mr. Sutton, of Colgate & Co.;
Charles E. Duross; Herman De Selding,
of De Selding Bros.; Mr. Gruenstein, of
Gruenstein & Mayer; Mr. Jackson, of
Jackson & Stern; Mr. Hahner, of M.
& L. Hess; Mr. Kantrowitz, of Kantro-
witz & Esberg; Mr. Ahearn, of E. H.
Ludlow & Co.; Mr. Prager, of Lowenfeld
& Prager; M. Morgenthau, Jr.; Robert
E. Simon; Maurice Mandelbaum; Mr.
Meyers, of Mark Rafalsky & Co.; Aaron
Rabinowitz, of Spear & Co.; Mr.
Strauss, of Tanenbaum, Strauss & Co.,
Victor Weil, of Weil & Mayer, Harry
Fischel, Samuel Wacht, Morris Dier and
ESWE Eckhardt, 'of H.USHEly ‘& Co.
Mr. Cohen was made temporary chair-
man at yesterday’s meeting.

The committee wants to provide for
a better method of equalizing tax valu-
ations. Suggestion has been made that
a commission be appointed by the
Mayor of real estate men to co-operate
with the various departments of the city.

The association will also aid in the
spreading of knowledge of the greater
desirability of real estate than stocks
and bonds as an investment. The new
body will work also for a new mortgage
system which will provide for amortiza-
tion. A committee is to be appointed
to discuss ways and means and another
meeting to hear their report will be held
at Mr. Cohen’s office on November 26.

Offers of co-operation and support
were received from many of the com-
mittee of one hundred, enough to insure
a live interest in the movement and its
ultimate success. The list of the Com-
mittee of One Hundred includes:

Ashforth & Co., Alexander & Green,

Arnstein & Levy, Arnold, Byrne &
Baumann, Bowers & Sands, Bing &
Bing, Dan’l Birdsall & Co., J. Romaine
Brown Co., W. S. Baker, Jos. L. But-
tenwieser, Wright Barclay, Inc., The
Cruikshank Co., Camman, Voorhees and
Floyd, John J. Kavanaugh, Firm of L.
J. Carpenter, Colgate & Co., [Elias A.
Cohen, Cruikshank & Kilpatrick, Joseph
P. Day, John F. Doyle & Sons,
Duross Co., J. Clarence Davies & Co,,
DeSelding Bros., Duff & Conger, Horace
S. Ely & Co., Douglas L. Elliman &
Co., Ernst & Cahn, M. L. & C. Ernst,
Equitable Life Ins. Co., F. DePeyster
Foster, Harry Fischel, Federman &
Frankenthaler, John N. Golding & Co.,
E. P. Gaillard, Guggenheimer, Unter-
meyer & Marshall, A. N. Gitterman,
Gruenstein & Mayer, M. & L. Hess,
Hughes & Hammond, Geo. S. Hallock,
Jr., & Sons, M. S. & I. S. Isaacs, Jack-
son & Stern, Jacobs & Livingstone, I.
Randolph Jacobs & Co., Bryan L. Ken-
nelly & Co., Kendall & Herzog, Jacob
Katz, Kantrowitz & Esberg, Kempner
Bros., J. Edgar Leaycraft & Co.

E. H. Ludlow & Co., Lord, Day &
Lord, Lawyers’ Title Ins. & Trust Co,
Lowenfeld & Prager, D. & H. Lippman,
Jacob Leitner & Co., A. L. Mordecai &
Son, Mooyer & Marston, Mutual Life
Ins. & Trust Co., M. Morgenthau, Jr.,
& Co., Mandelbaum & Lewine, Merrill
& Rogers, Metropolitan Life Ins. Co.,
Murtha & Schmohl Co., McVickar
Gaillard Realty Co., Edward D. Mc-
Manus & Co., Chas. F. Noyes & Co,
New York Life Ins. Co., New York Life
Inst. & Trust Co., Ottinger & Bro., Osk
& Edelstein, Pease & Elliman, S. Os-
good Pell & Co., Post & Reese, Doug-
las Robinson, Chas. S. Brown & Cos,
Allan Robinson, Geo. R. Read & Co,
Ruland & Whiting Co., Mark Rafalsky
& Co., F. A. Snow, Sullivan & Crom-
well, Robert E. Simon, Sonn Bros.,
Frederick Southack, Alwyn Ball & Co,
Elisha Sniffen, Alfred Seton, Samuel
Stone, Spear & Co,, Title Guarantee &
Trust Co., Title Insurance Co., L. Tan-
enbaum, Strauss & Co., Weil & Mayer,
Wm. A. White & Sons, F. R. Wood, W.
H. Dolson Co., Leopold Weil, L. Weil
& Sons, Samuel Wacht, Morris Wein-
stein, Frederick Zittel & Sons.

e M

Mortgage Loan Made Upon Torrens
Title Creates a Precedent.

For the first time since the new Tor-
rens Land Title Registration Law went
into effect, a mortgage loan has been
made upon a property registered under
the Torrens, and a policy of title insur-
ance issued thereon by a title insurance
company, without requiring the property
to be withdrawn from the Torrens. The
property in question is the apartment
house, 205 West 85th street, Borough of
Manhattan, which was registered under
the Torrens some two years ago.
Through Gilbert Ray Hawes, Torrens
attorney, application was made to the
United States Title Guaranty Company,
which issued its policy of insurance to
the mortoagee without disturbing the
existing Torrens certificate of title.

e T

— There are twenty-five districts of
local improvement in the city, and the
Aldermen from each Aldermanic Dis-
trict within such local improvement dis-
trict together with the Borough Presi-
dent constitute the local board of each
local improvement district. All resolu-
tions affecting more than one local im-
provement district, or the borough gen-
erally, are required to be adopted at a
“oint meeting” of all the local boards
of the borough.

e

—The cost of government for New
York City is about one million dollars
a day.

THE BROOKLYN MARKET.

Nowhere Else Can Real Estate Be
Bought at Prices So Low.

The Brooklyn real estate market, while
dull, is not discouraging, by any means.
Every day brings it nearer to the com-
pletion of the splendid system of rapid
transit that has been laid out, and the
wonder is that those who are ordinarily
far-sighted do not buy now before prices
advance.

“I cannot see how anyone who uses
ordinary judgment can make a mistake,”
said David Porter, of 189 Montague
street, this week. As I have often said,
Brooklyn real estate all over is below
par and has been for a long time; in
no city anywhere that I know of can
real estate be bought at such low pricea.
This, in the nature of things, cannot
continue when we have proper transit
facilities; and these are coming rapidly.

“Our good friends in Manhattan have
had their time of harvest, and they won-
der why the market over there is now
so dull and declining. The wonder to
me is that this has not happened long
since. They have been getting more
than twice the price for land in Manhat-
tan that we have been getting here.
This cannot continue.

The Long Island Market.

“Down Long Island, in and around
Southampton and Shinnecock Hills, the
market is promising. For the past two
years Southampton has overshadowed
Newport as a popular fashionable sum-
mer resort. Expensive residences are
being erected all around and there are
two golf courses on the Shinnecock
Hills, one of which especially—the Na-
tional Golf Links of America—is the
best course to be found anywhere in
this country or in Europe. Next spring
I look for a strong market in that
locality.”

=

Brooklyn Board of Brokers.

The annual meeting for the election
of directors of the Brooklyn Board of
Real Estate Brokers and for the tran-
saction of such business as may come
before the board will be held on Tues-
day evening, November 18, at the Clar-
endon Hotel.

The following brokers are nominated
to serve as directors for three years:
Frederick W. Snow, William H. Smith,
Sig Cederstrom, Stephen Barrera and C.
C. Mollenhauer.

The board has accepted an invitation
to inspect the Bush Terminal buildings
at the waterfront in South Brooklyn
this afternoon, November 15. The
brokers are to meet at the Real Estate
Exchange in Montague street at 1
o’clock, where a special trolley car will
be in waiting.

- S I W

—Five hundred property owners at-
tended a meeting at Hunt's Point
Palace last Saturday night. The object
of this meeting was to devise plans and
to take action looking to the immediate
improvement of the Morris Park prop-
erty by the building of sewers and other
public utilities, in order that the same
may be available for building at the
earliest practical moment.

O S S

—Howells & Stokes will be the archi-
tects of the next great tower building,
to be called “Trinity Tower,” and to
stand in Trinity place opposite the
churchyard, from which it will have per-
manent light. The architect of the first
really world-famous tower building, the
World Building, was George B. Post,
and within the last decade the names of
the Messrs. Le Brun, Ernest Flagg,
Henry Ives Cobb and Cass Gilbert
have beeen added to the list of archi-
tests of extremely high towers.
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BUILDING MANAGEMENT

= FUNDAMENTAL CONSIDERATIONS IN
AN OFFICE BUILDING —A CONTRAST

By A. L. HAWLEY of SEATTLE

PLANNING
IN PLANS.

CONSIDER:\TION number one is;

What office space is required to
serve the needs of the given city, or
that portion of the city in which the
proposed building is to be located? For
illustration, Harrisburgh, Pa., is a city of
64,186 population, where even one good
office building is hardly a necessity and
two would be too many, while Atlanta,
Ga., a city of 154,839 population, has need
for, and readily uses, a good many high
oftice buildings. The explanation of
this fact is that Atlanta is the business
center for a very large district and car-
ries insurance offices and all the other
devices of civilization, while Harrisburgh
is so close to Philadelphia that even
the regular business of the town is
hardly done within its limits.

It will be manifest that the mistake
of building “high, wide and mighty”
will be more serious if it is made in a
city like Harrisburgh than if it is made
in a city like Atlanta. In either of these
cities, however, the first fundamental
consideration in planning an office build-
ing is the amount of office space which
the city requires.

Cost of the Site.

The second consideration is to deter-
mine what part of the total required
office space of the city wherein our lot
is located can the particular lot we are
to build on secure tenants for?

Is the location of the site in question,
be it an inside lot or a corner lot, in the
district where tenants who occupy of-
fices prefer to be? There are many
owners of lots on the outskirts of the
business district who, through inexperi-
ence, think tenants will go into a new
building on the edge rather than stay
in the old buildings at the center, only
to find after they have built that they
have made a serious mistake. It, there-
fore, is a vital consideration to deter-
mine what part of office tenancy will
come to the given lot location that is
selected to build upon.

What Kind of Tenants.

The third consideration is: What kind
of office tenancy are we to have in the
building to be constructed? Is it to be
strictly an office building which might,
for purposes of clarification, be called
a retail office building, one occupied by
lawyers, real estate men, doctors, den-
tists and kindred lines in which no mer-
chandising of any kind is carried on, the
principal deliveries by tenant to cus-
tomer being nothing heavier than a bun-
dle of papers, a prescription or an idea?
Is it to be an office building for small
retail concerns or for large wholesale
manufacturing companies using and .de-
manding large office areas at low cost?
It will be apparent that this must be
answered by a study of the location of
the building, of the traffic in its imme-
diate vicinity and also, of course, of the
needs of the community in that vicinity.

The fourth consideration (assuming
that we have, by the process of selec-
tion, found a central location where the
city or community needs office space
and where the traffic and environment is
such as to demand a retail office struc-
ture) is: What shall be the floor plan
to supply the tenants with so much area
per office as they can use efficiently and

HAWLEY.

Myr. Hazwley, who is a resident of Seattle,
has for years been dealing with the subject
of the development of business property
from the standpoint of an active owner and
operator in the principal cities of the Pacific
Coast. He has made a study of the subject
from the earning standpoint in all depart-
ments of construction and operation, and
has gathered statistics and comparative data
from all of the leading cities of the United
States. His presentation of this subject,
therefore, is upon the broad lines of both
owner and operator for net results.

AT

economically? The office space must be
neither so large in extent as to be un-
wieldy, expensive to furnish and impos-
sible to rent, nor so small in extent as
to be unacceptable; and it must be so
planned and located as to have good
light, good ventilation and a good hall
approach to a prompt and adequate
elevator service. Finally, the building
must be equipped with such facilities as
may fit the different kinds of tenants to
whom we may have an opportunity to
sell the space.

A fifth consideration which I would
present, although it does not have
specifically to do with planning an office
building, is that the owner should un-
derstand that the time has passed when
an investment in an office building will
be profitable if he builds “high, wide
and mighty,” even in a good location,
and fails to realize that his structure
must be operated in such a manner as to
give service to tenants. The time has
passed when the landlord can construct
a building and put a three-dollar clerk
in an office and wait for tenants to take
the space. Real service and courtesy
must accompany the space. In other
words, competition has grown so keen
in the office building business that the
pay-in-advance, wait-on-yourself policy
will destroy the results of the best
planned structure and, since this article
is presumed to be written for the pur-
pose of elucidating the best manner of
getting the cash in the bank at the end
of each calendar month, it has seemed
desirable to include this thought under
the head of planning.

Before proceeding to discuss in de-

tail some of the points that have been "

outlined above it would seem fitting

here to point out that to do this plan-
ning successfully, to weigh all of the
points that necessarily must be consid-

ercd, there must be brought into the
work that which has not heretofore
been employed in building planning,

namely, the services of some person or
persons who, by reason of experience
and study, are authorities on these vari-
ous points.

It will not be out of place to point out
here that the architect, to whom the
planning of an office building has here-
tofore been left, has not had, and can-
not have, the experience and training
necessary to cover these points unless
he shall add to his profession that of
actually renting and operating office
buildings, because only by actually rent-
ing and operating properties, making a
thorough study of what tenants pay for
and what they need, and what character
of tenancies will go to certain locations
and what they will pay for different
kinds of areas, can these problems be
solved.

Manifestly this is beyond the realm
of the architect and there must be an
office building investment and operating
expert brought into the planning to as-
sure results. The term operation as
used here means more than just physi-
cal operation; it means the selling of
the rental space and operating the plant
clear to the point of depositing net
profits in the bank. In planning an
office building, then, it will be apparent
that the most vital consideration will be
to secure a report from such an office
building investment expert.

In this case, as in all others, necessity
has become a mother, and there has been
born throughout the United States in the
past ten years, out of a round of actual,
thorough experience, a number of men
who, because of their breadth of view and
their study of the subject in their own
communities and in others have become
real business property investment ex-
perts; not just appendages to real estate
offices and rental agencies, but men who
have the whole subject in their systems,
so that they can analyze a situation and
intelligently and successfully outline the
planning of an office building from the
viewpoint of the finances thereof.

Fundamental Questions.

Perhaps the best way to draw out the
details of office building planning so
that the owner of a city business lot or
the intending investor therein may bet-
ter appreciate what the fundamental
considerations are would be to outline
the things that a business property ex-
pert would do in producing such a re-
port; such owner or investor will then
be better able to understand why the
considerations pointed out are funda-
mental.

What office space is required to serve
the needs of the city; or, if it is a large
city, then that part of the city in which
the building is to be located?

What part of the total required office
space of the city or vicinity can the
particular building we are to erect se-
cure tenants for?

What kind of office tenancies are we
to have in the building?

In arriving at the answers to these
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questions, the expert will first make an
accurate building-to-building inventory
of all the office space in the city or,
if it is a very large city, in the particular
section of the city where the lot is lo-
cated.

This inventory will not only take into
consideration the number of offices, but,
as well, the character of business of the
tenants, for this new building is neces-
sarily to be filled with tenants of the
kind doing business in the city or in the
vicinity and almost wholly from tenants
already in business in that city or
vicinity.

In making this inventory he will get,
if possible, the floor plans of the build-
ings he investigates so that he can bet-
ter know what his new building has got
to compete with and what the tenants’
uses of the space are by reason of the
subdivisions which they are now oc-
cupying; not that he will be guided by
these floor plans in making his own floor
plan, but merely as a guide to the ten-
ants’ uses.

From this inventory he will be able to
determine the total amount of available
space in the city cr vicinity, the amount
that is, at that time, vacant, the ap-
proximate number of tenants who are
poorly served by the buildings that they
are in; he will be able to plat the lo-
cation in which various kinds of tenan-
cies have centered and prefer to cen-
ter, and come to understand pretty thor-
oughly the city or vicinity need in quan-
tity, kind and supply already available.
Out of this assembled and analyzed in-
formation he will be able to suggest:

How Many Stories?

1. The greatest height to which the
building should ever be erected on the

lot under consideration—for in every city
and in every vicinity in a large city there
is a height limitation (based on financial
considerations) that should not be ex-
ceeded.

2. He will be able to say how many
stories should be built at the start, for
good judgment tells us now .that the
best planning is to build fireproof struc-
tures capable, as to foundation and
steel, of going to an ultimate maximum
height previously determined, but, at
the start, built only high enough to sup-
ply the demands of the community for,
say, a period of ten years in advance.

To start with, he may find conditions
such as to justify only a one or two-
story structure, planned ultimately to
go higher when there is a market for
the space.

This suggestion as to height may not
appeal to a man who wants a monument,
but we are presumed to be considering
the office building subject from a finan-
cial standpoint and not from a family
monument standpoint.

It may not be out of place to remark
that a study of this subject in New
York City has indicated that many
owners have seemed to be fearful that
the Creator would take away the upper
air space by some strange device and
that if they did not beg, borrow or steal
money enough to catch the upper air
space by running their structures up at
once, the space might not be there when
they wanted it. There seems to be no
other explanation of the creation of ex-
cessive loft and office space on Manhat-
tan Island. Many owners are experi-
encing the vacant sensation in their bank
account because of excessive vacant
space created in the upper areas of the

air that ought not to have been created
until ten or fifteen years later.

What shall be the floor plan to supply
the tenant to whom we are going to sell
the rental space?

Vitally important to the net cash reve-
nue result is the answer that is worked
out to this particular question.

The general tendency has been to
create the largest amount of floor areas
that can be established without getting
on your neighbor’s lot, as the more
square feet of space you have to rent the
greater will be the gross and net income.

Mistakes in Floor Plans.

No more serious mistake has been in
the past quarter of a century than has
been made in the floor plans of the
fireproof structures that have been built
in the United States. The Creator pro-
vided an enormous amount of ground
area, so much that many centuries will
pass before there is a real congestion, in
the United States at least, of popula-
tion. There is no necessity, therefore,
for every lot owner in the business dis-
tricts of the cities of the United States
to try to multiply the total area of his
lot in order to serve humanity.

The Creator made ligcht and ventila-
tion necessary to man’s comfort, and
a careful study of the rental subject
has developed the fact that what tenants
buy is not square feet of floor space,
but cubic feet of light and air. The ex-
perienced student of office rental space
now knows that what he sells to the
tenant is light and air, and he puts high
prices on the space near to the windows
and puts a low price on the space that
is dark and poorly ventilated.

Having taken this step and looked at
his operating cost sheet, he finds that

Income Results Compared Between Two Different Office Floor Plans Applied to the Same Total Area.
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Figure 1 is the floor plan of a building recently constructed

in a Western mty

wé

Figure II is a floor plan that should have been used in
constructing the building.

OBSERVE CAREFULLY THE AREAS CONSTRUCTED AND NOTE PARTICULARLY THE DIFFERENCE IN THE MONEY RESULT.

FIGURE 1. FIGURE II.
T (IR N T he o O i A s S o P PR RO F e 18,480 sq. ft. Total ground aref...:......eseeesssss oo E e o 18,480 sq. ft.
Poxtion of total area covered by building...... 16,277;45(1. 1} Portmn of total area covered by building...... 13, 301 Squit.
...................................... 9% 2%
Portlon pftareadleftiforslicht courts s ... 0. 2.1{)355@ ft Portxon affareaslieft forsligh ticonrtoat e et eres 5"’180”7 sq-Et
...................................... 2.5% I T e 28%
Portlon of building area used for halls and Portion of building area used for halls and A
other SelVlCe DT DOS DS ate clotenlslals ote atotulealslo\s ola ' 4_.'%3;’ sq. ft other sernce gt 9 1S St A o A o S e o 4q443;9 Sq-fE
Portion of. buildmg é}é.a' 1n i‘éh.t.ai.éi)é'cé .............. 11;313_55«;. IL Portlon of-f){lil'dl'r{r; 'a.r:e.zi m 'r'e.n't'a'l' space ................ Si%ﬁj sq. ft
...................................... .9 % tesassssonsssssnannsacseneasonnnenenisn o
Rental schedule actually in force...sssecs. .ee. 911,370 Rental schedule which can unquestionably be
TR Y T £ (] O e Pt B o e el s Vs lmil s Ao a "ot o1 < [ o $1.00 BHATRIEED] o o000 D A SO0 86 S I O O A T $13.$312(_)0
0

Note 1:

The reason that the offices in Figure IT will rent for $1.50 a
square foot, while the offices in Figure I will rent only for
is because the tenant pays only the
same price per month per office in Figure II as he does in
he has all the room that
in Figure 1I, while in Figure I there is a greater depth and
considerable width in each office that the tenant does not
Note particularly that the offices
IT are 12’ 6” wide by 18’ deep, while the offices in Figure I
No tenant pays for space

$1.00 per square foot,
Figure I, and
want at all.
are 15’ to 18’ wide and 25’ deep.

in an office that he does not want.

per office, suitable to their needs.

Many
standing idle today because the landlords expect to get so
much per square foot, while the rent payers buy at so much

or per sq. ft

Note 2:

he wants to buy

in Figure '
more than 25%

buildings are

is explained.

Attention is called to the fact that in Figure I the gross
rental is $11,370 on a total constructed floor area of 16,274
square feet while,
$13,320 on a floor area of only 13,301 square feet.
Figure II, then, the constructed floor area is only about 2}
as great as under Figure I, while the gross rental income is
higher.
square foot, in the other $1.00 a square foot.
ing article the operating cost per square foot is discussed
from these two gross productions,

under Figure II, the gross rental is

Under

The gross in one case is $1.50 a
In the follow-

and the result thereof
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heat and furnishing the necessary arti-
ficial light and ventilation, and elevator
service for the dark and poorly venti-
lated area, for which he gets a poor ren-
tal, cost him just as much, and a little
more, than the cost-of a light and well
ventilated space, for which he gets a
higher price.

Studying a little farther, he has found
that it is better not a build the dark and
poorly ventilated structure that producesa
small net return on the money invested,
at all, but rather to take -the steel and
concrete that would make this dark area
up to the roof, make his structure one
or two. stories higler, covering only a
small area of his lot above the ground
floor, so that it is all well lighted and
ventilated space, and so that every
square foot, being well lighted and ven-
tilated space, will bring him the bet-
ter price per square foot.

When he has created as many offices
as his share of the community tenan-
cies amounts to he stops and says to
his neighbor next door: “You, too, must
some day build. Build wisely, don’t
build dark and poorly ventilated space,
don’t build more than your share of the
community needs, and we will both en-
joy a fair degree of prosperity.”

Floor Planning.

The fundamental points as to floor
planning are: What depth and what
width of office will suit the largest per-
centage of the tenants? What office
subdivision or subdivisions will be large
enough to serve the one-man or the
two-man or the three-man occupancies,

efficiently and economically, and thus-

beget the highest income possible from
the area constructed?

Floor planning is vital in determining
net income results. This will be best
appreciated by a comparative illustra-
tion. (See previous page.)

Here are two floor plans for the same
plot of ground. Figure 1 is the plan ac-
tually constructed. Figure 2 is the plan
that should have been constructed. In
the plan as constructed, Figure 1, 12
per cent. of the ground area is used for
licht court purposes. In the more effi-
cient design, Figure 2, 28 per cent. of
the ground area is used for court pur-
poses. The building area in the efficient
design, Fig. 2, covers 72 per cent. of
the lot, while the constructed design
covers 87 per cent. of the lot.

The efficient design, Fig. 2, uses 24 per
cent. of the constructed area for service
purposes (halls, etc.), while the design
as constructed uses 26 per cent. for this
purpose.

Efficient Rental Areas.

In the efficient design, Fig. 2, the
rental area is 48 per cent. of the area
of the lot while in the constructed de-
sign it is 61 per cent. of the area of the
lot; with this difference, every inch of
the 48 per cent. of the ground area cov-
ered by the efficient design is rentable,
while a very large part covered by the
61 per cent. is nonrentable, because it
lacks light and is in offices so large as
to be unusable.

Out of the 8865 square feet of rental
area in the efficient design, Fig. 2, there
is produced an income of $13,320 per
year, while out of the 11,000 square feet
of area in the constructed design, Fig.
1. the income possibilities are only $11,-
370. Why build 11,000 feet of rental area
and get only $11,370 income, when you
need build only 8,865 feet of rental area
anad get $13,320 of income?

The results of this efficient designing
stand out more prominently when we
consider the subject in the commercial
unit of one square foot of rental area.
In the constructed design the gross in-
come is, per square foot, $1, while in
the efficient design the gross income is

$1.50. Here is an increase of income of
$.50 per square foot.
Operating Costs.

It costs practically $40 per square
foot for all operating costs, excluding
taxes and insurance. Deducting this
operating cost from the two rates of
rental return we get the following:
From the income of $1.50 per square
foot of the efficient design, Fig. 2, we
get a net of $1.10 per square foot. From
the $1.00 per square foot rental area,
deducting $.40 for operating cost, you
get a net of but $.60. The $1.10 net is
an increase of $.50 per square foot net
over $.60 per square foot net or 83 1-3
per cent. increase in the net.

The reasons for this difference are
several. In the design Fig. 1, single
offices are 15 ft. 6 ins. wide by 22 ft. 8
ins. long. Nobody wants an office of
this size at any price, because he can-
not afford to furnish it; the back end of
it is dark, and it is altogether a whale
where a man only wants a normal sized
fish. But assuming that it can be rented,
which we have done in producing the
above figures, experience shows that we
can get just as much income gross out
of an office 12 ft. 6 ins. wide by 18 ft.
deep and have a vastly more salable
office. "Again, with the efficient sized
office used in design Fig. 2, the tenant’s
space is all well lighted and ventilated,
and instead of vacant offices for neigh-
bors he has active business neighbors,
which means much to the value of the
space he occupies. No man likes to be
in a desert of vacant offices, no matter
how attractive the building nor how
well it is located.

Efficient Designing Vital.

Efficient designing, then, based upon
the wants of the majority of tenants
is vital to the net result. It is an un-
happy fact that efficient designing does
not prevail today, and many investments
have proved sorely disappointing be-
cause owners and architects have not
gone deep enough into this subject and
employed thoroughly experienced men
to analyze each and every office build-
ing proposition according to location,
community needs and the needs of the
particular class of tenants that a given
location will secure.

Investment value depends upon plan-
ning. Referring back to our Figures 1
and 2, used above, it will be apparent to
the casual reader that if one man builds
an office for $1,000 and gets $1.10 net
per square foot out of it, while another
man uses a $1,000 and builds an office
and gets only $.60 per square foot net
out of it, the first §1,000, drawing $1.10
net, is worth 83 1-3 per cent. more than
the second $1,000, which is drawing only
$.60 net.

Since, now, ground value is actually
determined by the net income derived
above interest on the cost of the con-
structed building, it will be apparent
that the investment value of any lot
will depend upon the efficiency of- the
design of the building with which that
lot is developed. If results per Fig. 1
only are attained, then the lot is only
worth about 60 per cent. as much as it
would be if the results of Fig. 2 are
secured.

Taking the actual figures of the prop-
erty above quoted, for it is an actual
case and not a theoretical one, the in-
vestment value of the ground in ques-

tion, with the building as now con-
structed, is 60, while the investment
value of this same piece of ground

would be, if the building had been prop-
erly designed, 110. ;
Sale Value.

In concluding this article on the Fun-
damental Considerations in Planning
an Office Building, it becomes desirable

(Continued on page 904.)

MARTIN MADE PRESIDENT.

Further Change in Building Managers’
By-Laws Considered Yesterday.
UDGING from the pile of applica-
tions for membership on the desk
of B. E. Martin, president of the New
York Building Managers’ Association,
when the executive committee met yes-
terday in the St. Paul Building to con-
sider further details regarding the by-
laws of the new organization, practi-
cally every manager in the city wants
to be counted among the progressives
in the profession. But this is going to
be one of those cases where many write
but few will be chosen. It is not the
intention of the executive committee to
crowd the roster at the start.

The organization is a new one, tramp-
ing through new fields of co-operative
endeavor, and it is not desired to make
the association too unwieldly at first.
However, the number of managers with
spare twenty-five dollars in their coffers
is a surprise to every one interested in
the new movement that aims to give the
public better service in buildings and to
safeguard them from the persecution of
indifferent and insolent help that ten-
ants so often encounter and endure in
silence.

When the Tuesday’s meeting was held
the election of officers was the prime
matter on the tapis. It seemed to be
only natural that the man who con-
ceived the idea of a building managers’
association for New York, and who has
worked up enthusiasm for it should be
elected its first president by unanimous
consent. That honor fell to Mr. Mar-
tin, manager of the St. Paul Building,
the Engineering Building and the Have-
meyer estate in general. The real diffi-
culty was the selection of a vice-presi-
dent. They wanted to thrust the laurel
upon ‘the modest brow of John C.
Knight, manager of the Metropolitan
Life Insurance Building, but he said he
was forced to decline the honor for the
time being. The next choice was F. S.
Bancroft, of Pease & Elliman, and he
was promptly elected. W. H. Class, of
George R. Read & Co., was made sec-
retary and C. B. Best, of William
Cruickshank’s Sons, was made treasurer.

The designation “Board of Gover-
nors” was discarded for the term Execu-
tive Committee, which will consist of C.
T. Coley of the Equitable Building, Peo
Maresi of the Maresi estate, George B.
Best of William Cruickshank Sons, T.
R. Artaud of the Hudson Terminal
buildings, John C. Knight of the Metro-
politan Life, W. H. Class of Geo. R.
Read & Co., A. J. Bleecker of the Singer
Building, C. H. Burdett of the New
York Title Insurance Building, Corwin
Black of the U. S. Express Realty
Building, A. C. Bang of E. S. Willard
& Co., C. A. Leasenfeld of the U. S.
Realty and Improvement Company, W.
M. Shackford of the Daniel Birdsall
Co., W. H. Wheelock of the Douglas
Robinson, Charles S. Brown Co., W. R.
Hooper of the Wall Street Exchange
Building, William Lett of the Moffatt
estate, F. S. Bancroft of Pease & Elli-
man, A. O. Wallis of the Western Union
Building and B. E. Martin of the Have-
mever estate.

The tentative by-laws published in the
Record and Guide of Nov. 1 are being
revised further by the committee, con-
sisting of A. J. Bleecker, W. H. Class,
E. A. Leasenfeld, C. H. Burdett and
B. E. Martin. They will be published in
a subsequent issue of the Record and
Guide.

—e—— ——
—Much of the piline, wharf material
and lock gates of the Panama Canal are
made of green heart, said to be the most
durable wood known for these purposes,
which comes from British Guiana.
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USEFUL APPLIANCES

Novelties, New Applications of Familiar Devices
and the Trend of Invention, Designed to Aid the
Architect, Builder and Building Manager, Described
Without Regard to Advertising Consideration.

Chimney-Pots of Strange Design.
NE of the characteristics of Lon-
don and other English cities is the

prevalence of chimney pots. Looking
out over the
roofs in a con-

gested part of the
city the visitor is
impressed  with
the unique de-
signs of the tops
of chimneys, giv-
ing the impres-
Siontakthatesithe
English  builder
is as proud of
the finish of his
heater flue as his
American cousin
is of his cornice
and ridgepole.
In the majority
of English cities
the character of
the coal they use
requires the ser-
sl = vices of chimney
sweeps at irequent intervals. The flue

linings become clogged with soot,
amides N oL dietT
to insure fair-

ly good draught
under such cir-
cumstances the
various mechani-
cal contrivances
are resorted to.
The first illustra-
tion shows a
chimney pot of
the down-draught
type, and the sec-
ond, one of the
up-draught vari-
ety. The former
is made by J. H.
Sankey & Son
(Ltd.), Canning
Town, London,
E., and the lat-
ter by the Pat-
ent Chimney Pot
ComN(Etd) ot
105 Albion street,
Leeds. Pots like
these have proved very satisfactory in
cases where natural draught is shut off
from chimneys by high buildings sur-
rounding a lower one.

Preventing Lead Blow-outs.
OT every engineer who has occa-
sion to pour Babbitt metal or make
wiped joints in pipe work knows that a
good way to prevent lead blow-outs is
to take a piece of rosin about the size
of a hickory nut and allow it to melt in
the ladle before the lead is poured. This
will take up the moisture and prevent
flarebacks, which are sometimes very
dangerous.
Electric Service for Restaurants.
GEORGIA KNAP, the inventor
+ of the electric house that was de-
scribed in the technical press five years
ago, proposes to erect in Paris a hotel
that will be a marvel of electro-me-
chanics.

The name of the hotel will be the
“Electra-Feria.” It will be distinguished
from other hotels, in that all the service
will be concentrated in the basement,
where an operator will be stationed. If
a guest wants ice water, he presses the
ice-water button and the jingling pitcher
is electro-mechanically propelled to his

‘ton.

room. If he wants breakfast in his room,
he can have it in ten seconds by press-
ing the proper button, and it is mechani-
cally delivered; not at his door, but in
his room. If he wants to know what
time it is, he presses a button and the
basement operator turns a switch which
illuminates the proper figures on a
changeable dial on his ceiling.

An electric megaphone is affixed into
the chandelier. It asks the guest what
is wanted. The guest, still in bed, calls
out to the ambient air, without using a
telephone: “Open the windows and shut-
ters. Let in the air, it's too warm. Send

me a cup of coffee and the morning
papers. My letters, too, if you please.”
Instantly the basement operator

touches a spring and up flies the curtain.
The window slowly rises to a desired
height, the shutters are thrown open
by an unseen electrical lever, the top of
a chiffonier, placed beside the bed, turns
and extends over the bed to form a
convenient table, and the letters and
paper appear by pneumatic chute on the

chiffonier top. The breakfast is sent up
on a pneumatic elevator, which stops at
an open point in the wall within easy
reach.

The restaurant of the hotel is served
in the same manner. Each small table
for two or four persons is provided with
a dictagraph, which is placed in the lamp

shade. You touch a button and a voice
from the lamp shade asks what you
wish. You give your order without put-

ting your mouth to a telephone. A silver
platter in the center of the table sinks
and presently reappears laden with the
food ordered. So soon as you have
helped yourself the platter again sinks
and in twenty seconds returns with the
dishes ordered by your guest. The
plates, etc., are changed in a very con-
venient and practical manner, by means
of a little dumbwaiter with shelves.

The promptness and rapidity of the
service are due to the ingenious arrange-
ment of the basement. The kitchens are
close beside the service elevators. The
serving tables and dish racks are placed
at intervals of sixteen feet, and each
supplies ten restaurant tables, or forty
cuests, who can thus be served by a
single waiter. Each guest receives with
his order a check which is- numbered to
correspond with his individual push but-
Payment may be made to a cashier
at the door or by means of a service
elevator, according to the system
adonted.

The plan adopted for the electric
hotel is the- result of long study and
research on the part of its projector,

M. Georgie Knap, in collaboration with
M. Danger, the Parisian architect, says
the Scientific American, through whose
courtesy we present the accompanying
illustration, showing the system of ele-
vators supplying individual tables in the
restaurant of the somewhat weird
“Electro-Feria” hotel.

A New Two-Speed Hand Drill.
RON workers and engine room
employees are mighty fussy about

drills, because they represent vigorous

action requiring head and arm steadi-
ness and application of considerable
strength. Hence, the drill that offers

the shortest cut to a completed boring
job has a very distinct appeal. The cut
shows something new in this line. Tt
is called the Miller quick speed change
drill and is manufactured by the Mil-
lers-Falls Company, of 28 Warren
Street.

In this drill the gear ratios are one
and a half to four to one. The com-
pany claims that a change of speed may
be made instantaneously and can be
effected at any moment and under any
conditions, without withdrawing the
drill point from the work. The pinions
and shifting device are made from steel
throughout, and are enclosed for pro-
tection. The chuck is mnickel-plated,
accurately holding and centering drills
up to three-eighths inch in diameter.
The spindle has a ball thrust bearing
at point marked C, and the end handle
is of the magazine pattern and may be
detached by loosening the knurled check
nut and pressing out the plunger at A.

e -

A New Closet Fitting.
CCORDING to the experience of
most plumbers, the weak spot in

house plumbing is the connection be-
tween the soil pipe and the sanitary
closet. Here is where the dangerous

sewer gas is most likely to appear. For
some time efforts have been made to
do away with the old way of setting a
closet on the vent pipe and one of the
latest of these is being shown by the
H. W. Johns-Manville
street and Madison avenue.

Go: o esond
The illus-

tration shows exactly how the attach-
ment is made.

The old lead bend has given place
to a more sanitary screw fitting. The
manufacturers say that it saves time, la-
bor and therefore money, and it can be
installed much more quickly than in the
old way. It elim‘nates all lead connec-
tions under the floor and provides all
the flexibility the plumber disires, since
the screw connection permits it to be
set at any angle. Structurally it con-
sists of a number of flanges end to end
and three-quarters of an inch from cen-
ter to center, giving the appearance of
corrugations running around the fitting.
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Many investors buy corner lots, rather
than inside lots, just because they know
corners to be better; but how much bet-
ter few are able to say. Mr A. L.
Hawley, a prominent real estate owner
and operator of Seattle, clears up the
point with definite figures in our Build-
ing Management department. There is
much other interesting matter in his
article. You must not fail to read it.

Borough President-elect Marcus M.
Marks of Manhattan, at the annual din-
ner of the Fifth Avenue Association in
the Waldorf-Astoria last Wednesday,
suggested that owners and lessees of
mercantile buildings might fit out the

roofs for some of the purposes for
which employees now seek the side-
walks. Roof gardens, economically

equipped, would, he said, tend to lesson
the street congestion of factory opera-
tives during the noon hour.

Representatives of the Pokagon band
of the Pottawatomie tribe of Indians
have begun a suit for injunction against
the city of Chicago and others to pre-
vent improvement of twenty miles of
frontage on Lake Michigan, ownership
of which is claimed by the descendants
of the band. The suit also covers a
strip of lake front from Evanston to
South Chicago. The Indians base their
suit upon a treaty between the United
States and the united tribes of Ottawas,
Chippewas and Pottawatomie Indians.
The Government surveys, the suit
charges, show that the eastern boundary
of the grant conveyed in the treaty was
100 feet back from the lake, in order
to give the Tndians fishing and camping
privileges along the lake shore,

A Better Way of Condemning Property.

One of the best results of the election
from the real estate point of view was
the passage of the amendment altering
the present constitutional arrangements
governing the condemnation of real es-
tate for public purposes. Amendment
No. 1, which, according to last accounts,
was accepted by a substantial majority,
provides for the abandoning of the
method of appointing three commis-
sioners to fix the value of the condemned
property. In its place the value of real
estate taken for public purposes will be
determined by a justice of the Supreme
Court, either with or without a jury.
The result ought to be both the accelera-
tion of condemnation proceedings and
the diminution of costs.

Appointments to condemnation com-
missions have been used as political
patronage, and it has been customary
for the commissioners to extend the
hearings over an unnecessarily long
period and thus to make them very much
more expensive than was really neces-
sary. The increased costs have, of
course, been assessed on property own-
ers. The abandonment of this wasteful
and inefficient machinery should tend
to reduce the cost of public improve-
ments in the newer parts of the city.

Of still greater importance is the sec-
ond part of the amendment, which pro-
vides for what is known as excess
condemnation.

At present the city in laying out a new
street or widening an old one in a dis-
trict which has already been built up
can only condemn the exact amount of
property needed for the public purpose.

Under the amendment the municipal
authorities will be empowered to con-
demin enough additional property on
either side of the new street to consti-
tute a site for a new building and to
sell or lease this property after the
improvement is completed. Substantial
private and public benefits will result
from this amendment. Property owners
whose holdings abutted on any proposed
improvement have always dreaded and
opposed the carrying out of such plans,
because they frequently suffered irreme-
diable loss as a consequence thereof.
They were often left with small frac-
tions of their former holdings which
were useless for any economic purpose
and which could rarely be added to the
property of an abutting owner with any
mutual advantage. The constructional
work involved by the making of the new
street took a long time, during which
their property was useless. Finally they
and other neighboring property owners
were frequently assessed for a better-
ment which, under the circumstances,
never accrued. Everyone familiar with
real estate history will remember how
severely the property owners alohg Elm
street suffered from the widening and
the prolongation of that thoroughfare.

All of these grievances will either be
entirely done away with or else very
much diminished under the new arrange-
ment. The city will condemn all the
real estate actually fronting on the new
street, so that the property owner will
not be left with a useless fragment of
his former property. Even if the con-
struction of the street does take a long
time, the property owner need not suf-
fer, because those whose property abuts
on the improvement will have an outlet
on a street unaffected by the work.
Finally, the purchase and resale of the
property fronting on the new street will
frequently give to the city a sufficient
profit to pay a large part of the expenses
of the whole project; and the conse-
quence will be that it will be unneces-
sary to assess neighboring property for
merely suppositious or remote benefits.
The public advantages of the new

method are no less palpable and consid-
erable.

Its great advantage is that it will en-
able the city to undertake extremely
desirable plans for street widening and
extension which would otherwise be
practically impossible. In the central
borough of New York, street improve-
ments are very costly, owing both to
the high ground values and the frequency
of tall buildings. They are, indeed, so
costly that in the great majority of in-
stances the city cannot afford to pay
for them out of any general fund; which
means in practice that if the improve-
ments are to be undertaken the cost
must be assessed for the most part on
the benefited property. But any attempt
to assess such benefits equitably almost
always fails, in spite of the best inten-
tions on the part of the public officials,
and property owners have so great a
dread of these assessments that they
oppose all improvements which can only
be carried out by money raised in this
way.

The city will now be much freer to
undertake the costly street extensions
so much needed in certain congested
districts of Manhattan, because many
such extensions can be made to pay
very largely for themselves, and the
fund out of which the costs can be pa:d
will be to a certain extent derived from
money which is now wasted. The loss
occasioned to property owners and to
the city by the fragments of lots remain-
ing in private hands is sheer economic
waste, so that the method of excess
condemnation is not only more efficient
to accomplish the public purpose in-
volved, but it brings with it a clear
economic gain to the community. The
legislation necessary to give effect to the
amendment should be passed at the
coming session of the Legislature, be-
cause there are a number of street im-
provements which are very necessary
and which have been postponed pending
the acceptance by the electorate of this
amendment to the constitution.

A Subway Cut-Off.

The demand made by real estate in-
terests on the West Side for the con-
struction of a new subway along Central
Park West is not likely to be granted
immediately, but something of the kind
may come in the end. The proposal is
to run a tunnel from a connection with
the present subway at 110th street and
Central Park West down to Columbus
Circle, with the idea that the Lenox
avenue trains could thereafter take this
route. The advantages of the proposed
short cut are obvious. It would provide
the eastern part of the district to the
west of Central Park with a very much
needed connection with the Interbor-
ough subway system. The dense popu-
lation of that region is now obliged
either to walk to Broadway or to depend
upon the elevated road. The objections
which the idea will have to meet are,
however, difficult to overcome. The ex-
pense will be heavy and the increased
trafic obtained will be wvery much
diminshed, because the new route will
be bordered on the east throughout its
whole length by an unpopulated park.
The Interborough company will scarce-
ly wish to build and operate a line which
would take away so many passengers
from the elevated railroads.

Another serious difficulty would arise
from the fact that the station at Colum-
bus Circle is not an express station,
so that passengers on Lenox and Broad-
way expresses could not exchange from
one train to another at that point. The
only trains, consequently, which could
be sent through the new subway would
be the Lenox avenue locals, which would
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very much injure the efficiency of the
service.

Finally, an even more serious objec-
tion would result from the desirability
of keeping Central Park West in re-
serve as part of another West Side
through route. After the new subways
are completed the best thoroughfare
remaining for a subway will be consti-
tuted by Hudson street, Eighth avenue
and Central Park West. The operation
of a subway along this route will be
necessary eventually—in case the traffic
on the new subways grows as rapidly as
has the traffic on the existing subway.
Of course, it will not be necessary for
a long time—probably not until the new
subway system has been in operation
for fifteen or twenty years. But, inas-
much as it constitutes the best remain-
ing rapid transit thoroughfare in the
city, the occupation of a part of it by
merely a local line is open to grave
objection.

—_———————

National Conference on Housing.
Editor of the RECORD AND GUIDE:

What kind of homes are we providing
in our American cities? What are we
doing and what more can we do to im-
prove them? These are the questions
that will be answered at the third na-
tional conference on housing, December
8 4 and 5, 1913.

This year, for the first time, the con-
ference goes to the Middle West. Cin-
cinnati has begun vigorously to attack
its housing problem. It will show the
delegates that in the West, as in the
East, neglect will beget the slum. And
Cincinnati will show them what hard,
constructive work is necessary to wipe
out the results of neglect.

The enclosed copy of the preliminary
program gives some idea of the vital
questions that will be discussed at the
sessions. This program is based upon
suggestions received from members of
the National Housing Association in all
parts of the country, consequently it re-
flects the thoughts in the minds of our
housing workers. The speakers and
leaders of discussion are men and women
who have achieved practical results.

Delegates will take an active part in
all the discussions, for much of the
value of the meetings is due to the keen
questioning, the illuminating bits of ex-
perience which serve to bring out im-
portant points.

The first round table luncheon is al-
ways of interest, for there the delegates
from all parts of the country report on
the progress of the year. The open dis-
cussion meeting has been repeated be-
cause of its success last year. Its terse,
informal give-and-take serve to crystal-
lize ideas which before had been vague
and unusable. What is the housing prob-
lem? Who can answer definitely and
clearly? How can we keep our city a
city of homes? We all wish to do it,
some of us have unformulated ideas as
to methods. But we must put those
ideas into definite shape, otherwise they
are useless.

The Cincinnati conference promises to
be the most interesting, its attendance
the largest. It is in a new section of
the country. The subjects it will con-
sider are those before every growing,
prosperous American city. The ques-
tions asked at Cincinnati must be
answered right if our cities are to realize
even a fraction of what we hope for
them. So we ask you to come and take
part.

ROBERT W. DE FOREST,
President.

LAWRENCE VEILLER,
Secretary.

Long Island Real Estate Active.

The Real Estate Exchange of Long
Island in its review of the market this
week says:

“Even in this year of general depres-
sion, real estate continues to be the best
investment. The stock market is dull,
and even the best securities have been
showing the strain. Last week J. J.
Hill said in an address that ‘the country
is waterlogged with bonds; and he added
that the situation with regard to munici-
pal bonds is bad, but with regard to
industrial bonds it is worse.

“At the same time, the real estate
market is far from dull, though, due to
the reactive effect of the dullness in
stocks and bonds, it is not so active
as it has been known to be. All the
realty companies of Long Island are
reporting a substantial business, espe-
cially in the outlying suburban sections
—at Woodmere, Far Rockaway, Mal-
verne and Rockville Center, and in the
flourishing towns of the north shore.

“One newspaper alone during the
early part of the week recorded nearly
two hundred lot sales on Long Island,
outside of Brooklyn. And one firm, op-
erating in the suburban section, reports
sales of nearly 4,000 lots during the year.

“Building activity in Queens has shown
a general increase. Nearly 4,000 plans
were filed in less than a year, an increase
of 600 per cent. over preceding years.

“The reasons for this general sound-
ness of the real estate market are readily
seen. The city is busy extending rapid
transit. Its newly-elected officials are
pledged to extend the subways in Queens
as rapidly as possible and to build the
extension from Corona to Bayside. The
Steinway tunnels are soon to be opened.
The Long Island Railroad is steadily
pushing forward its improvements and
co-operating in every way possible to
add to the present transit facilities. And,
above all, the people of New York—in-
creasing in numbers by nearly a thou-
sand a day—are looking for home sites
within commuting distance.

“Hence, the characteristic of the real
estate market now is, more than ever
before, that the great majority of sales
and transfers are to home builders, and
that there is a resultant increased activ-
ity among construction companies.”

——————————

CITY ECONOMY LEAGUE.

President Chesebrough Resigns—A Com-
mittee to Report a Plan for the Future,

A meeting of the executive committee
of the City Economy League, held Mon-
day afternoon, was largely attended.
Adolph Bloch, chairman of the executive
committee, presided. The results of the
election were discussed, and upon mo-
tion it was duly resolved to send a letter
to Mayor-elect Mitchel assuring him of
the hearty co-operation and support of
the league in his announced policy of
placing the city's government upon a
thoroughly business basis.

President Chesebrough reported that
several of the members of the next
Board of Estimate, who were nominees
of the league at the recent election, had
indicated their willingness to co-operate
with the league, to the end that all
economy possible to a proper conduct
of the city’s affairs should be effected, in
order that the best results to the city
should be obtained.

The president stated his belief that
this would afford a good opportunity
to the league to render aid in the con-
tinuation of the work for better and
more economical government, and that
he earnestly hoped the league would
continue as a useful and potent force in

co-operating with the city officials to
that end.

At Mr. Chesebrough’s suggestion a
resolution was adopted authorizing the
appointment of a committee of nine for
the purpose of making a report at the
next meeting of the executive commit-
tee as to the best method of continuing
the work of the league in a permanent
way. The committee consists of Clar-
ence H. Kelsey, Louis V. Bright, George
T. Mortimer, Adolph Bloch, Wm. M.
Greve, E. A. Tredwell, Wm. A. Cokeley,
Stuard Hirschman and the president ex-
officio.

Mr. Chesebrough also announced that
while he desired to work for the league
in the future as a private in the ranks,
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