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PROBLEM OF HOUSING INDUSTRIAL WORKERS 
Duty of Employer of Labor to Concern Himself 
About Conditions Under Which Workmen Live 

By LAWRENCE VEILLER, Secretary National Housing Association 

PART TWO. 
very excellent • I ' HERE is a very excellent type 

•*• of dwelling that is suited to the 
man of low earning capacity; and that 
is, the single-fainily dwelling built in 
rows or groups, what in some parts of 
the country is known as a "terrace." 

This type of house is the common type 
of workin.gman's dwelling, in fact, one 
may say the universal type, in Great 
Britain. Where land values are high, 
where building is costly, and especially 
where it is necessary to keep down the 
rent to $15 a month, this is the only type 
of single-family dwelling in most parts 
of the country—that can be built and 
rented at this figure and at the same 
time return a fair return upon the money 
invested. 

One of the great mistakes we have 
made in attempting to house this type of 
worker has been to neglect all considera­
tions of how much land this worker can 
afford to pay for. In most communities 
where they have been dividing their 
property into lots of 25 feet, 40 feet and 
50 feet frontage, with depths varying 
anywhere from 100 to 150 or 200 feet—3. 
type of subdivision excellent for men of 
means, and in some cases entirely ap­
propriate even for the skilled mechanic, 
but quite inappropriate for the man we 
are now considering—they have gone on 
and without thought have assumed that 
the workingman earning $15 a week 
should build a house upon property of 
this type. 

The workingman of low earning ca­
pacity can no more afford to pay for 
more land or more house than he can 
afford to use than he can afford to pay 
for more clothes or more food than he 
can afford to use. The $15 a week man 
-does not need a house 25 feet wide, nor 
can he afford it. 

I realize that there will be considerable 
dissent from this statement and that to 
many it will come as a new suggestion 
and like all new ideas, will be keenly re­
sented at first. But students of the prob­
lem are quite agreed on this point, and 
find that the best type of house for this 
kind of workingman is a house of about 
IS or 16 feet frontage, two stories high, 
built in a row or group; containing not 
more than five rooms and bath, and, pre­
ferably, not more than four rooms; with 
two living rooms on the ground floor 
and a bath and two or three bedrooms, 
as the case may be, on the second floor. 

Such a house is best exemplified in the 
ordinary commercially built Philadelphia 
house, built literally by the hundred 
thousand in that great city, serving as 
the habitation of over a million people. 
In speaking of the Philadelphia house, 
there are two types which should be dis­
tinguished. What is referred to here is 
the four-room house, and not the more 
recent type of development, a house with 
six rooms, with an extension on the 
ground floor. 

It is an axiom in housing that no house 
is "model" that exceeds two rooms in 
depth. In fact, in Great Britain a house 
deeper than this is practically unknown. 
It could not be rented or sold. 

How many rooms can the $15 a week 
man afford to pay for? How many does 
he want? 

This raises a host of novel questions, I 
appreciate. The writer has personally 
had this question borne in upon him with 
considerable emphasis recently through 
the study of the trend of development in 
the housing of certain portions of the 
population of one of our large Eastern 
cities, where the trend toward a smaller 
number of rooms has been strikingly no­
ticeable in recent years. 

Causes for the Trend. 
In seeking the causes for that trend 

it has developed that the average work­
ingman of this type cannot afford to oc­
cupy more than four rooms and that usu­
ally when he rents or pays for more than 
four rooms he does not occupy them all, 
but supplements his income by taking in 
lodgers or boarders. 

It was also discovered that he cannot 
afford to heat more than four rooms; 
that his wife, as a rule, especially in these 
days, with the distractions of moving pic­
tures and other attractive phases of city 
life, does not wish to take care of more 
than four rooms. Finally, the furnish­
ing or equipment of more than four 
rooms proves a burden. Of course, in 
exceptional cases where there are very 
large families, four rooms are not suffi­
cient. These, however, are the excep­
tional cases and not the rule. 

If one can gauge accurately the pres­
ent trend of social development, families 
are likely in the future to continue to 
grow smaller, and to need fewer rooms. 

A house of the type we have described 
can be built complete, with outer walls 
of brick, with cellar, furnace, running 
water and all modern improvements, even 
in some cases including electric light fi.K-
tures, and sold, including the land and 
improvements, such as curbing, paving 
and grading, for $2,000, and can be rented 
without difficulty for $15 a month, and 
yield a commercial return. This is what 
is done in the city of Philadelphia. It 
is made feasible there by operating on 
a wholesale scale and building many 
houses at once. 

Intensive Use of Land. 
It is also made possible through the 

more intensive use of the land which' the 
smaller size lot lends itself to. It is thus 
possible to get a great many more houses 
on the same area of land than in the case 
where a larger unit is employed; and, of 
course, the cost of the smaller house is 
also considerably less than that of the 
larger house. 

This is the type of house which has 
been developed very successfully in a 
number of so-called "model" dwelling 
enterprises. 

The Schmidlapp houses in Cincinnati, 
at least the later ones and better ones, 
are of this type. The houses recently 
built by the Octavia Hill Association in 
Philadelphia are of this type, as are also 
those of the Improved Dwellings Asso­
ciation in New Haven. 

Most people when thev hear the su.g-
gestion that houses should be built in 
rows or terraces seem to think that there 
miis tbe a stereotyped monotony to the 
buildings. 

This is, of course, quite unnecessary. 
It depends merely upon the artistic taste, 
ingenuity and skill of the architect. He 
can vary his types of architecture just 

as easily with the row house as he can 
with the detached house. 

A happy medium between the two and 
a plan which lends itself very easily to 
artistic treatment is the "group" house. 
That is, the row house broken up into 
groups of three or five, or seven or nine 
or eleven, as may be desirable. 

A treatment which gives variety and 
ir pleasing to the eye is a skillful varia­
tion of groups of this kind, having a 
group of three houses intervene between 
two groups of five or seven houses, etc. 
Such a treatment has been worked out 
for years in the case of the English gar­
den suburbs and is very well exemplified 
in Grosvenor Atterbury's treatment 
of the Forest Hills development of the 
Sage Foundation, built for a different 
class of people, however. 

Where land values are so high that it 
is not possible to house the workers in 
single family houses, even of the row or 
terrace type, such as have just been de­
scribed, it is still not necessary to re­
sort to the tenement or "three-decker," 
for there is another type of house that 
is infinitely better than either of these. 
That is the two-family house. This is of 
two types—the so-called "double house" 
or semi-detached house, which is noth­
ing more or less than two single-family 
dwellings of the cottage type, with light 
and air on three sides instead of four; 
one side of each house being a party wall 
common to the two. 

This is well exemplified in the very 
attractive houses constructed a year or 
two ago in Salem by the Salem Rebuild-
mg Trust. It is a splendid type of house 
for the workingman and even a good 
type for the skilled mechanic, though as 
a rule, it is better for him to have a com­
pletely detached house. 

The other type of two-family house, 
sometimes called the "two-flatter," is 
frankly a multiple dwelling, but of the 
least objectionable kind, for it is only 
two stories high and contains but two 
families, one upstairs and one down, 
with separate entrances, with separate 
cellars, and oftentimes with separate 
back yards. 

Such a house has few of the objec­
tionable features of the tenement, for 
nothing is used in common except the 
foundations and the roof. Houses of 
this type are well exemplified by the 
buildings of the Washington Sanitary 
Improvement Company, developed by 
the late General Sternberg. As a rule 
they are built in rows and should con­
tain practically the same number of 
rooms as it would be deemed wise to 
provide in the single-family dwelling of 
the terrace type, namely, four rooms and 
bath, or, at the most, five rooms and 
bath. 

Such houses, however, cannot have the 
great advantage which the Philadelphia 
house has, of being but two rooms deep. 
In order to get the necessary number 
of rooms for each flat it becomes neces­
sary to build the building deeper, and 
this means practically a series of courts 
for the lighting of a certain number of 
the rooiiis. No housing plan which con­
tains this feature can be deemed either 
model or desirable. It is at best a com­
promise and should be frankly recog­
nized as such. 

All that has been said heretofore has 
had reference to the housing of the man 
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with a family. W h a t about the single 
worker? H o w is he to be housed? 

W e all know how he is housed in 
most manufactur ing communit ies . He 
lives as a lodger or boarder or as one 
of several lodgers or boarders in the 
home or flat of some other work ingman. 
T h e evils which flow from this method 
of living are too well known to require 
comment here. T h e y have been dis­
cussed a^ain and again for many years . 
I regret to say that thus far in this 
country that is all that has happened 
and the lodger problem still remains the 
great unsolved phase of America 's hous­
ing problem. The t ime is rapidly ap­
proaching, however, when that problem 
will be grappled with. 

The other method of housing the sin­
gle worker is to house anywhere from 
20 to 100 men in bar racks or "bunk 
houses," as they have come to be called, 
with a board ing house boss, a man and 
his wife and such children as they may 
happen to have, living on the premises 
and " looking out for them;" the wife, as 
a rule, doing the cooking for this vast 
number of men and rapidly wear ing her­
self out. 

The men, as a rule, are housed in 
huge dormitor ies , with anywhere from 
20 to 50 men in a large, single room, 
sleeping on cots or in bunks in the way 
tha t is so common in the lower class 
lodging houses of our great centers of 
population. In the wors t of these bunk-
houses there are double deckers, or one 
tier of bunks above another . This , how­
ever, is not the cus tomary condition, but 
the exception. 

Warehous ing the W o r k e r s . 
T h a t this method of housing men is 

neither sani tary nor decent is too obvi­
ous to require comment . I t is not the 
housing of workers , but wha t someone 
has well described as the "warehous ing" 
of workers . I t gives rise to a host of 
sani tary evils as well as social evils. T h e 
men do not rise from their n ight ' s sleep 
refreshed as they should be, nor can 
they go to their work in the morn ing in 
the physical s tate tha t they ought to be 
in, after spending the night in a room 
filled with twenty or thi r ty o ther men. 
with inadequate ventilation—for if one 
man wan t s a window open another rnan 
wants it shut—in a close and stifling 
room containing the body odors of 
twenty or th i r ty other men. 

These are the condit ions under which 
they sleep. T h e condit ions under which 
they eat are almost , as a rule, equally 
objectionable. One might really say tha t 
there are no condit ions under which 
they live, for their life is mere existence 
—excessive toil at their work, food, 
sleep. So far as any real social life is 
concerned, there is little oppor tuni ty . 

I am referr ing now to the w'orkers and 
the average conditions of living in the 
usual bunkhouse in the usual industrial 
community, not to those communit ies 
where intelligent employers of labor 
have provided bathing and recreat ional 
facilities and social opportuni t ies for 
their men. The number of employers 
w'ho are doin.g this is, I am glad to say, 
increasing each year. 

But the point that I wish to empha­
size is tha t in the homes of these men 
there is no opportuni ty for even ordi-
nari l j ' decent social life. 

I t is not s t range, therefore, tha t the 
average foreign worker who lives under 
these conditions spends his leisure, as 
they often do, in drinkin.g and gambling. 
W h a t else is there for him, when we 
come to think of it? 

I t is this type of habitat ion tha t to my 
mind const i tutes the chief feature of the 
problem of industrial housin.g toda}^ I 
regre t to say tha t thus far little or no th­
ing has been done toward its solution. 
W e do not as yet even know what is the 
best type of bunk house or lodging 
house. H o w lar.ge a unit is it safe to 
develop from the social point of view. 
In other words , how many men can we 
wisely house in one building w-ithout 
too much social friction? And, on the 
o ther hand, how small a unit can be eco­
nomically developed wi thout undue 
•overhead charges? 

Is it feasible to do away entirely with 
the dormi tory or bunk house type of 
building? Can we from the financial 
point of view, provide each worker with 
his own private room in which he shall 
have adequate light and ventilation and 
sufficient space to provide him \vith his 
bed, a chair and table and the usual 
things that a man needs in his room? 

In other words , can we wisely advo­
cate the doing away not only with the 
bunkhouse but also with the cubicle and 
insist that single men have a r ight to 
light and air in their rooms as much as 
nren with families? I for one am con­
vinced that the t ime has come when we 
must absolutely prohibi t the cubicle type 
of lodging and insist tha t every room 
shall have a window opening directly to 
the outer air. 

In the ordinary industrial communi ty 
this is not difiicult, for land values are 
not high. In our great centers of popu­
lation the problem is not so simple. 

There are still many quest ions to be 
solved even as to the" type of dwelling. 
F o r instance, how large a room is ade­
quate for a single worker living under 
these condit ions? The wri ter ' s own 
judgmen t is tha t 70 square .feet is the 
minimum that should be provided and 
tha t seven feet is the min imum width 
for such a r o o m ; and that where it is 
possible, a room of 90 square feet much 
more near ly approx imates wha t is de­
sirable. In consider ing this question of 
the size of rooms we must not lose sight 
of the fact tha t the amount of space 
available for the use of the occupant as 
shown on our plans is a very different 
th ing from the actual space tha t is avail­
able when the room has been filled with 
furniture. Th is is too often lost sight 
of. 

Some of the o ther quest ions tha t pre­
sent themselves in connection with_ this 
problem of the housing of the single 
worker are, how shall he be taken care 
of? Man at best is a non-housekeeping 
animal. W i t h o u t a woman he makes a 
sor ry mess of it. I t is pre t ty general ly 
accepted, therefore, tha t to make the 
single worker comfortable he mus t be 
cared for by a woman. 

This means tha t as a rule there should 
be one woman to supervise each unit to 
see tha t it is kept clean, to look after 
the cooking and in general to " m o t h e r " 
the men. W h e t h e r it is best to have this 
woman the wife of one of the worke r s 

as is now the custom where the board­
ing house ,boss type of bunkhouse exists, 
or whe ther she should be employed di­
rectly by the company opera t ing the 
buildings is a broad question of policy. 

One th ing is clear. Any enterprise of 
this kind must be carefully supervised 
if it is to succeed. As a rule it will be 
found distinctly advantageous to put the 
supervision of the entire proper ty—I do 
not refer to the single unit housing 
thir ty workers or so, but to the whole 
congeries of uni ts—under the supervis­
ion of a trained rent collector or social 
worker wdio can supervise not merely 
the collection of rents , but the whole 
management of the proper ty . Th i s is 
even more necessary in the case of the 
housing of the single man than it is in 
the development of a communi ty of 
dwellings for work ingmen with families. 

H o w much per week the single worker 
can afford to pay, or is willing to pay— 
which is quite a different thing—for his 
room, and how much for his food, we 
have little knowledge of. 

Similarly, to what extent we should 
provide laundry facilities for the men to 
wash their clothes in the buildings in 
which they live in is an open question, 
0nd whe ther it is be t te r to provide them 
with their meals or to let them get their 
meals where they choose remains to be 
answered. 

One th ing tha t great ly complicates the 
whole subject is the mixture of nat ion­
alities tha t we have a m o n g the workers 
in our industrial communit ies . I t is well 
known that certain races do not mix, 
even when there is no European war go­
ing on. In developing lodging houses 
for the hous ing of the single worker 
ihis question of race should be given 
most careful considerat ion and so far as 
practicable an a t t empt should be made 
to house in the same building men of 
the same race or of allied races. T h e 
small unit lends itself advantageously 
to this t r ea tment and this is an impor­
tant factor in de termining how small the 
unit should be. 

T h e whole question, however, needs 
to be studied from the g round up. T h e 
field is virgin te r r i tory . I t offers most 
valuable and in teres t ing opportuni t ies in 
the field of research and it is a social 
problem well wor thy of considerat ion by 
all of us. 

( T O B E C O N T I N U E D ) 

E L E V A T O R D E V I C E S . 

Real Es t a t e Board Gives Reasons for 
Object ing to P roposed Ordinance . 

' X ' H E Real Es ta te Board of New York 
•'• has presented the following s ta te ­

ment to the Building Commit tee of the 
Board of ."Mdermen in relation to a p ro ­
posed ordinance requir ing interlock de­
vices on elevators. .^ public hear ing on 
this ordinance Vi-as held on .Tanuary 19. 

The main points of the Board 's objec­
t ions to this ordinance are tha t there is 
no interlock device practicable for iise 
on all e levators , tha t no such device 
should be adopted until labora tory and 
field tests have been ir.ade by the Board 
of S tandards and .Appeals, and that the 
regulat ions for the use of such devices 
should be formulated by tha t Board. 

The s ta tement follows: 
The Real Estate Board of New York desires 

to be recorded as in favor of any workable de­
vice that -will lead to the safeguarding of the 
public using elevators. The Board believes that 
if there are devices applicable to all elevators, 
•which -will prevent personal injuries and loss 
of. life, that such devices shall be required, not 
only in Xew York City, but in all buildings 
where elevators are installed. 

The Board finds no evidence that any device 
has been invented -which accomplishes the pur­
pose of the proposed ordinance now before 
your Committee of the Board of Aldermen. 

To provide for an interlock svstem for hy­
draulic elevators and to fail to provide for a 
contact system for electric elevators is incon­
sistent, tile contact system beinE the best de­
velopment thus far as a provision of safety 
that has been devised. The interlock devices 
which have been presented, do not. in tbe opin­
ion of this Board, meet the condition of "creep-
ins," which is common in the older hydraulic 
tvpes. and do not meet the conditions Involved 
in the old steam type of elevators, a number ot 
which now remain in use. ^ "r-... -

Tbe Board believes that by tjie paBsffgegf (Be 

proposed ordinance a grave injustice will be 
done to those having electric elevators where a 
properly-developed contact system may be 
evolved. It further believes that it would be 
unjust to compel the owners of buildings to 
install a device for interlock -which, within a 
few years may be obsolete and which, at best, 
is doubtful in operation. 

The provision granting two years in -which 
to comply with the ordinance simply evades the 
question ; the real question to decide is whether 
there are any devices for interlock or contact, 
which at the present time can be installed with 
certain assurance that they will operate in spite 
of conditions commonly prevailing, and which 
would be unqualifiedly approved by the Board 
of Standards; assuming that the Board of 
Standards will have made practical as well as 
laboratory tests. The Real Estate Board be­
lieves that such approval should be a condition 
precedent to the adoption of any ordinance 
-whatever in this relation. 

For the foregoing reasons the Real Estate 
Board of New York earnestly requests your 
Committee and the Board of .Mdermen to with­
hold any action which might lead to direct 
coniiiet with the Board of Standards and Ap­
peals. 

Annual Repor t . 
T h e annual repor t of the Public Ser­

vice Commission was submit ted to the 
Legis la ture during the week. I t shows 
the most extensive work in any one year 
in the his tory of the Commission. Con­
t rac ts for rapid t ransi t construct ion 
work aggre.gating more than $24,000,000 
were awarded dur ing the year, and 
eighty-one of the eighty-seven sections 
of the dual system are now under con­
tract , leaving only six main contracts 
yet to be awarded. T h e total amount of 
cont rac ts a l ready let is more than $196,-
000,000 upon lines to be owned by the 
city. U p w a r d s of 17.000 men are em­
ployed on raoid t ransi t work. Dur ing 
the year the Commission held 438 hear­
in.gs, considered 315 formal cases and 
held 129 meet ings . 
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DIGEST OF RECENT LEGISLATION AT ALBANY 
status of Bills Affecting Real Estate and Realty In­
terests—Current News and Gossip at the State Capital 

(Special to the Record and Guide.) 
A L B A N Y , Janua ry 19.—Real es ta te 

people of New York City will be asked 
to contr ibute an additional four or five 
million dollars to the Treasury if a bill 
proposed by the State T a x Commission 
and now being drafted for introduct ion 
in the Legis lature should become a law. 
Ta.x Commissioner Mart in Sa.xe and his 
advisors have hit upon the plan of mak­
ing deeds and all o ther recordable in­
s t ruments subject to a ta.x, which, ac­
cording to a s ta tement sent out by the 
State T a x Commission, "shall be paid 
and distributed the same as taxes on 
mor tgages . " The official announcement 
continues as follows: " In reference to 
deeds this tax is fixed at twenty-five 
cents on each hundred dollars or fraction 
of considerat ion and requires tha t the 
true considerat ion be expressed in the 
deed. This tax should add several mil­
lions of dollars to the income of the 
State and localities." 

I t has been stated, not officially, tha t 
this new tax on deeds or t ransfer of 
real estate will produce between six and 
eight millions of dollars, of which three-
fourths will be paid by New York City 
real estate people. 

Numerous other impor tan t changes in 
the corpora t ion tax laws are provided 
for by th i r ty- two bills introduced yes ter ­
day by Assemblyman Frankl in W. Jud­
son, of Monroe County, on behalf of 
the State T a x Commission. T h e bills 
also propose amendments to the present 
State Mor tgage Ta.x Laws and change 
the method of taxing corporat ions . 

The definition of mor tgages taxable is 
made clearer and all fractions of one 
hundred dollars are subjected to the tax 
of fifty cents which is now only enforc-
able against major fractions. The s ta tute 
of l imitations is removed from applying 
to mor tgage taxes as has already been 
Qone in reference to general franchise 
and inheri tance taxes. 

Proposed amendments to the T a x L a w 
for the purpose of lessening the burden 
of taxpayers are not considered a press­
ing need. Never theless a revision of the 
laws is urged by men who have had a 
large and varied e.xperiencce in respect to 
quest ions relat ing to taxat ion. T h e first 
step was taken at the meet ing of the 
New York State T a x Associat ion upon a 
repor t of a commit tee which had made 
an examinat ion into the subject of ex­
emptions of real p roper ty in the State 
of New York. Th is commit tee consist­
ed of Senator Ogden L. Mills, president 
of the New York State T a x Associa t ion; 
Senator George .A. Slater, of Wes t ches ­
ter, chairman of the Commit tee ; Francis 
Lynde Stetson, Wa l t e r Lindner , T a x 
Commissioner Lawson Purdy , Meier 
Steinbrink, of Brooklyn; Max Cohen, of 
Yonker s ; H e n r y R. Barret t , of Whi t e 
P la ins ; L. D. W o o d w o r t h , of Roches te r ; 
Ralph W. T h o m a s and Charles J. Tobin , 
of Albany. 

Wi th the single exception of Mr. T o ­
bin, who objects to the calling of a halt 
in the extension of privileges to religious, 
chari table and kindred corporat ions, all 
o ther member s of the Commit tee join in 
the recommendat ion to limit exempt ions 
of real p roper ty from taxat ion in order to 
give relief to the owners of assessed 
proper ty . 

Fi.gures prepared by Mar t in Saxe, 
president of the State T a x Commission, 
are quoted to prove tha t during the last 
decade the exem.ptions have increased 
nearly twice as fast as the assessment for 
taxation. In 1905 the real estate exemp­
tions in this State aggrega ted $1,385,353,-
000. while in 1915 they a.ggregated $2,-
521,705.000. an increase of SI per cent. 
On the other hand Mr. Saxe states, the 
assessed valuation of real estate in 1905 
was $7,312,621,000 while in 1915 it aggre ­
gated $;0,832,565,000, an increase of 48 
per cent. This makes the total real 
estate exempt from taxat ion about 20 
per cent, of the total real estate assess­

ment of the state, or in other words , one-
fifth of real estate escapes taxat ion. 

The Consti tut ional Convent ion of 1915 
a t tempted to close the open door and 
adopted an article which read that 
"hereafter no exemption from taxat ion 
shall be .granted except by general laws 
of the Legis lature and upon the affirma­
tive vote of two-thirds of all the mem­
bers elected to each house." This article 
was rejected by the voters . 

The Committee, of which Senator 
Slater is chairman, recommends seven 
amendmen t s to the Tax Law for the pur­
pose of causing some of the corporat ions , 
associat ions and inst i tut ions not exempt 
from taxat ion lo contr ibute someth ing 
toward the suppor t of the government . 
The impor tan t recommendat ions are as 
follows: 

T o render taxable all land owned by 
the State and to exempt all buildings and 
other improvements on such land, wheth­
er the buildings are owned by the state 
or not. I t is the experience of the City 
of New York that a tax on improve­
ments located on city land is frequently 
uncollectable and that the city can make 
more money by leasing the proper ty free 
from taxat ion on the buildings. Land 
of the state should be taxable locally. 

An amendmen t to Section 4, Subdivi­
sion 7, s tr iking out the exem.ption of 
unimproved real p roper ty held by reli­
gious or other associat ions and exempted 
from taxat ion on the promise of the as­
sociation to erect at some future day 
buildin.gs thereon. There are cases in 
the City of New York where land has 
been held vacant for over twenty years 
on the s ta tement that its improvement is 
in good faith contemplated. 

T h e cancellation of the following 
words in Section 4, Subdivision 7: 
"Tha t a lot or building used for hospital 
purposes by a free public hospital shall 
not be taxed and that p roper ty of fra­
ternal bodies shall be exempt from tax­
ation." This provision has been con­
strued outside of the City of New York 
as much broader in its application than 
the precise t e rms of the s ta tu te would 
warrant . 

The exeir.ption of real and personal 
p roper ty of a minister should be defined 
in order to make it applicable to resi­
dents of this s tate only. 

Real p rope r ty hereaf ter acquired by a 
religious, chari table or kindred corpora­
tion in any county o ther than tha t in 
which its principal office is located shall 
be subject to taxat ion. This amendmen t 
to the T a x Law was urged by Senator 
Slater of Wes tches t e r County, who 
states tha t the municipalities in W e s t ­
chester County and elsewhere are great ­
ly overburdened by tax exemptions . 
Many of the chari table corpora t ions en­
joying exemptions under the Law located 
in New Y'ork City have moved their in­
st i tut ions into Wes tches t e r County and 
taken from the tax roll valuable real 
estate, creatin.g an added burden to the 
remainin.g local taxpayers , wi thout serv­
ing the needs of the communi ty . 

T h e Commit tee s ta tes at the conclu­
sion of its repor t tha t the adoption of 
these amendments into the law of the 
State will not great ly chan.ge exist ing 
condit ions. T h e policy of the State is 
settled and the present educational, 
chari table and religious corpora t ions 
have been able to g row and serve socie­
ty under tha t policy. These amend­
ments , however, will l ighten future tax 
exemption burdens and will prevent the 
increase of many unnecessary exemp­
tions under the Law. 

Senator Slater, in conjunction with 
Senator Mills, will a t t empt to pass this 
legislation. It is to be expected tha t 
many educational, chari table and reli­
gious corpora t ions do not favor the p ro ­
posed amendmen t s and 'wiH oppose their 
adoption. Dur ing last vear ' s session one 
of Senator Slater 's bills was repor ted 
out of the Senate Commit tee on T a x a ­

tion and Ret renchment , but failed of final 
passage. P re sen t indications do not 
permit a forecast of adopt ion during this 
year 's session. S. L. S. 

T h e following bills affecting real es­
tate owners have been introduced in the 
Legis la ture : 

I.N THE ASSEMBLY. 
No. 7. Fearon.—.'Vmending sub-division 4, 

section 79-b, Labor Law, by providing that any 
factory building equipped with outside fire 
escapes and upon which additional means of 
exit are required, may, with consent of In­
dustrial Commission, use as auxiliaries thereto 
automatic safety devices operated from outside 
With steel cables. 

No. 9. Fertig.—Amending the Real Property 
Law, generally relative to registration of titles 
to real property under the Torrens system. 

No. 12. Goldstein.—Amending section 241, 
Banking Law, relative to mortgage loans on 
real property, so as to permit the production, 
for registration of the mortgage, of a duplicate 
certificate of title under the Land Title Regis­
tration Law in lieu of a complete abstract of 
title or a policy of title insurance ; and requir­
ing every mortgage and assignment thereof 
taken or held by a savings bank shall be im­
mediately recorded or "registered under the 
Land Title Registration Law.'* 

No. 92. Bourke.—Amending sections S41, 
15S2, Code of Civil Procedure, by reducing from 
twenty-five years to seven years the period 
after which unknown heirs shall be presumed 
dead, of the purposes of partition of property, 
as provided in the sections. 

No. 120. Davis, G. T.—Inserting in the De­
cedents Estate Law a new section (SO-a), amend­
ing sections 81 and So, repealing article VI of 
the Real Property Law, and repealing article 
III of title 1 of the Civil Code, by abolishing 
dower and courtesy in Real Property. The 
surviving husband or wife shall have a life 
estate in the real property of the deceased 
husband or wife of which he or she was seized 
at any time during marriage ; except that pro­
vision may be made by will or deed in lieu 
thereof. 

Xo. 132. Green.—Amending the Greater New 
York Charter (section 951) by striking out the 
provision that no award shall be made of dam­
ages for change of street grade unless a written 
claim shall be filed within 90 days after ac­
ceptance of grade by city. 

No. 146. Bewley.—Amending the Labor La-n 
in relation to definitions. The provisions 
of the Labor Law affecting structural changes 
and alterations, and the installation of fix­
tures and apparatus (other than for the safe­
guarding of machinery), shall not apply to 
factories or any buildings used in connection 
w-ith factories where less than six persons are 
employed at manufacturing, except as pre­
scribed by the State Industrial Commission in 
its rules. The term "factory building" is de­
fined as any building used in whole or in part 
for a factory, and in which at least one-tenth 
of all the persons employed are engaged in 
factory work; but shall not include a building 
used exclusively for dwelling purposes above 
the first story. The provisions of the Labor 
Law affecting structural changes and altera­
tions, and the installation of fixtures and ap­
paratus, shall not apply to mercantile estab­
lishments where less than six persons are em­
ployed, except as prescribed by the Industrial 
Commission in its rules. The term "mercantile 
building" means any building used in whole or 
in part for a mercantile establishment and in 
which at least 20 per cent, of all the persons 
employed are engaged in mercantile work, but 
shall not include a building used exclusively 
for dwelling purposes above the first floor. 
Whenever the enforcement of any provisions of 
the Labor Law is committed to a local officer, 
the local officer is vested with the powers and 
jurisdiction of the Industrial Commission. There 
are other provisions. 

No. 147. Bewley.—Amending the Labor Law 
(sub-division 1 of section 79-c). by providing 
that all stairways that extend to the top story 
shall be continued to the roof whenever safe 
egress may he had from the roof to an adjoin­
ing or nearby structure. 

No. 148. Bewley.—Amending the Labor Law 
(sub-division 3 of section S8-a), by prohibiting 
the use in any factory of any form of trough 
water closet, latrine or school sink, other than 
the types specified in the rules of the State In­
dustrial Commission. 

No. 149. Bewley.—Amending the Labor Law 
(sub-division 2 ot section 79), by dispensing 
with the requirement that the counter weights 
of elevators shall be adequately protected by 
proper enclosures, when, in the judgment of 
the Industrial Commission, such enclosures are 
unnecessary. The lighting of passenger ele­
vators is only required during working hours, 
or when such elevators are in use. 

No. 150. Bewley. Amending the Labor Law 
(sub-division 2 of section 79-a). by requiring 
that all points in any floor area shall be within 
150 feet, instead of 100 feet, from the entrance 
to one of the means of exit. 

No. 1.55. Flamman (By Request).—Amend­
ing the Civil Oode (sections 3S1 and .S9fi). by 
providing that in actions upon sealed instru­
ments, a cause of action shall be deemed to 
have accrued upon the date of the instrument 
If there is a date, and otherwise upon the date 
ot its execution. 

No, 176. Law.—Proposing an amendment to 
<Continued on Page 9^) 
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MEASURES AFFECTING' REAL ESTATE 
Bills Which Have Been Approved or Disapproved By 
Committee Appointed By Real Estate Board of New York 

A T its weekly meet ing the Real 
Es ta te Board 's Jo in t Commit tee 

on Legislat ion and Taxa t ion and Real 
Es ta t e Laws took action on the follow­
ing bills. T h e board 's a t t i tude on these 
bills has been forwarded to the in t ro­
ducers of the bills and the chairmen of 
the commit tee to which the bills were 
referred. 

.Senate Int. 3. Gilchrist (same as Assembly 
Int. :i, Blakcly; Assembly Int. 3,5, Ryan, an act 
to amend the general city law, in relation to 
promoting the health and efficiency of firemen 
in cities of the first class by providing for a 
two-platoon system in the fire departments of 
such cities. 

These bills were disapproved. In the 
first place the proposed legislation is 
highly objectionable because it is manda­
tory. In the second place the adopt ion 
of the two platoon system would entail 
a very large financial outlay which New 
York City can ill afford at the present 
t ime. The Fire Commissioner es t imates 
tha t it will cost more than $133,000 to 
put the system into effect in one division 
only of the N e w York City Fire Depar t ­
ment , for one year. Inasmuch as there 
Seems to be considerable doubt and dif­
ference of opinion as to the advantages 
which will accrue from the two platoon 
system and inasmuch as the Board of 
Aldermen of New York City has recently 
voted to give the svstem a trial in New 
York City, the Real Es ta te Board feels 
tha t no action should be taken by the 
Legislature in this mat te r , at least until 
the resul ts of this trial are known. 

Assembly Int. 7, Fearon, an act to amend the 
Labor Law in relation to increasing the power 
of regulation by the Industrial Commission over 
buildings heretofore and hereafter erected. 

On the recommendat ion of the Com­
mittee on Building Code and Building 
Standards , this bill is opposed. T h e 
Real Es ta te Board cannot approve legis­
lation to permit the type of fire escape 
described in the bill, which provides for 
the installation and use as auxiliaries to 
outside fire escapes on factory buildings 
"automat ic safety devices, operated from 
the outside of such buildings with steel 
cables of equivalent capacity and sus­
taining power." The device described is 
not considered a safe means of escape 
and the proposed legislation is for tha t 
reason react ionary. 

Assembly Int. 14, Kelly, an act to amend the 
Tax Law, in relation to the exemption from 
taxation of all property of a municipal corpora­
tion used and maintained for a municipal water 
supply. 

The bill provides that lands acquired 
for purposes of a water supply by any 
municipal corporat ion within the boun­
daries of another m.unicipal corpora t ion 
shall be assessed and taxed at the value 
of said lands, exclusive of all aqueduct 
s t ructures and at a valuation no higher 
than that of other lands in the immedi­
ate vicinity within the tax district, lands 
under water, however, to be treated as 
land not under water for purposes of 
assessment . The Real Es ta te Board ap­
proves this measure on the ground that 
it does awa3' with the present discrimina­
tion against lands acquired by the City 
of New York in connection with its wa­
ter supply, which are now taxed at a 
hi.gher valuation than lands immediately 
adjoining. The Board hearti ly approves 
of this effort to minimize discrimination 
in assessments as practiced a.gainst New 
York City and other par t s of the state. 

Assembly Int. IG, Kelly, an act to amend the 
tax law and to repeal certain sections thereof, 
in relation to taxation of wild or forest lands 
owned by the State. 

Th is bill repeals the provisions which 
tax the forest lands of the State and is 
approved, as it would relieve the State 
from expendi tures for taxes in connec­
tion with such lands, which are now 
collected by the counties nvithin which 
such forest lands are situated. 

Assembly Int. 27. Lord, a concurrent resolu­
tion to amend the Constitution In relation to 
highways. 

This bill is approved. I t enables the 
Comptrol ler to devote to routes outside 

T H E accompanying repor t on 
bills before the Legis lature is 

furnished by the Real Es ta t e Board 
of New York. I t is prepared by 
a sub-commit tee of the Legislat ion 
and Taxa t ion Commit tee and a 
sub-commit tee of the Real Es ta t e 
Laws Commit tee , act ing joint ly . 
T h e Commit tee consis ts of the fol­
lowing: 

Rober t E . Dowling, Cha i rman 
Legis la t ion and Taxa t ion Commit ­
t ee ; Samuel P . Goldman, Chai rman 

• Real Es ta t e L a w s Commi t t ee ; 
J o h n P . Leo and David A. Clark­
son, Vice-Chairmen Legis la t ion 
and Taxa t ion Commit tee ; Carlisle 
Norwood, B. E . Mart in , Wil l iam 
J. Tully. George W . Olvany, Stan­
ley M. Isaacs , H e n r y R. Chittick, 
Wil l iam B. El l ison and H a r r y 
Pe rcy David. 

of specified counties the excess of the 
sums voted for those counties beyond 
what is needed therein. The Comptro l ­
ler is as good a public officer as any for 
the disbursement of these funds. T h e 
checks upon ext ravagance and waste a re 
as well balanced in his office as in any. 
The application of the money as here 

outl ined is in entire accord with the 
wishes of the people of the s ta te as 
expressed in the general election held in 
1912. 

Assembly Int. 42. Goodman, an act to amend 
the Greater New York Charter, in relation to 
the establishment ot the Department of Com­
munity ytores. 

Th is measure provides for the appoint­
ment of a head of a depar tment of com­
muni ty s tores at a salary of $5,000 a year, 
with the further provision tha t he may 
appoint and discharge such deputy com­
missioners , clerks and other employes 
as may be needed for the economical 
managemen t of his depar tment , and may 
fi.x their compensat ion. T w o s tores a re 
to be conducted in each of the boroughs 
of Bronx, Queens and Richmond. 

Whi le the Real Es ta te Board feels tha t 
any reasonable effort to cut the high 
cost of living for the benefit of the citi­
zens of New York should be encouraged, 
it is s t rongly opposed to this bill. T h e 
city of New York should not itself go 
into the business of buying and selling 
food, nor should any depar tmen t be so 
organized tha t the number of employes 
and their salaries are fixed by its head 
wi thout control by the Board of Es t i ­
mate , and the appor t ionment made free 
from supervision by the Civil Service 
Commission. T h e measure is loosely 
drawn and ill-considered. 

LEGAL NOTES A F F E C T I N G REALTY 
Prepared by Committee on Real Estate Laws of 
Real Estate Board, Samuel P . Goldman, Chairman 

Dedicat ion of Land. 
• " P R E making of a common- law plot 
•*• and the sale of lots with reference 

the re to are merely evidence of a n intent 
to dedicate, which, like every other dedi­
cation, to be made complete and carried 
into effect so as to create public r ights , 
must be accepted and acted upon by the 
public. The acceptance may be an ex­
press one, evidenced by some formal act 
by the public authori t ies , or it may be 
implied by their acts, such as repair ing, 
li.ghting, or assumin.g control of the lands 
dedicated, or may be implied by user by 
the public for the purposes for which it 
was dedicated. W h e n the dedication is 
very beneficial or great ly convenient or 
necessary to the public, acceptance will 
be implied from sli.ght c i rcumstances. 
Mere travel by the public does not , of 
itself, const i tute an acceptance, but taken 
in connection with other acts and cir­
cumstances , it tnay be regarded as tend­
ing to show acceptance.—Rose v. Eliza-
beth town, Illinois Supreme Court, 114 
N. E. 14. 

Care Required. 
The owner of a building owes a tech­

nical t respasser no duty except to re­
frain from wantonly or willfully injuring 
him. T h e W a s h i n e t o n Supreme Court, 
Gasch V. Rounds , 160 Pac. 962, holds tha t 
where a technical t respasser went into a 
building in course of construct ion when 
it was dark, and without a light, and fell 
into a furnace pit, his own negli.gence 
was the proximate cause of his injury, 
and he took the risk of the a t tend ing 
peril. 

Invi tat ion, as distina-uished from mere 
license, is implied by law only when the 
visitor comes for some purpose con­
nected with the business in which the 
owner or occupant is there engaged, or 
which he permits there to be carried on, 
and there must be some real or supposed 
mutual i ty of interest in the subject to 
which the visitor 's business relates. 
Otherwise he is a trespasser , or at best 
a mere licensee, with no business there 
either of his own or of another . 

I n n o c e n t Purchaser . 
T h e Kansas Supreme Court holds. 

Bacon v. Lederbrand , 160 Pac. 1029, that 
a purchaser of real proper ty , the re­

corded deed to whose g ran to r contains 
the following: "Same to be free of all 
incumbrance except . . . a second mor t ­
gage of seventeen hundred and fifty dol­
lars ($1,750) due J anua ry 1, 1914, which 
said second par ty assumes and agrees to 
pay" is not an innocent purchaser against 
tha t mor tgage , a l though at the time of 
the conveyance to him the mor tgage is 
not recorded and he has no actual notice 
thereof. He purchased with notice of 
the recital in the deed to his gran tor . 

T rans fe r Taxes . 

The Surrogate ' s Court , New York 
County, holds. In re Hun t ' s Es ta te , 160 
N. Y. Supp. 1116, that for the purpose of 
transfer tax, there should be deducted 
from the assets of tes ta tor ' s estate the 
amount of his note , secured by mor t ­
gage on land in another state, which he 
devised free from all indebtedness , with 
direction to his executors to pay out of 
his estate all his indebtedness on such 
p rope r ty ; such direction relieving the 
devisee from his liability, under Real 
P rope r ty Law (Consol . Laws , c. 50) 
Sj 101, for debts of decedent to the value 
of the devised proper ty , and making it 
the duty of the executors to pay it. 

W a i v e r of Cont rac t . 

W h e r e defendants and plaintiff con­
tracted to exchange realty, plaintiff 
agree ing to procure a pe rmanen t loan of 
$30,000 "on its proper ty , and defendants , 
after the time limit set, accepted a loan 
procured by plaintiff's agent , the New 
York . '\ppeilate Division holds, Kleibert 
V. Frey , 161 N. Y. Supp. 156, that de­
fendants waived plaintiff's default in fail­
ing to procure the loan before expirat ion 
of the time limit. T ime did not become 
the essence of the contrac t in relation 
to securing the loan finally procured by 
plaintiff's agent and accepted by de­
fendants, because the la t te rs ' a t to rney 
wrote plaintiff, "You doubtless realize 
that, in the event tha t you fail to pro­
cure the $30,000 loan ment ioned in the 
agreement dated October 1, 1913, on or 
before December 1, 1913, that you will 
have no further interest thereafter in the 
$4,000 mor tgage referred to in said agree­
ment ," the letter being a mere s ta tement 
of the construct ion of the original agree­
ment put upon it by the a t torney , and 

(Cont inued on Page 81) 


























































