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THE BASIS UPON WHICH PRESENT 
OPPORTUNITIES REST 

ILL business is practically a search for "Oppor

tuni t ies" to make money. New outlets for 

goods, new methods of merchandising, new 

t rade conditions, marke t conditions, stoeli 

quotations, politics, climate—all alike are 

discussed and studied by merchants and 

manufacturers because of the lilielihood tba t they offer or 

disclose to analysis certain "Opportuni t ies ." 

But, tallt to the average man and you will run across this 

fact: apparent ly he th inks all great "Opportuni t ies" for the 

making of money existed iu the past—yesterday, last ' week, 

last month, last year, any old time, so long as it is not now. 

You will learn from him tha t it was in the past tha t fortu

nate people bought certain stocks, now gilt-edged, for two 

cents a share . It was in the past t ha t the existing great cor

porations were founded by penniless young men. I t was in 

the past t ha t real estate worth millions today was purchased 

for a few thousand dollars. The time, the place, and the 

"Opportuni ty," ail—belong in the past . 

The defect of this way of looking at things is tha t it is 

not true. Even worse, this way of looking at things is in

effectual. True, you cannot buy some things today at the 

price tha t prevailed yesterday, but the certainty of this 

ought to be a sure pointer for the man seeking "Opportuni

t ies ," t ha t he won't be able to buy things tomorrow at the 

price tha t he might pay today. 

There really can be no question regarding the "Opportuni

t ies" tha t New York real estate offers today. I t is literally 

a fact tha t a man can close his eyes and with a pencil make 

a mark on any spot on a map of the City of New York and 

make money by buying the land so marked, provided, of 

course, he can afford to purchase i t in a real sense without 

too great an element of speculation. Mark how the city's 

assessed valuation of real estate piles up every year! All of 

tha t is in one way or another distributed among w h o m ? — 

the owners of real estate. Year after year our good friends 

in the Depar tment of Taxes and Assessments figure up, like 

a lot of auditors, how much the profits of real estate owners 

have been during the year. Some of any increase is, of 

course, due to additional outlays upon buildings, but deduct 

all tha t and see what a dividend there is referable to "capi

tal account" alone. 

Ten years hence what will be the assessed valuation of New 

York City realty ? Who will part icipate in the unearned 

increment? Unquestionably t he p lums will go very largely 

to the mpii who today have foresight and courage to 

pluck for themselves. There has been a little lull in the 

realty marke t on account of ' recent flnancial difficulties' and 

there are more people willing to sell today at reasonable hg-

ures than there were, say twelve months ago. But this con

dition simply cannot last . A parallel state of affairs has 

existed on the stock market , and look at the resul t! A few 

months ago even a fool could hardly buy stocks wrongly— 

but tha t was a few months ago. Today a man must have 

considerable wisdom to select profitable items frora the stock 

list. Things have changed in stocks and they will change 

quickly likewise (possibly within the next few months) in 

tbe realty market . 
NOW IS THE TUIE TO BUY REAL ESTATE, THB 

"OPPORTUNITY" IS NOT LIKELY TO COiVIB AGAIN P O R 
ANOTHER TEN YEARS. 

THE PURPOSES OF THIS ISSUE 
N considering the course of the real estate 

market dur ing I90S, it may be said with
out exaggeration tha t the property-owners 
of New York City have much to be thankful 
for. They cannot, of course, congratulate 
themselves upon any increase in the value 
of their property; and, on the other hand, 

they have been confronted hy the unpleasant fact of an aug
mentation in the amount of their tax-bills at a moment 
when the burden of the increase was bound to fall exclusively 
on tbeir shoulders. It remains none the less t rue, however, 
tha t dur ing a period of business depression of exceptional 
acuteness, the owners of real estate have suffered less in 
their income and in the substantial value of their property 
than have the possessors of almost every class of personal 
property. A man whose money was invested in stocks and 
honds saw the marketable value of his paper diminish 
anywhere from 10 to 100 per cent. The business man saw 
the profits of a stable and conservative business, wbich had 
heen earning its tens or hundreds of thousands of dollars 
dwindle away to a comparatively small sum or nothing at all. 
The farmer did not, indeed, lose as much as did the other 
classes of producers, because the country was blessed with 
good crops, wbich could he sold at profltable prices; but 
the farmer and the owner of urban real estate are the most 
conspicuous exceptions to the general rule. They did not 
lose as much either in income or in capital value as did the 

men who were interested ei ther as investors, producers or 
laborers in the general industrial system. 

" We are far from meaning, of course, t ha t there have not 
been many individual cases of suffering and loss. During 
certain months of 190S real estate was almost unsalable, 
except at severe concessions, and property-owners who for 
any reason were obliged to sell could not get the real value 
of their property. There were many individual cases of liqui
dation on the par t of men whose affairs were otherwise in
volved, and who were obliged to par t with all or some of 
their real property in order to protect their solvency in other 
respects- Tbere were also many cases of liquidation on the 
part of property-owners, whose holdings were so heavily 
mortgaged tha t they could not retain their precarious interest 
dur ing a period of financial and industrial distress. Such 
cases may still be frequently observed, and a certain share of 
the activity noticed towards tbe end of the year was unques
tionably stimulated by the presence in the marke t of real 
bargains. But the point is tha t whereas in many other de
par tments of business, men of unimpeachable s tanding suf
fered severely because conditions required them to carry on 
their ordinary affairs at a loss, the owners of real estate who 
occupied a similar situation were in a position to avoid any 
corresponding distress. The owners of tenements and of 
large office bui l j i^^s found their income somewhat dimin
ished, and sp-__ _ ,<.ors who were carrying property at a loss 
in the hope of "eventually selling out at a proflt, have been 
obliged to charge off a larger amount than they expected to 
carrying charges, but their losses on these counts have not 
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been severe, and are indeed perfectly normal accompani
ments of those two classes of real estate operations. It 
remains true, on the whole, that real estate instead of being 
a source of weakness to the general situation was a source 
of s t rength. I t was the very exceptional property-owner in 
any par t of New York who suffered anything but slight occa
sional losses dur ing the period of acute flnancial and indus
trial depression and distress. 

It should be remarked, also, tha t the comparative immun
ity of real property-owners was not due to any previous lack 
of prosperity. The period of good business, which culmin
ated in 1907, had been quite as profitable to the men who 
were chiefly interested in real estate as to those who were 
chiefiy interested in railroads or manufactur ing industries. 
It was, in deed, in respect to New York City, a period of per
sistent, widespread and considerable advance in values. It 
lasted from 1900 to early in 1907, It affected almost every 
part of the city. Beginning in the vicinity of Longacre 
Square, it had successively increased prices in the financial 
district, in tbe residenee section on the upper East Side, 
in tbe business section of Fifth avenue and in the neighbor
hood of the new Pennsylvaia Terminal. Then, after a pause 
it had suddenly jumped to those par ts of New York in which 
comparatively poor people live. In the course of a few 
years the average tenement-house and cheap fiat had been 
increased substantial ly in value. At the same t ime such 
vacant property, not only in Manhat tan but in all the other 
boroughs, as was available for improvement became readily 
salable at augmenting prices, and this wider range of activ
ity was accompanied by continued activity and advances in 
the business districts, w^herein the movement had- started. 
The net result was to make the real estate owner all over 
New York—one or two sections alone excepted—a very much 
more prosperous man. In all probability the average in
crease in selling value was somewhere between 25 and 40 per 
cent., while individual increases running into four or five 
times these percentages were not uncommon in the most 
favored husiness districts. It was frequently predicted tha t 
this persistent, general and considerable raising of values to 
a higher level would not endure the test of a period of real 
estate dullness and business declines; but the experience of 
the last year and a half has proved the error of this antici
pation. Of course, many property-owners, part icularly in 
specuiative and tenement-house neighborhoods do not count 
themselves to be quite as wealthy as they were eighteen 
months back, but if so, they were valuing their property at 
prices unwarranted by existing conditions. It can be 
asserted with entire confidence tha t ou the whole the incre
ment in the value of New York real estate, which took place 
from 1900 to 1907 is permanent and substantial . I t was 
founded on correct calculations as to tbe effect on real estate 
of the city's growth in business and population. 

MANY SEVERE DECLINES 
Such had not been the case on many similar occasions in 

the past. Part icular ly before 1873 and 1857, a speculative 
advance in real estate values had been carried further than 
present and immediately prospective conditions warranted; 
and in the panics of those years the real estate market was a 
source of weakness to the general situation ra ther than a« 
source of strength. Both of them were followed by exten
sive liquidation and severe declines in values in certain parts 
of the cities. That the great speculation in New York realty 
which lasted from 1900 to 1907 did not get similarly out of 
hand was due chiefly to two causes. In the first place the 
real estate speculator of the present generation is a much 
more knowing and experienced person than the speculator 
of former generations. He has a cooler head and a more 
exact knowledge of values„and he usually controls an amount 
of capital hetter proportioned to the risk of his operations. 
Unquestionably, however, the most eifective influence on 
behalf of conservative and steady real estate speculation is 
constituted by the t i t le companies and the lending institu
tions associated with them. A number of t imes in the course 
of the last eight years the title companies used their infiu
ence to check unwise increases in values in certain parts of 
New York. Such increases are never established unless loans 
can be obtained on corresponding appraisals, and as the ap
praisals made for these companies determine the amount of 
large proportion of the money loaned on New York real 
estate, their power to puncture a "boom" is unquestionable. 
I t is due chiefly to the title companies that , now the business 
distress is passing away, the New York real estate market 
has had no serious illness and will need no prolonged period 
of convalescence. 

The recovery of the real-estate market should follow 
quickly on a general revival of husiness, because the period 
of dullness and almost stat ionary values has already lasted 
two years. The rai lroads and the manufacturing industries 
did a large, if not a very profitable business up to the fall of 
1907, whereas the season of activity in Manhattan and 
Bronx real estate terminated at the end of 1906. Corre
sponding activity continued in Brooklyn and Queens until 
a later da te ; but a consideration of the comparative volume 
of recorded transactions shows clearly tba t in the old city 
of New York, the higher water mark of the real estate 
movement was reached in 190.5, and tha t even in 1906 the 
reaction was beginniug. Consider, for instance, the follow
ing table, showing the approximate number of t ransfers re
corded frora 1900 to 1908: 

1905 34,600 
1906 32,000 
1907 20,700 
1908* 16,000 

1900 14,600 
1901 14,600 
1902 17,000 
1903 18,400 
1904 24,500 

"'Estimated, 
It will be seen from this table tha t the activity was some
what smaller In 1906 than in 1905 and tha t it was consid
erably smaller in 1907 tban in 1906. The past year showed 
a still further decrease, the number of transactions re turning 
to something less than the level obtained in 1903. 

FIGURES SOMEWHAT DECEPTIVE, 
In estimating the meaning of the foregoing table, an al

lowance must be made for the somewhat deceptive na ture of 
the totals. The huge volume of transactions recorded in 
1904, 1905 and 1906 must be at t r ibuted to causes which were 
necessarily temporary in their na ture . During those years 
an excited speculation was tak ing place in tenements and 
flats, d*uring the course of which one piece of property would 
be t ransferred several times, and the total result of which 
was a general and a substantial increase in tbe value of the 
older types of tenement house property. This increase in 
value was to a large extent based upon conditions, which 
made these older teneraents really raore valuable, but there 
was a point beyond which it could not go. When tha t point 
was reached, as it was late in 1906, the speculation was 
bound to cease, and the number of recorded transactions 
largely to diminish. Neither is there any reason to sup
pose tha t a similar movement will be justifled for many 
years to come. It is probable tha t for another flve years 
the number of transactions recorded every year will vary 
between 18,000 and about 24,000. I t will not be until the 
Bronx is huilt up much more than it is at present tha t the 
35,000 deeds will again be registered during one year in 
the offlce of New York County. 

Consequently, in the year 1908 a process of readjustment 
tha t was begun in 1907 was completed. For two years the 
real estate marke t has been taking a rest, and it has had 
an abundance of time to prepare with renewed confidence for 
a fresh star t . The last few months of the passing year have 
afforded sufficient indications tha t such a fresh star t was 
being made. The number of recorded transactions began to 
exceed the corresponding totals of the year before. The 
amount of money to be invested in new building began to 
run ahead of the estimated cost of similar projects in 1907. 
There is every reason to believe tha t during the period of 
active speculat ion—that is, from January to June—the con
dition of the New Yorit real estate marke t will become some
thing better than normal. The marke t has no old scores 
to settle, and no serious mistakes from which to recover. The 
depression itself has created opportunities which did not 
formerly exist. The conditions responsible for the dullness 
of tbe past two years have passed away. There are few ob
stacles to a fresh outburst of speculative and investment 
activity, and a large number of inducements which will help 
to promote it. 

PLENTIFUL MONEY NECESSARY. 
An active and advancing real estate marke t demands for 

is inception and perpetuation a certain combination of gen
eral and special conditions. In the first place no such move
ment is possible unless there is a plentiful supply of loan
able capita!, which can be obtained on sufficiently easy terms. 
In the second place, general business must be, if not excep
tionally prosperous, a t least in a thoroughly sound and nor
mal condition. In the third place, there must not be hanging 
over the market a large amount of real estate, whose owners 
have some reason for selling, and which will be offered in-
large quanti t ies at the first signs of an improving demand. 
Finally special causes must be at work which makes for a 
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readjustment of values in different sections of the city. In 
a huge and complicated center of population and business, 
such as New York, improving general conditions never have 
precisely the same effect in every separate locality. At any 
part icular period the pressure for more space in -w-hicb to 
live and t ransact business will be concentrated at special 
points. While other distr icts will, for the moment, be com
paratively neglected. A real estate speculator is obliged to 
count, consequently not only on the support of a general ten
dency to improvement, but he must be able to predict in what 
localities this improvement is likely to produce its most con
siderable results. 

GENERAL BUSINESS RECOVERING. 
I t cannot be said tha t any of the foregoing general and 

special conditions, which in their combination go to make an 
active and advancing real estate raarket, are lacking at the 
present time. Money is easy and is likely to remain so for au 
indefinite period. It cannot become scarce dur ing the next 
two years, unless there should be a boom in general business, 
and until now no signs of a "boom" have appeared above the 
horizon. General business has been recovering in a normal 
and healthy manner. By the tirae winter is over, the effects 
of the panic will have entirely disappeared; hut after the les
sons of the past two years it is incredible tha t the recovery 
will be allowed to go too far. If it were allowed to go too 
far all the good effects of the period of depression, such as an 
easy money market , and increased economy of production 
would soon be swept away. This fact is so generally appre
ciated by the banks tha t they will discourage a tendency to
wards a premature prosperity, and it may be assumed tha t 
for a couple of years at any ra te a wholesome condition of 
general business will not be disturbed by any recrudence of 
the money marke t of 1907. 

On the other hand, general business ought to be good 
enough to stand behind an improvement in local real estate 
values. It is unlikely to demand any unusual increase in the 
erection of new buildings for business purposes; but the 
activity should be sufficient to absorb a fair amount of new 
construction. In this respect the general economic condition 
will nei ther be of great assistance to real estate activity as it 
was in 1905, nor a drawback thereto as it was in 1907. Cir-
curastances are such tha t it is likely to play a neutra l part . 
Under the influence of the gradual improvement there will 
be a revival of iraraigration. Teneraent-houses in the Jewish 
and Italian quar ters will again be fllled up. Labor will be 
bet ter eraployed. Small t radesmen will bave less difflculty in 
paying their rents . But on the other hand, the immigration 
will not obtain the volume peculiar to the years in 1906 and 
1907; and workingmen will not feel so sure of employment 
and re-employment tha t they can neglect their work. A con
dition of this kind will enable improvements to he made at a 
comparatively moderate cost; and this fact will reconcile peo
ple to building, even though there will be no enormous de
mand for rentable space as soon as the buildings are erected. 

SHOULD ABATE DEMANDS. 

Neither is there any reason to believe tha t a revived de
mand for real estate will be swamped by a flood of solicitous 
selling. Unquestionably certain par ts of the city could be 
named in which there are raore owners willing to sell a t 
soraewhere near prevailing prices than there will he buyers. 
But if an increased activity in real''esY^^e tneets with any 
such obstacle, the obstacle will be derived ra the r from a dis
position to hold out for excessive prices than an over-readi
ness to sell. So much money has been made of late years in 
the speculative distr icts tha t realty owners are disposed to 
wait for an amount of proflt, which not so many years ago 
would have seemed extort ionate. There are a number of dis
tricts in Manhattan at the present time in which values are 
very much unsettled, just because some of the property own
ers will not sell a t any reasonable price, and this disposition 
on their part will probably re tard the improveraent of the 
locality in which their property is located. In these districts 
tirae alone can tell whether the owners will have to abate 
their demands; but at any ra te there is not likely to be any 
immediate liquidation. 

The coming activity will, however, be brought about 
chiefiy by the peculiarly special and local pressure of general 
conditions. In normal years the population of the city in
creases annually at the rate of about 3 Va per cent.; or say, 
150,000 inhabitants . During the same period it is probable 
tha t business increases at the rate of something over 5 per 
cent. Every three years a new city has to be built about as 
large as Cleveland and accomraodations have to be provided 
for more than a corresponding increase of industrial activity. 
But this new city does not pread out equally in every direc

tion. During one year the pressure will be exerted in one 
direction. During the next year the opening of a new subway 
or tunnel will turn it in a different direction. The develop
raent of each of these distr icts will have their reactive effects 
upon the distribution of population and business in the older 
parts of the city; and real estate activity is determined by 
the effect of these direct and indirect causes. 

During the next few years improvements in the city's t rans
it system will he consumraated, which will have a profound 
effect upon the direction of New York's growth. Before the 
end of 1910 the McAdoo trolley tunnel systera to New Jersey 
will be in alraost eoraplete operation. The Pennsylvania 's 
North and Eas t River tunnels will also be carrying passen
gers. Two new bridges to Long Island will be ready for 
traffic, and the efficiency of the two old bridges will be in
creased by a connecting subway in Manhat tan. These im
provements will unquestionably determine the distr ibution 
dur ing the coming five years of the larger pa r t of New York's 
increase in population. People who work in Manhat tan will 
take possession of the large areas of comparatively cheap 
land which will be made accessible to them on Long Island 
and in New Jersey, and these outlying distr icts will consti tute 
the chief centres of residential building. The still undevel
oped port ions of Manhat tan and the Bronx will, of course, 
grow steadily, part icularly after pending improvements are 
completed at the 96th st subway stat ion; and their growth 
will be accelerated by improvements in the service of the sev
eral divisions of the Central and New Haven Railroads. Still 
there can be no doubt tha t Long Island and New Jersey will 
during these years obtain the most beneflt frora t ransi t ira-
proveraents. The obstacles offered hy the East and Hudson 
Rivers to the free expansion of population to the east and 
the west will be part ial ly removed; and at the end of flve 
years a much larger proport ion of the population of the whole 
city will be living outside the limits of New York county, 

TUNNEL OPENINGS BENEFICIAL. 

But Manhat tan, part icularly in certain localities, will bene
flt almost as much indirectly frora the opening of these tun
nels and bridges as New Jersey and Long Island will beneflt 
directly. Unquestionably the residence of a larger proportion 
of the city's population in cheaper and pleasanter habitat ions 
t han are at present possible in Manhat tan for people of sraall 
means will contribute both to the econoraic efficiency and the 
health of Its population. The effect of such a cause will, how
ever, operate in a very diffused raanner, and its influence will 
not he apparent until the expiration of a good raany years. 
There will be other indirect benefits, whose influence will he 
more immediate and tangible. Every improvement in means 
of t ransi t has tbe double effect of distr ibuting population, but 
of concentrat ing business. The better service, which enables 
a man to reach a home twenty railes away every evening with
out too long a Journey, also enables the sarae raan and his 
family to travel to Manhat tan much more frequently than 
formerly, both on pleasure and for business. After these 
tunnels and-br idges are open the outlying population will 
spend more money in Manhattan than they do at present ; and 
what is equally to the purpose they will spend it necessarily 
in localities not too remote from the terminals of their tun
nels. People who have already traveled so far will not want 
to travel much farther when tbey reach Manhat tan : and their 
patronage will increase the value of business locations in the 
vicinity of t h e place at which they alight. This fact will un
questionably affect most profoundly the future business de
velopraent of Manhat tan. Hitherto the tendency of business 
expansion has been exclusively nortb-^vard, because the length 
of the island and the raore iraportant ar ter ies of traffic ran in 
tha t direction. But hereafter the current of traffic running 
to the east and the west will be alraost equally voluminous 
and effective. The norther ly expansion of business will be 
checked. Instead of being stretched out along a line, it will 
radiate from a centre; and tha t centre will be, roughly speak
ing, the intersection of Broadway, Sixth av and 3 4th st. A 
business pressure will be placed upon the whole neighborhood 
within a mile of tbis centre, different frora anything of the 
kind which New York has witnessed in the past. 

Such, then are the general and special conditions which are 
likely to give its precise character to the recovery of New 
York real estate. There will be a fair general activity, dis
tributed throughout the -whole city; but the districts in which 
most money is to be raade are si tuated iu the middle region 
of Manhattan, and in certain outlying par ts of New Jersey . 
and Long Island. These tendencies will, moreover, continue 
to prevail until New York emerges from its rapid transi t 
muddle and begins the construction of one or more longitud
inal subways. 
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OPPORTUNITIES STILL PLENTIFUL ON 
MANHATTAN ISLAND. 

JOHN. D. CRIMMINS. 

VALUES OF PROPERTY DIFFICULT TO ESTIMATE ON 
ACCOUNT OF THE FREQUENT FLUCTUATIONS. 

J OHN D. CRIMMINS, whose transactions in Manhattan 
properties for nearly half a century are known to every 

real estate operator lamiliar with present values and how 
they evolved, believes that prospective investors have now 

and -̂ \'ill have unsurpassed oppor
tunities to reap greater proflts than 
those which hitherto have been re
garded as fabulous. The exercise 
of good judgment when purchasing, 
as well as the business acumen to 
recognize the psychological time for 
selling, are both required, however, 
to take advantage of these oppor
tunities. Mr. Crimmins" ideas, baseil 
on his eminently successful career in 
realty circles, ought to permeate the 
maxims of every one who proposes 
to interest himself in real estate in 
the principal borough of Greater 
New Tork. He attained national 
repute as an arbitrator in esti
mating values, and his valuations 
have been taken as a basis of the 
settlement of estates. Mr. Crimmins 

is identifled with many realty companies in this metropolis, and 
is vice-president and a director of the Title Insurance Company 
of New York. 

"The opportunities for investing in real estate surpass all 
that ever existed," said Mr. Crimmins. "New York Is bound 
to thrive, even if immigration were to stop. The prosperity 
of the country affects this city very directly. Every batch 
of grain brought to a grist mill tends to raise values here. 
Our population is increasing and large business centres are 
being created by municipal improvements, while others are 
spreading out." With a display of good judgment and a 
familiarity with existing •ondilions, the capital placed in realty 
will bring better returns to the investor than ever before. 

"We have not had a panic, comparing the experience of the 
last year with what the business men of New Tork passed 
through upon other occasions, notably from about 1873 to 1875. 
It has been only a cloud and will soon disappear. There is little 
ground for pessimism. It is unquestionably a good time to 
purchase. During the industrial depression in the seventies it 
was to a man's discredit, however reputable, to invest his money 
in property, and yet some of the most profitable investments 
were made at that time. I did not hesitate to exchange all 
my available funds for choice lots which were going for one-
fourth the value they had before the financial upheaval started, 
and I never regretted it. One must be able to select in advance 
locations that are or will be accessible. Those who are not in 
close touch with the changes in values and the causes might 
as well take a flyer in the stock market; they would have as 
much of a chance for good returns. On the other hand, there 
are properties being bought by investors, having capital to 
carry the properties, whose good judgment in the selection of 
these investments will make the transactions very profitable." 

SPLENDID JUDGMENT SHOWN. 
Mr. Crimmins' methods showed his faith in the stability of 

Manhattan realty, especially when he began buying in the 
neighborhood of 59th st and Madison av. He started in f^at 
vicinity when lots were sold at prices that were lncompai,.bly 
lower than they are now. After he disposed of a property to 
a party who intended to improve it he purchased again near 
to the property which he had sold, and at more per front foot 
than his sale brought. His transactions paved the way for 
future and more lucrative transactions. Upon one occasion In 
this section he attended a sale and bid $10,000 higher than 
the highest bidder. His nexit offer was an advance of $5,000, 
and when his third jump was $2,500, his competitors, baffled 
by this unusual plan of bidding, stopped. Mr. Crimmins made 
a forecast concerning the value of the property ten years hence, 
and his estimate was more than justified. 

"New business centres are starting up as a result of vast 
improvements recently completed and !n progress, and values 
are bound to rise," said Mr. Crimmins, regarding changing con
ditions in Manhattan. "Take the Queensboro Eridge. It Is 
going to mean the development of that section at this end of 
the bridge, extending north, west and soulh for a distance. It 
will mean a new business center. The activity along such 
arteries as 23d, 42d and 59th sts is spreading in all directions. 
New business centers are being opened up In Harlem and the 
Bronx. The lower part of 5lh av is changing and the proposed 
widening of the same thoroughfare is having its favorable effect 
on realty values. The covering of Park av, north of the Grand 
Central station, will mean much to adjoining properties, 

"In fact, the changes are taking place so rapidly that when 
brokers come to me with properties for sale I do not attempt 
to estimate their value If it is more than three or four months 
since I have been in the vicinity where they are located. 

If I am interested I always make investigation or visit the 
neighborhood. Guesswork in such cases involves risk. There 
is a lot of it in purchases of isolated lots, especially corner 
lots, by speculators who take chances on their investment be
coming necessary in the near future for improvements. 

"The investor ought not only to use good judgment, but he 
should follow up noteworthy situations, watch all improvements 
and advise himself, where the property is vacant, as to future 
assessments. The purchaser may have to pay heavily for the 
city improvements to be made. In these times when people 
are getting too lazy to walk a distance, lots remote from ex
isting or prospective transportation facilities are generally not 
inviting investments. A comprehensive grasp of conditions, 
past and present, and the exercise of judgment will bring 
good returns to those who contemplate taking advantage of 
the many opportunities offered now for the purchase of real 
estate." 

MANHATTAN LEADS THE WORLD IN 
REALTY OPPORTUNITIES. 

"G 

CHAS. A. GERLACH. 

CHAS. A. GERLACH GIVES REASONS POR ADVISABILITY 
OF INVESTING IN NEW TORK REALTY. 

IVE me Manhattan with a fence around it and you can 
have the rest of the United States." 

This statement, made by Mr. Chas. A. Gerlach, one of the 
leaders in real estate operations in New York for the past 

quarter of a century, is probably 
one of the strongest that has ever 
been printed concerning the stabil
ity of realty in the borough referred 
to. His convictions about the op
portunities for profitable investment 
in the richest community in the 
world leave no room for doubt. As 
one of the most successful opera
tors in the metropolis of America, 
he is eminently qualifleg to speak 
with authority. 

"Stand on the top of this building 
(G40 Madison av) and I can point 
out a dozen places where a judic
ious investment will bring twenty-
flve per cent, proflt. The city is so 
full of opportunities that it is al
most as easy to discover them as to 
prick a bubble -with a pin. 

Our teeming population is increasing by thousands upon 
thousands every year, and its needs increase proportionally. 
One of the great secrets of successful investment to-day 
is providing for the growing requirements of the many 
busy sections scattered throughout the city. The man whose 
good judgment will enable him to discern these requirements 
and who acts sagaciously wiil get quick and big returns. 
It may be a new building that is needed, or it may be only 
a store front. That is why heirs and representatives of large 
estates are improving their properties in recent years. 

"Let me give you some illustrations to show how Invest
ment in real estate here stands out pre-eminently. Some time 
ago I had occasion to advise with the head of a leading cloth 
manufacturing concern about his real estate investments. His 
business was in tbe 'A-1' class and I was surprised to learn 
that he had so much capital in real estate. 

" 'How is it.' I asked, 'that you are doing so well and that 
you do not increase your capita! in the cloth business Instead 
of putting money in real estate?' 

" 'For every dollar I have made in manufacturing cloth I 
have made two in real estate,' was the very significant answer. 

"Par t of the flrst floor of a building in the fifties Is bringing 
a rate of $1,800 a year, with an average of thirty per cent, of 
the time being without occupancy. The owner has been offered 
$6,000 a year for ten years, if he will make some alterations, 
to cost not more than $5,000. Opportunities like this are found 
from the Battery to the Bronx. Any well built building, 
whether it be devoted to oflices or apartments, can be altered 
and improved very frequently and bring fivefold the net re
turn that would be secured from a new building on the same 
site. 

INVESTOR HAS ADVANTAGES. ' 
"The investor of to-day has advantages that make it possible 

for him to purchase almost without seeking advice. If he is 
interested in any property, all he has to do is to study its 
history as revealed in the yearly records, such as published by 
the Record and Guide. If he does this intelligently and care
fully and exercises good judgment, he can hardly fail to invest 
profitably. About thirty years ago an estate in the vicinity 
of Sth av was divided up and one section was sold for some
thing like $70,000. Less than twenty years later it was pur
chased by one of the heirs of the old estate for $260,000. A 
study of the records showing the constant change in the values 
of the properties in the neighborhood referred to would have 
justified the wisdom of the purchase made by the heir. The 
same story of remarkable advances might fae told in connection 
with a thousand instances. 
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"There is no city in the world where real estate has so much 
stability or offers so many attractions as in New Tork. Sev
eral months ago one of the wealthiest of New Tork's million
aires was asking for advice concerning the placing of a $700,000 
loan. When I wanted to know how his bank account had 
been affected by the panic, the answer was strikingly simple 
and full of significance. 

" 'Nearly all of my investments were in New Tork real es
tate, ' he said. 'I did not worry over them. I knew there was 
no need of apprehension about them.' " 

"The future is very promising in real estate for the fact 
that one of the things that will strengthen values will be the 
civic corporations now organized and being organized, such as 
the Real Estate Board of Brokers, the Allied Real Estale In
terests, the Taxpayers' Congress, the Bureau of Research, and 
many other organizations wbich are all doing great work to 
enlighten the offlcials as to their needs and requirements, and 
working in harmony with them. These organizations are going 
to work wonders towards the improvement of real estate con
ditions, as they will bring before these commissioners intelli
gent opinions. These will have their influence on the improve
ments required and other matters regarding taxation, etc. 

"I doubt if there is a parallel in any commercial business 
compared with the Investment in New Tork and suburban real 
estate, for the reason that any high-class established business 
is not on the market, and cannot be reached by investors, but 
real estate can always be reached, and there are always de
mands for money to improve and buy. The co-operative 
ownership of apartments, office buildings, garages, etc., will 
be a future source of investment paying satisfactory returns. 
The largest building can be owned by an association of occu
pants, who can hold their investments as securely as if the 
property were held by an individual. There are now over fifty 
million dollars' worth of the finest apartment houses owned on 
this plan. 

"Investors are finding out and will find out that mortgage 
bonds running for a term of from ten to twenty years, issued 
against title, and properties which are flled with the trust com
panies, and guaranteed and adjudged perfect by tbe new land 
and title registration law make a secure investment, and a 
security tlTat never lowers its value. All this has a tendency to 
improve the future of real estate in Manhattan borough. There 
will be miilions of dollars spent in the next few years for the 
improvement of transportation, and along those lines the values 
will change. I think I can see a greater future for investors 
who will study the situation in the boroughs of Greater New 
Tork than any time heretofore. 

Mr. Gerlach has been appointed chairman of the 34th division 
of the Taxpayers' Congress. This division is bounded by 34th 
st, 3d av. East 99th st, Park av. East 120th st and 5th av. 
He is very deeply interested in the work that this organization 
Is to take up, and lias started to organize his district in accord
ance with the plan outlined by the Real Estate Board of 
Brokers of the City of New Tork. Speaking of the beneflcial 
effect that the congress will have for those who will take ad
vantage of present and coming opportunities, Mr. Gerlach 
said: 

"It will correct many of the evils resulting from the corrupt 
political influence so prevalent to-day in large American cities. 
Municipal administrations, at least as far as real estate is-con
cerned, will be more equitable. Each delegate to the congress 
will represent practically 200 taxpayers, or an average of about 
$40,000,000 of assessed valuation. The ultimate aim is to have 
every borough of Greater New Tork represented in the con
gress. The questions to be taken up include an exhaustive 
overhauling of the entire budget and an equitable readjust
ment of the city's tax assessment rolls. 

"Each division will also appoint a board of appraisers, the 
members of which will be not less than three recognized ex
perts of substantial repute. These boards will become asso
ciate members of the New Tork Real Estate Board of Brokers' 
Appraisement Committee for the purpose of standardizing real 
estate valuations." 

PRESENT OPPORTUNITIES OFTEN AFFECT 
FUTURE REALTY VALUES. 

I N a recent Interview had with a representative of the Record 
and Guide, Mr. Louis K. Fries, one of the most careful and 

conservative brokers and appraisers in the city, said as follows 
as to the future real estate values: 

Edward Bellamy wrote a book called "Looking Backwards"; 
the majority of real estate buyers will continue only to look 
backwards and not to the future. I once saw a children's 
charade in which the little heroine was told her boy friend 
had found another "affinity"; the refrain of her answering 
song was, "There's as good flsh left in the sea as ever were 
caught." So it is in real estate. There's as much money to 
be made in the future in real estate as ever was made in 
the past, only the buyer must look to future conditions for 
enhanced values. Most buyers hear of someone who bought 
in a neighborhood and now has reaped bis reward, and so 
buy in that section, believing they also will make big proflts, 
forgetting that that particular mine has already been worked 

and values there have enhanced so that the immediate future 
profits will be small. • . _ 

The statement is often made that there is now no opportunity 
to make money in real estate; they say, "Values having in
creased so much they cannot go higher." This is the pessi
mistic view that many people take; they continue to look 
backward, forgetting that changed conditions alter values. As 
a matter of fact, money will be made in the future as in the 
past from good real estate investments. 

The underlying principle in real estate value is well stated 
in Henry George's works, where he says, "Real estate is worth 
what it will earn or can be made to earn." This is the crux 
of the whole question. Changed conditions change values! 

The Astor holding on 5th av, whicii lately sold at a rate of 
$3,600,000 an acre, against a purchase at $700 an acre by the 
flrst John Jacob Astor, is an extreme example. But think of 
the changed condition! Here the demand has made the value, 
but there are other places still open to large increases. 

The lot which is only occupied by one family has only the 
value on which one family can afford to pay interest. Let 
the neighborhood change so tha t two families occupy one lot, , 
and you have an increased lot value. Then will come the mul
tiple family on one lot, and with each crowding of population 
values have increased. Business comes in and pays more than 
the householder, and so It goes, up to the highest-paying 
tenancy. 

But values are also regulated by the character of the occu
pancy. The employee can afford to pay only a minimum rent, 
depending upon his earnings; the man of business for himself 
pays more, and people who have large incomes pay still more, 
and ths values increase with the changed character of the 
neighborhood. This is well illustrated by any one of the 
"east-sixty" streets. From the river to Central Park, each 
block, as you progi'ess, has a higher value. The two blocks 
between Park, Madison and 5th avenues are the most distinc
tive. One can sleep, eat, breath and live just as well on one 
side of Madison av as on the other, and yet between Madison 
and 5th avenues, fashion, desire and ability to pay make the 
value double what it is between Madison and Park avenues. 

Most buyers compare present values with those of years 
before, forgetting the changed conditions. But there must be 
new conditions! The elevated railroads made Harlem a possi
bility; the subways have done the same for Washington 
Heights and the upper Bronx; increased transportation facili
ties are doing likewise to certain sections of Brooklyn, and 
the use of electricity has extended the living radius until 
Tonkers and Westchester County are nearer to business cen
ters than even Harlem was a few years ago. 

The older sections of Manhattan also have their present 
value and great future increase assured because of the very 
outside expansion, making greater and greater demands at the 
center. The old three and four story dwellings are giving way 
to flve and six stoi-y flats; flats are being torn down for busi
ness buildings; and good business buiidings .are being replaced 
by the modern skyscraper. Manhaitan is like the human 
heart—the center on which all suburban life depends—and in
vestors who buy intelligently will surely reap big returns. But 
they must buy intelligently. The city has grown too big for 
the busy investor to keep posted. One goes to the doctor for 
medical advice, to the lawyer in legal matters, to the banker 
for personalty investments, and in each case follows the ad
vice given him. Then when it comes to making real estate 
investments they themselves "know it all," and often get the 
wrong properly; whereas if they go to an established, reputable 
real estate broker and appraiser, pay him for his advice and 
BO get the beneflt of his experienced knowledge by retaining 
his services, they will generally obtain better results. The 
appraiser is then in position and ready to help buy to the 
best advantage (if honorable), irrespective of what he may 
have to sell. 

Always remember that the "price" alone does not indicate a 
good investment. The price may be low, and yet the property 
be a poor investment: iietter pay more, get less immediate 
returns, and let the sure income increase in value, make up 
more than the apparent loss in immediate income, 

Tet, again, big future increased values are assured from the 
falling value of gold. For nearly twenty years now the in
creased and easier production of gold (our yard-stick of value) 
has been so great that its relative value to other things has 
largely decreased. It is fully realized that this increase of 
production of gold will go on, and the relative values change 
still more,, and always in favor of real estate investments. 
From an investment in bond and mortgage or any other rep
resentative of value, in the shape of bonds the investor can 
only look for a return of the original investment. But in
vestors in real estate wiil not only get the income, but also 
the beneflt of decreasing purchasing power of that "yard-stick 
of value"—gold—in greatly increased value in their holdings. 

Then, as the politicians say, "get onto the band wagon," get 
your money invested in real estate. Remember that in "Grow
ing" New York, neighborhoods are always changing, people 
are always moving from one section to another, and each 
move means a change in values, and generally upwards. Take 
advantage of such changes, buy at the current market price, 
look only to the future, and cease forever looking backwards! 
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PRACTICAL ADVICE TO OPERATORS. 

M-R. GEORGE F. GANTZ TELLS HOW TO TAKE ADVAN
TAGE OF OPPORTUNITIES IN REAL ESTATE. 

((T WAS most active in real estate during a period of indus-
1 trial depression that parallels the present one in many 

respects, and I never regretted it. The opportunities now are 
even greater than they were at the time of which I speak, and 
it only calls for a display of good judgment to pick up some 
of the most promising bargains ever available in the history 
of New Tork. Some of my most profitable investments were 
properties the sale of which aroused little interest and the 
securing of which caused me to be regarded as foolhardy. If 
I were a young man again I would think that my chances were 
better than ever, even in this aftermath of the financial up
heaval of last year." 

Without tbe slightest tinge of hesitancy, convincing and clear, 
Mr. George F. Gantz, whose success as an investor in New 
Tork and Jersey real estale is comparable with a tale from the 
Arabian Nights, made these invigorating and reassuring as
sertions in a chat on the outlook for the immediate future as 
based on his wide and varied experience. Much of the ani
mating spirit of Mr. Ganz' words is lost in cold type and the 
pen fails in its efforts to reproduce the panoramic view which 
he has of every phase of realty from the "forties" to the 
present time. But there can be no question of his sincerity in 
the statement that opportunity is seeking admission to-day as 
never before, at least on the threshold of those who are enter
taining doubts about property values and the advisability of 
investing. 

INTIMATE KNOWLEDGE NEOESSART. 
"Keep the eyes wide open, familiarize yourself with the 

principal circumstances concerning available property, use 
common sense, attend public or private sales where there are 
no 'pigeons,' buy lots in a plot rather than singly, concentrate 
your investments as much as possible on or near tbe wide and 
long streets, avoid improved property unless the advantages 
are apparent (a lot built on is a lot spoiled for market), and 
be sure of your ground before signing any contracts." are some 
of the -(\-ords of counsel which Mr. Gantz would give to the 
investor of to-day. Advice is frequently cheap and useless; 
advice crystallized from the achievements of the life of a man 
wbo has fought and won as Mr. Ganz has. is precious from 
the experience and success which it carries. The narration 
of the details attending the majority of his transactions Tvould 
show that, although certain broad lines are always followed, 
every purchase of every sale called for a grasp of general 
conditions that savored of instinct. There was a time when a 
rock lot was considered to be a veritable white elephant on 
the bands of the owner. It was believed then, as in many 
cases now, tha t all the desirable lots had been bought and by 
those who would not sell at a price permitting of any profit. 
This was only an opportunity for Mr. Ganz. 

"I purchased for $7,500 a St. Nicholas av property covered 
with rock between 30 and 40 feet above the street level," he 
said. Shortly afterwards a gentleman started to build several 
houses in the neighborhood. I wrote to him, telling him that 
there was some good building stone on my property and that 
he might have it for the removing of it. The owner promptly 
called on me and gladly agreed to remove the rock to use it 
as building stone. He excavated to a depth of three feet 
below the street level. Later when he had earth to remove I 
got him to fill up the hole and the property was dressed ready 
for an advantageous sale. The rock which had made the 
property valueless in the eyes of so many real estate operators 
was removed without costing me a penny." 

HANDSOME PROFIT MADE. 
Thia is a typical illustration of tbe foresight and acumen 

displayed by Mr. Ganz in all of hia transactions. He event
ually disposed of the one-time rock property for $17,000. A 
similar instance was his purchase of four rock lots once, on 
Broadway, near 169th st, at $500 each. It was not long be
fore streets had to be opened in that vicinity, and the paving 
contractors removed the 40-foot hill of rock to use it in build
ing the thoroughfare. Some four years later the capitalist who 
was behind the paving company purchased the four lots at 
$1,500 each, or a total of $6,000, being ,$4,000 more than Mr. 
Gantz had paid for them. Again the enhanced value of the 
lots was largely due to the removal of the stone, an operation 
that did not cost him a cent. 

"If rock lots proved to be so valuable, why is the property 
at tbe corner of Broadway and X st (the name of the street 
being given) not picked up as a bargain?" Mr Ganz was asked. 

"Because it Is not covered with building stone and there are 
no streets to be paved in that neighborhood," was the quick 
reply, which answer indicated to a nicety how familiarity with 
many circumstances ordinarily not thought of means ability 
to display judgment in buying or selling. "But this does not 
mean that the opportunities in the 'sixties' or 'seventies' are 
not duplicated to-day," continued Mr. Gantz. "I believe that 
they are better than ever. Real eslate values in New Tork 
will be higher than in London, where few desirable propertiea 
are available at any price, I ara informed, I£ values went up 

with leaps and bounds when the population of New Tork was 
being increased by 10,000 souls every year, is it not logical to 
assume that when the increase is 100,000 or more, as at pres
ent, the advance will be proportionately greater, if not more 
so? When I was a young man living in the Tenth Ward, lots 
on Sth av could be purchased at $500 each, and 2-sty frame 
houses were bringing less than $300 annual rent. A 3-sty 
dwelling witb a brownstone front, on a lot 25 feet wide, was 
looked upon as little short of a palace. Tou have to draw a 
check for six figures to buy some of those properties now. 

"When I bought a number of lots on St. Nicholas pl, Edge
comb road, near Highbridge, in the 'seventies' my partner 
thought that I was crazy. The following morning the Herald, 
referring to the public sale at which the investment was 
made, stated that the prices paid were high for siich a locality. 
The properties did not have a very attractive appearance, but 
they were in a section that had a promising future. I paid 
$11,000 for thirteen lots and sold them about ten years later for 
$40,000. The others were disposed of at like advantage. In 
several cases I received as higb as $5,000 for lots for which I 
paid only $500. In twelve years' time property for which I 
paid $29,000 sold for $120,000. The same chances can be found 
on every side to-day. Success in realty investment was not 
peculiar to the good times of the past. They will be eclipsed 
by the future, and the very near future. 

ANOTHER INTERESTING PURCHASE. 
"Soon after I bought several lots near Broadway and 10th 

av, a transaction that made raany laugh at me, I disposed of 
them from time to time for an aggregate of $56,000, just $46,000 
more than was paid for them. When water front lots under 
Highbridge were put up at auction I purchased two parcels at 
the sale and later a third from the person who was the suc
cessful bidder for it at the sale. The three parcels cost rae 
abouf$10,000. In a little while the United States Government 
needed a strip for the ship canal. The city wanted a large 
part for the aqueduct, and took it in sections. The wharfage 
and dockage rights became valuable. The total received for 
the three parcels was close to $75,000." 

Delving into the details of his purchases discloses a thousand 
and one features which have contributed to inspiring him to 
act. It might be that the property is contiguous to a railroad, 
that a neighbor might want to acquire it In the near future 
for "rounding up," that the depreciation in value is only ficti
tious, that an owner Is forced to sell "at any price" for rea
sons which he is not Inclined to give, that the combination of 
lots is very advantageous for manipulating, that churches are 
near at hand or saloons distant, that the property is on a wide 
thoroughfare, or that it faces and pockets a street. Broad and 
long streets are always desirable, Mr. Gantz thinks. This has 
been well illustrated In Manhattan where the principal arteries 
are wide. Many of the most valuable properties in lower Man
hattan are on Broadway. The same applies to 14th, 23d, 42d, 
59lh, 72d, 110th, 116th and 125th sts—all wide cross streets. 

Mr. Gantz throws out tbe Idea that it will not be very long 
before trucking from one end of Manhattan to the other will 
be done on the water and that trucks will be supplanted by 
boats on the Norm and East Rivers. The reason assigned Is 
that the avenue running north and south are too narrow and 
do not occur frequently eno'ugh. A subway for freight trafflc 
may prevent general trucking by boat. 

THE NEW HARDWARE DISTRICT IN 
YORK. CITY. 

NEW 

RECENT removals in New York City have added increased 
prominence as_ a hardware district to the section east of 

Broadway and north of Chambers st, according to a recent 
issue of the Iron Age. Centre st seems to mark the eastern 
boundary of the district, which, however, shows a tendency to 
advance northward, both on this thoroughfare and also on 
Lafayette st, which parallels it one block west. 

Centralization of trade is usually characteristic of the larger 
cities and in New York the sections occupied by the different 
branches of the hardware trade have always been quite well 
defined. The meta], machinery and machine tool, heating, 
plumbing, supply, electrical trade, etc., are all more or less closely 
grouped. The hardware district proper, after the movement 
from Beekman, Pearl, Piatt sts and contiguous territory, haa 
been recognized as running mainly two or three blocks west of 
Broadway and centering about Chambers st. This quarter 
may still be regarded as the heart of the trade, but each year 
sees accessions to the houses making tbeir headquarters on 
the easterly side of Broadway and further uptown. 

Emphasis has been added to this movement during the present 
year by the removal of the Russell & Erwin Mfg. Company to 
94r-98 Lafayette st, between White and Walker sts, and later 
by the removal of P. & P . Corbin and Wiebusch & Hilger to the 
new Hardware Building, corner of Lafayette and Walker sts. 
Patterson, Gottfried & Hunter have occupied their new build
ing between Grand and Howard sis, on Lafayette. The Pair-
banks Company has for some years been located at the corner 
of Lafayelte and Broome sts. Some of the builders hardware 
houses aiso have branches for th^ir contract departrrientg ojj 
5th av, seth and Sath sts, 
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THE STORY OF REAL ESTATE 
OPPORTUNITIES 

TOLD BY LEADING EXPERTS 

IRVING RULAND. 

OPPORTUNITIES FOR OWNERS TO HAVE 
ACCURATE APPRAISALS MADE. 

By IRVING RULAND. 

ONE looks for difference of opinion among men on practic
ally every subject; but when the subject is the value of 

a piece of real estate the expectation is too often unduly 
fulfilled. 

A short time ago an attorney complained bitterly because 
the valuations of a property hy 
two of the best known and re
spected appraisers differed so 
widely that he was utterly at sea 
as to what the property was 
worth, and at a loss for a way oui 
of his dilemma; for. he argued, if 
these acknowledged leaders of their 
profession have differed by nearly 
fifty per cent., the general run of 
real estate men must be both 
ignorant and foolish. 

That honest and capable men 
should differ somewhat is natural; 
but that they should differ so 
widely, as they frequently do, in
dicates something wrong. The 
thing that is wrong, it seems to me, 
is that men undertake to do what 
is in the nature of things, impos
sible for one raan to do well—that 
is to say, to appraise property in 
any and all parts of Manhattan. 

Like all large cities. New Tork is made up of heterogeneous 
parts; it is a city of dwelling, manufacture and commerce. Its 
physical restrictions, however, are unique, and its population 
the most diverse of, perhaps, any city in the world. As one 
studies the city, it falls naturally into sub-divisions that are 
fairly homogeneous. "The financial district," "the dry goods 
district," "the wholesale grocery district" mean to real estate 
men, and even to many laymen, sections whose boundaries are 
fairly clearly defined. The same is true of a score or more of 
other sections. 

In each district the requirements of tenants are of a certain 
kind; the rents that can be paid are confined within certain 
limits; the leases date from a fixed month. More than this, 
practically everywhere throughout the city changes are con
stantly taking place—some of them obvious to all; others 
subtle and apparent only to the careful observer. To have an 
intimate knowledge of the conditions and changes in a dis
trict, a real estate man must specialize in that district. With
out the knowledge so derived, it is obvious that a real estate ap
praisal will rarely be the approximately exact valuation it 
should be. 

DISTINGUISHING CHARACTERISTICS. 
The characteristics that must distinguish an appraiser who 

will command confidence, are honesty, good judgment and 
knowledge. But this combination of honesty, good judgment 
and the special kind of knowledge described above, as applied 
to all Manhattan, can be found in no individual; for no raan 
can, in the nature of things, specialize in ail sections of com
plex Manhattan. 

Given, however, a group of men of high character, each of 
whom has the Intimate knowledge acquired by specializing In 
different sections of the city, and a possible solution of the 
difficulty is evident. 

The Real Estate Board of Brokers in this city has for some 
time been developing an appraisal committee on the theory 
described. The city, for the purposes of appraisal, is par
titioned Into the sub-divisions into which it naturally falls. To 
each of these districts two or more members are assigned and 
the members so chosen are specialists therein. When, there
fore, a certificate of appraisal from the board Is asked for, the 
men in whose district the property lies make the appraisal. 
The valuation they agree upon, checked by the chairman of 
the appraisal committee, or, if necessary, by the whole ap
praisal committee in consultation, constitutes an appraisal of 
the Real Estate Board of Brokers. 

Such appraisals would seem to offer to the puzzled attorney 
above mentioned a way out of his dilemma; and to investors 
and lenders on bond and mortgage the opportunity of obtain
ing sound valuations which express the combination of honesty, 
good judgment and special knowledge. 

G. RICHARD DAVIS. 

OPPORTUNITIES FOR REALTY OWNERS TO 
INVEST IN MORTGAGES. 

By G. RICHARD DAVIS.' 

TH E opportunities for investment in flrst mortgages on 
property in Greater New York have been rarely as a t t rac

tive and desirahle as during tbe past two years. The events of 
the so-called panic year have justified all that has been said 
and written about the advantage of mortgage investments over 
all others, both as to their security and their income; and this 
fact conceded, it is my purpose to discuss tlie opportunities that 
the near future offers the investor and the borrower. 

Beginning about three years ago, interest rates increased 
until Ihey culminated the early part of this year, with money 

lending at 5% per cent, 
and 6 per cent, for high-
class first mortgage loans. 
Rates have since then de
creased, and are now 4% 
per cent, and 5 per cent., 
with the reasonable possi
bility of soon reaching a 
l o w e r basis. It would 
seem at first g l a n c e , 
therefore, that this would 
not be a desirable time 
for investment if a high 
interest rate only was 
to be considered; but 
security is m o r e im
portant to the investor 
than income and high in
terest rates are coincident 
with unstable values and 

unsettled conditions. First-class bonds or savings bank securi
ties do not pay more than 4 per cent., except during panics, 
and 3 per cent, is the normal income of such securities. There
fore first mortgage investments appear most attractive when 
one can obtain 4Yz per cent, and 5 per cent, income and first-
class security. 

The opportunity is here now for such investment, and now 
is the time to take advantage of it. I predict that within a 
year interest rates will be lower and that, to obtain good mort
gage loan applications, money will have to be offered at 4 
per cent, to induce borrowers to refund mortgages on their 
property whose rates have been advanced during the past few 
years of money stringency, and who will seek the opportunity 
of replacing these loans only when the interest rate makes it 
profltable to do so, when the expense of obtaining a new loan 
and the mortgage tax is considered. 

MANT MORTGAGES PAST DUE. 
It has been reliably stated by one of tbe conservative real 

estate statistical bureaus, who made a special investigation of 
the matter, that at least 60 per cent, of the mortgages on New 
York City property are past due. This would mean that If 
money is offered at 4 per cent, witiiin the coming year tha t 
the choicest opportunities will be offered to investors to refund 
old mortgages bearing 5 per cent, interest and higher, as it 
is a well-known fact that without exception almost all insti
tutions and lenders in this city during the past year or two 
have raised their rates to these figures wherever possible. 
Undoubtedly some holders of mortgages at high interest rates 
will reduce the rate voluntarily to meet the changed conditions, 
but a large percentage of these mortgages will be refunded, 
as lenders, as a rule, are not prone to reduce their ra te of 
Interest unti! they are forced to. This, then, is the oppor
tunity for the flrst mortgage Investment for the near future; 
reduce the rate, and the result will be that applications of the 
very best character on high-class property will be offered. 

Second mortgages are always an attractive form of invest
ment for those who desire high rates and are willing and able 
to take a chance. 

The conditions existing in the real estate market In the past 
two years made it Increasingly difflcult to borrow liberally up 
to a short time ago. Tbe result has been that a large number 
of borrowers have been obliged to take small first mortgages 
on their property, and with the return of prosperous conditions 
and a desire to enter into new enterprises, owners will need 
money for this purpose and will be tempted to borrow on 
second mortgage on their property until the small first mort
gage becomes due and can be paid off and a new first mortgage 

(CoDlinued on Page 1172.)-. -
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Profits That Have Been Made 
in Flatbush Real Estate 

R E not to be compared with what 

will be made within the next few 

years. The builders and developers 

of ground, who purchased from 

the old settlers and farmers of the 

"Dutch Town," Flatbush, thought, when they had 

doubled their money, that they had gotten all 

there was out of the proposition! But they never 

stopped to think, when they sold, that it took 

from one hour to one hour and a half to go from 

Flatbush to Manhattan. Neither did they take 

into account the difference in the improvements, 

or the class of people who have come to populate 

Flatbush. 

Flatbush of to-day stands by itself, in a class 

by itself, no suburb to Manhattan comes any

where near equaling Flatbush from any stand

point, lying, as it does, about half-way between 

the business center of Manhattan and the most 

beautiful ocean resort in the world. A more beau

tiful or healthy place could not be pictured or 

found anywhere within a radius of 100 miles In 

any direction from the heart of the city of Man

hattan, 

Flatbush has its own water supply, which is so 

clear and cold that you do not need a filter or ice 

the hottest days of summer, and the supply is 

unlimited and inexhaustible. I t takes you now 

but 15 to 20 minutes to go from Flatbush to Man

hattan, and but 10 to 15 minutes from Flatbush to 

the ocean resorts—either way for 5 cents car

fare. Use your own good sense and ask your

self if you know of any place that equals Flatbush. 

If your good judgment tells you that it is worth 

your while to investigate the truth of these state

ments, we will be glad to put our time against that 

of any good builder or investor and show him or 

them Flatbush, W e need good builders, who are 

not afraid to build high-class apartment houses 

and apartment hotels, business blocks, etc., and 

even higher-class residences. 

It is no trouble to sell homes in this section 

at from $50,000 to $100,000 each, if we have the 

modern, up-to-date homes to show; but we can

not sell properties for more than they are worth. 

We sold three properties during the panic at over 

$50,000 average each, and could have sold more if 

they were to be had. 

Never in the history of Flatbush was there 

such an opportunity for builders and investors 

with money as now. It is a known fact, by all 

who know Flatbush and who compare distances, 

general environments, etc., with upper Manhat

tan or in any direction from the very heart of the 

city of Manhattan, that the prices in Flatbush 

are to-day about one-third what^they should be. 

We cordially solicit an interview or corre

spondence with anyone desirous of investing in 

real estate in Flatbush, and will be glad to show 

the three places which we mention having sold 

for $50,000 each, besides hundreds of others from 

$10,000 to $35,000, that you may form some idea 

what is necessary to bring these prices. Besides, 

we will be equally able to prove to you that we 

have an unlimited supply of very choice building 

sites and investment properties. In fact, we repre

sent the owners of every choice unimproved parcel 

left for sale in Flatbush, and the owners of nearly 

every good investment parcel offered. 

Star & Crescent Realty Company 
819, 819a Flatbush Avenue, Brooklyn, N. Y. 

After January 1st, 1909 

8 1 6 , 1 8 , 2 0 F l a t b u s h A v e n u e , S. W. Cor, of Caton and Flatbush Aves. 
Our Own Building Teleplione, Privnte Exchange, 2400 FlalbuBh 
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OPPORTUNITIES FOR INVESTOR BEFORE 
ACTIVITY COMMENCES. 

By BRTAN L. KENNELLY. 

W ITH the return of confidence in the business world, the 
splendid crops just harvested by the American farmers, 

the excellent condition of our national treasury, and with a 
sane and sensible man for President, I can see nothing but 

good times ahead for real 
estate for the next five 
years, I think that this is 
a chance in a life time for 
the public to buy real es
tate before the activity 
commences, which I look 
for from now on. The title 
companies and the larger 
trust companies are now 
taking all good applications 
for mortgage loans at 4% 
per cent., whereas four or 
flve months ago they were 
getting 5 ^ per cent, for the 
same class of mortgages, 
and I think that within the 
next six months money will 
be down to 4 per cent., per
haps 3% per cent. 

Little attention is paid by 
the public to the completion 
of tbe great terminals of 

the McAdoo and Pennsylvania Railroad tunnels and depots, 
tbe new Grand Central station, Blackwell's Island bridge, 
the Belmont tunnel, and other improvements that will im
mensely enhance the value of real estate, and I do not think 
that tbe public has even started to discount the increase in 
values that must accrue to real estate on the completion of these 
great improvements. 

Building material was never cheaper than it is to-day, and 
I consider this a great opportunity for builders to purchase 
real estate either at auction or private sale. I have been 
busier this summer with both private and public auction 
sales, appraisals, etc., than I have ever been in my career 
during the summer months, notwithstanding the fact that 
this was Presidential year, but the public always seems 
to come in when things are the highest, and seldom takes ad
vantage of times lilte these, when real estate can be bought at 
moderate prices and, no doubt, resold within the next year at 
handsome advances. The prospects were never brighter for 
splendid times in real estate, and I would advise purchasers to 
avail themselves of anything offered from now on in order to 
secure large profits in the near future. 

I have been advocating, in the public press, for the last five 
months, the purchase of real estate for the reasons given 
above. The present time is certainly the opportunity for the in
vestor. 

BRTAN L. KENNELLY. 

OPPORTUNITIES IN MORTGAGES FOR 
THE SMALL INVESTOR. 

By A. N. GITTERMAN. 

EARLY in New York's history the small investor found many 
advantageous propositions which gave him an opportunity 

for a safe and conservative investment. The changes that 
have been brought about by the greatly enhanced values of 

Manhattan real estate have 
greatly decreased these op
portunities. 

Where can the N e w 
Yorker to-day flnd an op
portunity f o r ' investing 
from $5,000 to $10,000 at a 
reasonable interest rate, in 
Manhattan realty, with a 
maximum degree of safety? 
T h e usual offerings are 
equities in poorly rented 
tenements or mortgages of 
a hazardous nature. There 
should be numerous oppor
tunities for investments of 
the former kind, as the 
savings banks do not solicit 
accounts over $3,000—and 
mortgage loans in amounts 
under $10,000 are hard to 
find for the conservative 
investor. 

It is time that the New Yorker realizes the advantages that 
small loans secured by mortgages on real estate have over 
railroad and industrial securities. The trouble is that par
ticipation in small amounts are unobtainable except through 
the title and mortgage companies who issue certificates of a 
series, which cover a number of mortgages, and which can 

A. N. GITTERMAN. 

be substituted readily, at the will of the trust officer or man
agement. 

The small investor is better secured by having a $2,000 to 
$5,000 participation in a mortgage on a building of great value, 
for instance, tbat of the City Investing Company, the Singer, 
the Trinity Building or any other of less renown, but un
doubtedly safe enterprise, if the mortgage represented no more 
than 60 per cent, of the total value of the ground and the im
provement thereon. 

Participation in mortgages of this kind would be greatly ap
preciated by a multitude of small investors who have not the 
requisite time or facilities for obtaining information and pass
ing the judgment that is usually necessary in realty mort
gage transactions. On the face of each bond so issued, should 
appear the copy of the guarantee as to title, and appraised 
value at the time of the making of the raortgage. The former 
would be of great value if the title were registered under tbe 
new Land Title Registration Law and thus guaranteed by the 
State. The appraisal, if made by a central appraisal board 
would have the confidence of the investor, as this board would 
be composed of men carefully selected and well qualifled to 
pass on the value of the property. 

These bonds could be traded and pledged with greater ease 
and confidence than railroad and industrial securities, should 
the holder wish to either sell the same or use them as security 
in raising money. 

OPPORTUNITIES IN THE AUCTION 
MARKET. 

By SAMUEL GOLDSTICKER. 

THB present state of the auction market has offered the 
most propitious method that I have seen in many years 

of obtaining the safest of all possible securities, namely, Man
hattan real estate; yet the public apparently is not cognizant 
of this fact, as the frequency of sales failing to at t ract the 
investor will show. ' 

How easily for the prospective buyer to gain a knowledge of 
values by following the auction market! This information 

fortifies him with his own 
opinion. When the op
portunity presents itselfi 
he is fully prepared to act 
and, at such times, can 
figure the bargain • that 
will prove to his advan
tage. One hears fre
quently of a property sell
ing for less than its real 
value, and this takes place 
at public auction; rarely 
at private sale. 

Property of importance 
usually is amply protected 
by parties in interest, but 
the chance to gain a bar
gain lies in the smaller 
parcels. In most cases of 
this nature a slight figure 
over the indebtedness ob
tains the property, and 
often a t less tban its true 

SAMUEL GOLDSTICKER. value. The transaction 
involves a small portion 

of a buyer's time. Everything necessary to the completion of 
the business is arranged for him at the time of sale. 

Probably the dealings of the Auction Market are matters the 
public is unfamiliar with and is afraid to venture in—certain 
conditions, wherehy terms of sale, restrictions, or 2d mort
gages, are not fully understood by the buyer creates a bad im
pression in his mind and dissuades him from his purpose and, 
furthermore, if ever he becomes entangled with litigation he 
gives such dealings a wide berth; for instance, the elimination 
of any ambiguity such as the following would give the public 
proper confidence. 

There is a "skeleton-in-the-closet" in the auction market. 
It appears in the large majority of sales in the form of a 
clause in the terms of sale which reads "This property is sold 
subject to any state of facts an accurate survey may show." 

Such misguidance becomes pernicious to the interest of all 
concerned. The unsuspecting buyer is inveigled. The terms of 
saie having been read, the auctioneer states, "This property will 
be sold subject to the above statement." The bidder has not 
been furnished with "an accurate survey" nor has any been 
shown (even the terms of sale, as read, he cannot possibly 
recall accurately) so, he bids, in most cases, governed by his 
fancy of location, the neighborhood and situation of a property, 
thinking, during the excitement of spirited bidding, that he 
is getting exactly What he bids for, not knowing that possible 
discrepancies of inches, encroachments and further blemishes 
exist, which have been hidden from him by this rather legal 
sounding phraseology. 

The public who seek the auction market for favorable opportu
nities to aquire property, go there with every assurance that 
they will receive straightforward dealings. Once they have 
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suffered by misrepresentation, they ignore this public means of 
obtaining realty and, thus it is, we find the auction room 
depleted. Let an honest disclosure be made in every respect 
of any property sold, then the public will attend sales, know
ing absolutely what they are buying. 

Imperfections that develop when a buyer takes title produce 
litigation. He becomes, so ' to speak, a victim of circumstances 
by not being thoroughly aware of "any state of facts an accu
rate sui-\'ey may show." Tbe tille companies will guarantee a 
perfect title, but when a property is sold minus such guarantee, 
and the "state of facts, etc.," that have not been divulged prove 
in opposition to a perfect title, the buyer then has acquired a 
propei-ty with a "fungus" attached, which he will have to hide 
when next disposing of his purchase, or else resort to the same 
disguise and burden the next man with what was his innocent 
misfortune. This certainly is harmful business. 

OPPORTUNITIES IN REAL ESTATE 
ADVERTISING. 
By JOSEPH P. DAY. 

I N a period of rather dull trade, and a condition of semi-panic 
such as the country has recently passed through, we are all 

inclined to think that the opportunities to do business are very 
rauch lessened. This is much 
more a condition of mind 
than a fact. A careful study 
of the proposition wiil con
vince us that business can 
be made by proper adver
tising. The wealth of the 
country is not lost—it has 
oniy drifted from its regular 
courses and is stagnated 
at certain points because of 
an uncertainty as to the 
proper channel in which to 
turn it. There are a great 
many people who have 
moneys to invest in real es
tate, who in the time of 
panic or of dull trade be
come timid about nnaking 
any investment, and who 
allow their capital to re
main idle. It would be my 
contention that a great 
many properties could be 
sold to these people—if, 
through proper advertising, 

the advantages of the property to be sold could be forced upon 
the attention of the buyers. 

The optimist who will recognize the above facts and who wdll 
devote care and thought to conspicuously advertising a good 
property having intrinsic merits, will find a very quick re
sponse and a full measure of success in disposing of his hold
ings. 

In the spring of 1908, almost any real estate broker in New 
York would have said it wonld be impossible to offer large 
holdings of lots in the Bronx in the auction salesroom and find 
buyers at satisfactory prices. In spite of this general pessi
mism, however, tbe holders of the Lohbauer Park, Hunt 's Point 
Realty Company's tract, the Joel Wolfe Estate and Trask 
Estate, Long Island City, placed their properties on the raarket 
by means of a campaign of persistent, brain-impressionistic 
advertising. They attracted buyers to such an extent that their 
entire holdings were disposed of, and at prices which netted the 
promoter a good profit. The same feeling of doubt as to the 
possibility of conducting sales of seashore properties was ex
pressed, and yet through the same medium of efficient aggres
sive advertising, more lots were sold at Belle Harbor, Edgemere 
and Far Rockaway than had been sold in the previous season, 
and better prices were obtained. 

•The opportunities for the successful disposal of real estate 
through the medium of forceful advertising are as great, and 
are as many and as bright to-day as at any time in the history 
of Greater New York's real estate market. 

OPPORTUNITIES FOR OWNERS TO INVEST IN 
MORTGAGES. 

(Continued from Page 1169.) 
obtained to cover both the first and second liens. It would, 
therefore, seem that this is a desirable time for investors in 
second mortgages to obtain conservative investments with a 
reasonably large return. Fifteen and twenty per cent, bonuses 
paid during the panic a year ago were not legitimate, and if 
a man can obtain eight or nine per cent, per annum on his 
money he has received all the return that he can conservatively 
expect from a safe second mortgage. 

Therefore, the present seems a splendid opportunity for the 
second mortgage investor, but he, like the lender on a first 

mortgage, must reduce his interest rate. A word of caution to 
investors on second mortgages might -not be out of place. Do 
not lend on a class Of property which, if you are obliged to 
own through foreclosure, you cannot handle. Do not lend un
less you can protect yourself in the event of trouble, and, 
lastly, see that the prior mortgage lien will not become due 
until after the due date of your loan. 

A third class of investment which has been deservedly neg
lected for the past year, but which now is increasing in volume 
and desirability, is that of building loans. To those who un
derstand it, it is a most desirable form of investment, yielding 
from seven to eight per cent, per annum, with conservative 
security at ail times, provided you eliminate the risk that the 
man you are lending money to will not finish the building. 
This is the danger of making a building loan. IE the building 
is finished a conservative building loan is the best possible 
security, having a larger equity to protect it than the ordinary 
permanent loan, and being for a short term only, and thus a 
more liquid and negotiable security. 

INCREASED BUILDING OPERATIONS CERTAIN. 
The stopping of buiiding due to the panicky conditions of the 

money market and business in general last year, has given an 
opportunity to owners of new apartment houses and loft build
ings to rent and dispose of them without the competition of 
more new buildings, and there is bound to .be a large amount of 
buiiding done all over the city, increasing in volume next year. 
There will be a demand for building loans, and the opportunity 
for this class of investment will be excellent, because the irre
sponsible builders, who have made building loans such a risky 
form of investment, have been almost absolutely eliminated 
this past year. Credit is hard to obtain in comparison with 
former years, and only men who have actual means can suc
cessfully complete an operation, and the very best class of 
builders, both flnancialiy and mechanically equipped, are now 
planning new enterprises for the coming year. 

It would seem, therefore, a most opportune time for the in
vestor in this class of mortgage. 

Considering the other side of this subject—what is the oppor
tunity for the borrower? The latter has had the worst of it 
the' past two years; it has been a "lenders' market," It looks 
at the present time as if the boot was shifting to the other leg, 
and that 1909 will be the borrowers' opportunity, his first in 
three years, to obtain liberal loans at low rates. 

To the real estate community this means a very great deal. 
Easy money is the life-blood of an active real estate raarket; 
it spells prosperity, new enterprise, a strengthening and settling 
of values in recently boomed sections, and a ready market and 
higher prices in the older sections of the city. 

To sum up, the opportunity for the borrower on flrst or 
aecond mortgage or temporary loans seems excellent; so 
marked in comparison to a year ago, that one is apt to enthu
siastically exclaim, "Por the borrower there has never been a 
better opportunity." 

"I 

UP-STATE BANKS SENT CAPITAL TO 
NEW YORK. 

FIND that although bonds and stocks have fluctuated enor
mously," said W. Smith Jennings, who is associated with 

Robert Livingston Stedman, and whose fifteen years of experi
ence in New York real estate operations qualify him to speak 
with authority on values and the bonded mortgage business, 
"tiie bonds and mortgages in Manhattan and New Tork City 
realty have remained standard. There have been rare cases 
where the plaintiff, in foreclosure proceedings, has been suc
cessful in obtaining the property. Lenders have loaned as high 
as 75 per cent, on appraisement given by such firms as Douglas 
Robinson & Co., Horace Ely & Co., Chas. S. Brown and others 
equally as prominent. The investments have been standard, 
and I can recall no cases where the investors have been com
pelled to take the properties on whicii they had loaned. In 
fact, there have been instances where the borrowers have been 
able to increase the amount of the mortgage in some localities. 

"These facts are made more striking by tbe advent of capital 
from up-State banks, such as the Albany Savings Bank, the 
Onondaga City Savings Bank, the Albany Savings Bank, 
the Poughkeepsie Savings Bank, the Rondout Savings Bank, 
the Middletown Savings Bank and others. They have loaned 
as high as $10,000,000 directly through brokers, in addition to 
having purchased guarantee mortgages from title companies. 

"At the present time there is a very largfe amount of money 
to loan in New York City at rates varying from 4% per cent, 
lo 5% per cent. Some small amounts can be secured as low 
as 4 per cent. There is more activity in building loans, and 
I have every reason to believe that we will see one of the 
greatest and most substantial advances in real estate ever 
known in the history of this cily. This applies to all sections." 

Mr. Jennings' remarks are illustrative of the stability of local 
realty, bringing out very strongly some of the circumstances 
attending transactions during and after the recent panic, Mr. 
Jennings, who is in very close touch with both operators and 
builders, has his offlce with Mr. Stedman at 10 Wall st. 
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REAL E S T A T E 

OPPORTUNITIES IN LEASEHOLDS TO BE 
FOUND IN MANHATTAN ISLAND. 

BY JOHN L, PARISH. 

F OREIGNERS have often wondered why we do not make a 
great deal more of land leases in our real estate operations. 

They are surprised by the extent of our transfers of the freehold 
estate in comparison with such operations in Europe. Aware, 

of course, of our different 
tenures, and that we have 
no system of entailment of 
estates in land, they nev
ertheless cannot quite un
derstand why one wlio has 
once acquired a freehold 
property in land, particu
larly in our rapidly grow
ing ciiies, is always so 
ready and willing to part 
wilh it, as the volume of 
such transactions seems 
to indicate. 

The explanation is, of 
course, that, being a new 
country, with freehold ten
ures in quantity equal to 
every demand, there was 
no inducement to take the 
inferior title. If the spirit 

of our institutions had not frujn the beginning been averse to 
the concentration of land in large holdings and favorable to ils 
distribution among many holders, and if the laws had not gen
erally forbidden corporations from acquiring more land than 
they needed for the carrying on of their business, and required 
them to sell the surplus after certain specifled periods of hold
ing, it may be that our real estate trading would have taken a 
different trend, and leasing would have been more the vogue. 

Individuals and estates have grown upon "unearned in
crement" and the investment of surplus income derived almost 
entirely from rents. Instead of selling, • they rent. And that 
process has continued until, in many instances, the monthly 
rental income exceeds the original cost of the property. These 
are founders of such leasehold estates as exist in New Tork, 
Astor leaseholds, Hoffman leaseholds, Goelet leaseholds, Stuyve
sant leaseholds. Trinity leaseholds, Columbia College leaseholds. 
Sailors' Snug Harbor leaseholds, there are some of the more 
prominent of such leasehold estates as exist in New York. 

JOHN L. PARISH. 

And yet, except in the cases of the corporations for benevolent, 
religious and educational purposes, these leasehold estates are 
unlike tiiose of Europe, in that they may be terminated upon 
expiration of any lease by any individual owner. If he chooses 
to sell the freehold estate he can do so at any time. Whereas, 
in England and in most of the continental slates, the "owner 
cannot alienate the fee, but must pass that on to the heir in 
next succession under their systems of entailment of estaltes 
in land." The corporations above mentioned and others of their 
class, who own real property in New Tork, have generally re
ceived it by testament under conditions requiring them to hold 
it for the use of the corporation forever. In some other cases 
the property having been acquired by purchase may be sold at 
will. 

There is great advantage to the owner, of course, in thus 
leasing his property, for he realizes not only the rental income 
from its use, but the increase in capital value from "unearned 
increment" as well. There is some advanlage also to the tenant 
under a long term lease. Where the individual is satisfied with 
an i'ncome for his own life from his real estate operations and 
wishes to make that as large as possible, it sometimes happens 
that he can best achieve his purpose by putting all of his invest
ment into the building. For such a case he acquires the land on 
a long-term lease from the owner of the fee, paying a net rental 
therefor, which usually amounts to from 4 to 5 per cent, net 
of the value of the land when the lease is made. He at once 
improves the iand by erecting a new building or altering and 
adapting an old one, and subletting it" to one or more tenants. 
The terms of the lease usually provide for the taking over of 
the new building by the lessor, at an agreed price, upon ter
mination of the lease, or the extension of the lease for another 
term. 

Within the last five years the practice of farming land in New 
York City in this way has grown somewhat, so that several 
prominent locations in the central section of the city, on Fifth 
and Sixth avenues, 42d and other crosstown thoroughfares, par
ticularly, have been taken on and improved under leases of from 
21 to 99 years. But it is 'hardly likely that the practice will 
grow into a very general custom, because there is still so much 
freehold property available that only rarely can the leasehold 
proposition afford sufflcient inducement to successfully compete 
with it. Such experience as the city has had in leaseholds shows 
that the advantage is almost without exception in the owner 
of the fee, and that the accumulation of investment realty in 
New York is probably at once the safest and the most profitable 
means for the improvement of one's fortune in the entire field 
of investments. 
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PROMINENT REALTY BROKERS SHOW WHERE MANY 

OPPORTUNITIES FOR MONEY MAKING 

CAN BE FOUND. 

N o one will deny that raany opportu
nities exist a t the present time for 

making money in Manhattan real estate, 
and those who have the capital, but fail 
to embrace them, can be placed in two 
classes: (1) Those who fail to recognize 
an obvious opportunity, and (2) those 
who are lacking in nerve. 

The flrst class is composed, to a large 
extent, of pessimists, who have been dis
appointed so often in the past by reason 
of not taking good advice given them 
by people competent of judging condi
tions as they exist, that they feel it is 
time for the pendulum to swing the other 
way; prices raust go lower, and they 
quote the stupid old saying, "Every
thing that goes up must corae dow^n 
again." 

In the second class are those who are 
afraid to invest, for fear of meeting dis
aster. They really appreciate that there 
are "good things" to be picked up and 
that money can be made, but lack that 
"go-ahead," absolutely essential to a suc
cessful man in every walk of life. They 
will frankly admit their knowledge of the 
real estate business is superflcial, and 
grant that a. given broker is amply 
qualifled to make the investment, but yet 
hesitate, until the chance is quickly 
snapped up by another, and another op
portunity is missed. 

Three examples of the enormous rise 
in Manhattan realty values during the 
past sixty years are shown in the ac
companying cut prepared by the Com
mittee on Congestion of Population. 
These properties are all favorably situ
ated, and have been improved with 
modern skyscrapers. The figures given, 
however, show only the assessed land 
valuation. In all probability had not a 
large amount of money been spent in the 
erection of these costly structures, the 
assessed valuation would not have in
creased so rapidly. Enormous proflts, 
however, would have resulted had no im
provements been made. 

The assessed valuation of these three 
parcels sixty years ago was $273,000, or 
an average of $91,000 each; in 1907,. 
$7,920,000, or an average of $2,620,000 
each. These flgures show an increase in 
valuation of $7,647,000, or an average 
of $42,473 each year through this long 
term. It must be borne in mind that 
these holdings are scattered, one being 
at the lower end of Broadway, the next 
one being in the heart of the new sky
scraper section, and the third on Madi
son Square, virtually a new fleld for the 
large modern offlce structure. 

In a series of articles that follow in 
order, many present-day opportunities 
are shown. Leading specialists in vari
ous sections of the city have clearly put 
before the rea! estate world where, in 
their opinion, money can surely be made. 
The consensus of opinion is that NOW 
is the time to buy, and that there will 
not, in all probability, be another like 
chance for the next ten years to corae. 
A clearer idea of locations can be ob
tained by the use of the map on the pre
ceding page. A similar series of articles, 
showing opportunities that exist in 
Brooklyn, Queens and Long Island will 
be found in the Brooklyn edition of the 
Record and Guide of even date. 
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LoftSy Store and Basement 

To Let 

r H 

'>- - ' c ^ 
New Mercantile Building, New York Cily 

NewTwelve Story 
Mercantile Bldg. 

(On Plot 40 X 100) 

Adjoins Herald Square 
Nos. 149-151 West 
Thirty-sixth St ree t 

Between Broadway and 7th Ave. 
and but three blocks from the 

NEW 
PENNSYLVANIA 

TERMINAL 
and two blocks from the point where 

Thirty-fourth Street crosses 
Broadway and Sixth Avenue 

T h e building is thoroughly fireproof; 
is heated by steam and wired through
out for electric hght and power. 

Floors are specially constructed to sus
tain heavy weight. 

Two Electric Elevators 

Light and ventilation are exceptional, 
as buildings on either side are only 
three stories in height. 

Ready for occupancy Feb. 1st. 

S E N D FOR B O O K L E T 

ROBERT S. FINNEY, Owner 
Terminal Building, Park Ave. and 41st St. 

Phone 886-38th St. (OR YOUR OWN BROKER) 
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OPPORTUNITIES EXISTING IN LOWER 
MANHATTAN.~No, r 

By ROBERT E. SIMON. 

I T is quite natural that those who have seen the values of 
property below Chambers st double and triple should feel 

that the limit has been reached, but that erroneous impression 
existed with each successive increase in value. It is not many 

years ago that the Eecord 
a n d Guide published an 
article, accompanied by a 
picture, showing the num
ber of "to-let" signs on 
Broadway, between Wall 
and Fulton sts, questioning 
what would flnally become 
of these old buildings. Since 
then, the new, successful, 
m o d e r n office buildings 
partly answered the ques
tion; the Stock Exchange 
building its new horae, the 
National City Bank secur
ing the old Custora House 
and remodeling it for its 
permanent home, and the 
raany other buildings erect
ed by the Clearing House, 
Chamber of Commerce, etc., 
anchor the financial centre 
in lower Manhattan. 

Business is now being done 
on such a large scale that it is rapidly growing beyond the 
resources of the individual or firm; and stock companies are 
taking their places. Every large corporation and nearly all 
smaller ones of the country, as well as many foreign ones, have 
their flnancial office or representative here in New York, and 
they all, naturally, locate in the financial centre; the result 
being a continued spreading of its boundaries. 

At one time it was thought impossible to get banks, trust 
companies, brokers and other financial offices to go to the west 
side of Broadway or into the upper portion of any of our 
large office buildings, as they would be out of the way or would 
lose their identity. Now it is argued by some that we have 
too many office buildings, and that east of William st and west 
of Broadway the streets have a doubtful future. 

As this country grows in population, in commericai and 
flnancial importance, the flnancial centre of the city will spread. 

ROBERT E. SIMON. 

LOWER BROADWAY, LOOKING NORTH. 

Combinations will be effected which will require offlce space 
quite beyond our present calculations. With the advent of 
such large enterprises tbere will spring up hundreds and thou
sands of necessities for smaller offices for those doing business 
with them, and the day will come when every lot south of 
Chambers St will he improved with modern office buildings. 

(Continued on Page 1183.) 

JOHN H. HALLOCK. 

OPPORTUNITIES TO BE FOUND IN THE 
OLD EAST SIDE.—No. 2* 

By JOHN H. HALLOCK. 

W ELL, election is over! Taft is the President elect, his 
policies have been set forth and honest men and cor

porations need not fear his administration. Men are being 
re-employed by thousands, and foundry furnaces that have 

long since grown cold and rusty are 
now belching forth once more: silk 
mills and factories that have been 
idle many months are now a scene 
of activity. Everything seems to 
be pulling itself out of a despondent 
state and is now bristling with new 
ideas and intentions. 

The old East Side is still there, 
although the city and State authori
ties have used blocks for park sites, 
approaches for bridges, school sites, 
police stations, etc. There is no 
other section in the city where the 
operators and builders have been so 
fortunate and where so many men 
have made fortunes in dealing in 
both improved and unimproved real 
estate. 

There are many flrms in New 
York to-day that have practically 

conflned operations to the East Side and are still most suc
cessful in their respective lines, while others have made for
tunes on the East Side only to lose them in opfirating in lati
tudes where values were much inflated, and the slump overtook 
them and dragged them down. 

The East Side has felt the depression as much as any other 
section, owing especially to the lack of emigration. During 
the last year there has been practically no influx and the 
exodus has not passed the Bast Side by, but the tide started 
to turn about October 1, 190S, and more places h!ave been 
rented and more inquiries made for investments than in the 
whole of tlie previous six months. 

Now is the time for the purchaser or the operator or the 
lessee. There is considerable unimproved property left for 
the erection of the modern tenement and a great number of 
sites that can be utilized for the erection of stable, factory or 
sweat shop, any one of which will pay excellent interest on 
the investraent. The people that are sought to invest their 
money are not those alone who are active and are familiar 
with the location and have the values on their finger tips and 
know of every transfer that has been made and the amount of 
cash advanced, and who can give you to the dollar the amount 
of the flrst, second and third mortgages, the rate of interest 
of each and their expiration, but the investor who does not 
know where the East Side is located, or how to reach it, who 
has heard of it for many years and has neVer taken the 
trouble to flnd out anything about it, 

IMPROVEMENTS GENERAL. 
That is the person whose eyes open until they bulge when 

they flnd magnificent apartment houses with steam heat, hot 
water supply, elevator service and all the modern improve
ments. Surely one could not expect to flnd all of the property 
east of the Bowery improved in that manner, but will be 
equally enlightened to flnd the majority of streets all a s 
phalted or laid in wooden block, with houses lining the streets 
and both sides from the old-fashioned 3-sty and basement 
private house, with Philadelphia brick front, plate glass, sash 
windows and formerly trimmed throughout with mahogany 
and rosewood, whose halls and parlors have had entertain
ments in them given by the oldest families in New York, but 
this, mind you, was in the almost forgotten times, and it is 
but a picture one can mentally frame. 

Now these same houses are turned into tenements and bring
ing a fair income on the investment. Then again you find 
many traces of the flrst and original old-style tenement, both 
front and rear, where the only improveraent was water in 
the hall, and that not, on each floor, but, of course, these have 
been raodernized and all improvements installed, including 
toilets, wash tubs, and ranges, boilers, etc. 

Then you can find the next step in tenement architecture 
known as the dumb-bell tenement, consisting of six or seven 
stories in height, with four families on a floor, consisting of 
four apartments of three or four rooms each. This class of 
building was put up in rows, and would still be in course of 
erection had not the Tenement House Act put an end to it. 

Then you find the most modern improvement in tenement 
architecture, consisting of a 6-sty building covering the allotted 
space of ground, and each room built with the requisite number 
of cubic feet of air, partiaUy fireproofed, including the halls and 
stairs, with all the necessary conveniences according to that 
class of building and the neighborhood in which it is located. 

Then again you find some of the old •=l̂ sty buildings tha t 
were formerly private houses, afterwards utilized as tenements 
and finally as sweat shops, as they could not conform to the 
Teneraent House Act. Then there is the store and loft building 

*See Map. Page 1174. 
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used for light business purposes, and last of all is the full-
fiedged sweat shop, which raay be any where from two to ten 
stories in height, where the buzz of machines is not quiet 
night or day. 

All these go to make up the great East Side which is prob
ably known the world over, and where there has been more 
activity in the last twenty years in real estate than any other 
place in the country. 
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OPPORTUNITIES IN THE LOWER WEST 
SIDE.—No. 3" 

By JAMES H. CRUIKSHANK, 

THAT section of the lower part of the city, lying between 
Prankiin and 14th sts, and west of Hudson st, has for many 

years lain dormant, but is now beginning to end Its long slum
ber, and awaken to new life. Tor the past decade very few 

buildings w e r e erected; 
these were built either for 
occupancy by the owners 
or were leased before start
ing operations. The nat
ural result is that the de
mand for space is rapidly 
overtaking the supply. Had 
it not been for the business 
depression, there would not 
be a foot of space to rent 
south of Canal st and west 
of Hudson st, which terri
tory has been for years the 
chosen horae of the whole
sale grocery, tea and coffee, 
wholesale liquor and kind
red trades. 

Values south of Duane st 
have advanced so heavily in 
the past few years that the 
increase in rentals neces-

JAMES H. CRUIKSHANK. sitated by the increase In 
values, is forcing numerous 

firms into the section further north, where values are still low, 
and better buildings are obtainable at rentals far lower than 
must be obtained further south. Hence, new lines of business 
are beginning to invade the territory hitherto devoted to the 
purveyors of the dinner table. 

Within the next year or so, paint houses, from Maiden lane 
and Pulton st, paper firms frora the City Hall section, litho
graphers and electrical appliance houses from the same quar
ter; chemical flrms from the Pearl st district, and many and 
varied others from below Duane st, will flnd new business homes 
in the wholesale grocery district and on, up to 14th st. With 
the return of normal business conditions, many of the flrms 
in the wholesale grocery district which were starting to seek 
new and larger quarters prior to the summer of 1907, will again 
face the same overcrowded conditions .and lack of space for 
their increasing business. Their needs must be met by new 
construction. 

TREND NORTHWARD. 
One of the flrst wholesale grocery firms to. pioneer in the 

"Further North" movement is E. D. Depew & Co., of Franklin 
st, who have purchased and are now improving for their own 
occupancy a plot of 6,000 square feet at the northeast corner of 
Greenwich and Canal sts. At the present writing it seems ex
tremely probable that a large tea and coffee house will jump 
a mile northward, and land adjoining the Depew Building on 
the plot, 88x90, at Nos. 483 to 489 Greenwich st. There is a 
growing tendency among business firms to whom this locality 
and its proximity to the North River piers is a necessity, as 
well as a virtue, to purchase and occupy their own buildings. 

Judging by the purchases made within a year by a number of 
firms now in this vicinity, they are beginning to realize that 
the unchanged values and rentals o,f the past 20 years cannot 
longer obtain, but must undergo a decided change; and they 
likewise seem to have awakened to the fact that their location 
is but 10 to 15 minutes distant frora the flnancial district. 

The building movement which will occur between Franklin 
and 14th sts to meet the near-future-urgent-demand for space, 
will skip the blocks between King and Christopher sts, where 
the property is largely held by the Trinity Corporation, the 
heirs of the John Jacob Astor and a few estates, who will 
neither sell nor improve. That stretch of territory is now oc
cupied by a motley, unsightly collection of stables and old 
dwellings, with a few storage warehouses sandwiched in here 
and there. 

From Christopher to 14th sts the old dwellings which have 
degenerated into tenements will give place to mercantile build
ings, devoted to numerous lines of business. Beadleston & 
Woerz, brewers, and the Western Electric Co. bave large hold
ings in this section. The aspect of West st has changed but 
little since the Record and Guide depicted it some 20 years ago. 
The unusual advantages set forth at that time are infinitely 
more appealing today, yet It remains rauch as of yore, the same 

disreputable looking, thirsty "two and sixpence." The nuraber 
of "Life Saving Stations" on West st do not decrease. The ad
vent of the coining building movement will affect the river 
street, and should the freight subway become an accomplished 
fact, then West st will come into its own, and values will soar 
skyward. The future of Hudson st, a wide, level, direct north 
and south highway, connecting with Sth and 9th avs, is big 
with promise. 

As to values, roughly speaking, inside lots from Canal st south 
to Franklin st. are worth $10 to $15 per square foot; Canal st 
to Christopher st, $8 to $10 per square foot; Christopher st to 
14th st, %7 to $9 per square foot. Corners, 30% to 50% higher. 
Rentals run from thirty cents to forty-flve cents per square 
foot (outside measurements), tenants paying all running ex
penses, repairs and water taxes. The type of mercantile build
ing required is of the plainest construction, with the minimum 
of interior fixtures and flnish. The only items a builder has to 
flgure on in selling are interest on morlgage, city taxes and 
insurance. The previously mentioned tenden'cy of business 
firms to buy and occupy their own buildings, is also a decid
edly advantageous factor to a speculative builder. As busi
ness increases after election, the section between Franklin and 
l i t h sts will be the scene of a welcome and greatly needed 
building movement. 

LOUIS SCHRAG. 

OPPORTUNITIES IN CHELSEA SECTION. 
No.—4* 

By LOUIS SCHRAG. 

S PLENDID real estate opportunities, perhaps the best on 
Manhattan Island, to the far-seeing expert are now before 

the investor, speculator and builder in that part of Manhattan 
Borough known as Chelsea District, located on the west side 

Of our city, between l i t h and 34th 
, sts, Gth av to the North River. 

Not only loft buildings are dis
placing private residences on and in 
the rear of artery streets, but im
provements affecting all New York 
City are now in progress (and near
ing completion) in this very district, 
and will tend to increase real estate 
values; among these are the Penn
sylvania Railroad tunnel and s ta
tion, at 33d st, from Tth to Sth avs; 
the Hudson or McAdoo tunnel, prac
tically compleled; the proposed Tth 
and Sth avs subways to the Penn
sylvania depot, and the great Chelsea 
piers on the river front, between 
l i t h and 23d sts; these will hring 
hundreds of thousands of people into 
that section each day, together with 
an enormous amount of business. 

The building of eight big Chelsea piers and freight sheds 
at the cost to the city of about $10,000,000 will accommodate 
the largest ocean steamships afioat; the piers being in size 
from SOO to S25 feet long, built of steel and stone, and the 
finest of their kind in the world. They will all be completed in 
about one year. The Cunard line is to have two of the piers. 
The Lusitania was the first steamer to dock at one of the new 
piei-s on Friday, November 20 last; other companies who have 
leased piers are the American Line, the White Star Line, the 
French Line, the entire fleet of the International Mercantile 
Marine, including the Red Star and the Atlantic Transport. 

BUSINESS ENCROACHING. 
Real estate in the Chelsea District is gilt edge, staple and 

bound to improve in value; building will become increasingly 
active, as private houses and tenements must make room and 
are making room for business property. A great many buyers 
of real estate who purchased realty along the line of the 
new proposed subways have been disappointed during the past 
few years because their real estate Investments have not in
creased in value, and in some cases have decreased. That is 
true, for the reason that people expected the work to commence 
on the new subway lines as laid out hy the old Rapid Transit 
Board and the present Public Service Commissioners; these 
improvements have not been started, and it may be a long time 
before they do star t the work; but commenced, they must be, 
and no doubt will be. carried out according to the plans laid out 
by the Public Service Coraraissioners, 

In tbis section are some of New Tork's largest retail stores; 
also the ^vholesale cloth and dry goods business is moving up 
into this zone, and already is well represented by new busi
ness and loft buildings. Other mercantile interests are also 
moving uptown and will naturally locate where they will have 
the most convenient shipping facilities, and where out-of-town 
buyers can most easily reach them. The best proof is that 
they are already doing so. As a further fact it raay be stated 
there fs no other section in the whole city covering the 
sarae araount of ground where real estate has held its own 
since the panic of last year as has the Chelsea district. 

With the return of confidence, capital will be invested in real 
estate, where one can realize the greatest profits and safest in-
Testmenta—that being In the Chelsea section. 

•See Map, Page 1174. 
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J. EDGAR LEAYCRAFT Si CO 
17 WEST 4 2 d STREET 

Real Estate 
AGENTS 

BROKERS 
APPRAISERS 

Special attention ^iven to the Management of Estates, 
Rental and Sale of Property, Collection of Rents, 
Ground Rents, Interest, etc. Insurance effected. 

2 4 0 0 
TELEPHONE CALL 2 4 0 1 BRYANT 

2 4 0 2 
CABLE ADDRESS 

"VOLATERIA," NEW YORK 

YOUR Water Meter Is 
Registering Leaks and 

You Are Paying for Them 

WHY? 
Because no one pays 
a n y a t t e n t i o n 
to either the meter 
or the water supply 
in your buildings. 

You pay a bill for water tax. You don't know 
if this bill is correct, you have NO WAY of 
ascertaining. 

If you are overcharged 
If the meter "runs fast" 

If there are leaks and other waste 

The Astors use our service. 
Can you afford to do otherwise ? 

Water Supervision Company 
Tcl., 2017 Cort. 3 Park Row, New York 
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G. TUOTI. 

OPPORTUNITIES IN THE ITALIAN 
QUARTER.-No. 5* 

By G. TUOTI. 

THE grand opportunity for investors and speculators lo pur
chase real estate at the present time eminates frora a 

combination of circumstances traced to the merchants and busi
ness men of every description throughout this large city, who 

had been accumulating money dur
ing years of prosperity, and with 
keen perception selected real estate 
as the surest, safest and best invest
raent. 

The famous Bronx hoora gave thera 
their first opportunity, followed close
ly by the boora on Washington 
Heights; the demand for apartments 
became greater than the production, 
and tile new tenement house and 
building laws restricted the construc
tion of the older class of house, 
making a demand for the cold water 
tenement, of which tliere was a 
scarcity. All of these points were 
encouraging to the speculator and 
builder, and tlie investor found no 
trouble in buying and selling again 
at a profit. Buildings were sold on 

the plans, money was plentiful, mortgage loans were easy, 
banks and institutions had plenty of money and were ready 
and willing to flnance any and all operations, but failed to 
flgure that material, labor and price of building lots were 
gradually increasing, thereby reducing proflts. 

The majority of inexperienced investors never thought the 
production was going above the limit, but when they did stop to 
think, found that things had been overdone. The small de
positors had been gradually drawing their money from the 
banks and were using it to purcliase suburban lots and build
ing small houses. On top of all, came the disastrous flre of 
San Francisco, which caused the insurance companies to call 
in their mortgages and to withdraw their cash from the banks 
to such an extent that these institutions were forced to 
show their situation, and not only stopped loaning, but in 
many instances were forced to call in their loans, securities 
and mortgages, causing the depositors to think that their posi
tion was not safe; that mortgages were not good security, and 
that actual cash in hand was the only sure investment, and 
a dollar was practically worth more than its intrinsic value. 

PRICES REASONABLE. 
Naturally real estate has felt the results of this, and in many 

sections of New Tork property can be purchased at far less 
than cost of production. The price of the land and buildings 
will be always considerably higher than what the property can 
be bought at just now. The uptown locality of the Italian sec
tion and especially where the most building took place, was 
the one that suffered most, the cause of It being the scarcity 
of work and the scare of the Presidential year. The majority 
of Italian laborers who had saved money during the years of 
prosperity, fearful of losing their earnings, decided to go back 
once more to their native land, where with less expense they 
could await more favorable times. 

Consequently the new buildings, instead of getting settled 
with new tenants, were gradually losing what they had; rents 
were loivered, and the income of the new tenements reduced 
to such a discouraging point that it was not even sufficient 
to meet expenses. Now that the vision has disappeared and 
the panic is finaily settled, and everything can be seen by day
light, the great opportunity remains for those who have been 
watching with sharp eyes their chance. Tbe opportunity in 
Italian property will be greatest where it was affected the 
most, especially in Little Italy, Morris av, around 140th st. 
ISOth st to Pelham av, east of 3d av to the Park. The Italian 
sections downtown are still among the most thickly populated 
in the city, and consequently have not suffered to the same 
extent. Property is in strong hands, and there are few instances 
where purchases can be made at prices below those formerly 
quoted. 

The best part of tbis is the so-called Five Points and Mul
berry Bend, being near the city's new improvement d i s t r i c t -
Centre st and City Hall Park—which will be taken eventually 
by the city. A great part of this property wil! be benefited by 
the approaches of the different bridges, such as the Manhattan, 
Queensboro' and Brooklyn. The lots in this location can still 
be had from $25,000 to $30,000, and In fact all of the lower 
section of the Manhattan Italian property, in ray estiraatlon, 
can be bought at prices below its actual value. 

The immense amount of money that will be spent by the 
several railroad' companies, and with the improvements that 
are bound to be started by the city and private corporations 
for the several tunnels and bridges, etc., wil! have the effect 
of bringing all the mechanics, especially Italian laborers, 
back to this city. The vacancies in the tenement property 
wi.ll_be filled to such an extent that the rentals will again rise 
In proportion to the values, and will for many years to come 
remain the best paying and easiest managed property. 

OPPORTUNITIES IN THE NEW TERMINAL 
ZONE.—No. G' 

By BDWARD P. CLARK. " 

THE physical advent of the Pennsylvania Railroad into the 
Borough of Manhattan, accompanied fay the builcling of 

its magniflcent station at Tth av, and extending, together with 
the post office property, to 9th av, has created a new district 
in Manhattan real estate, which is commonly known as the 
"Terminal District." Second jmly in its importance to this 
section of the entrance to the Pennsylvania Railroad into Man
haitan, was the opening and constructing of the McAdoo sys
tem of tunnels, leading from Broadway, 6th av and 32d and 
33d sts, down Oth av and tapping all of the railroad systems on 
the west shore of the Hudson. The result of these large im
provements is that the logical centre of the Borough of Man
hattan will soon become the actual centre and the most con
veniently reached section from all points. 

The opportunities presented for investment in real estate in 
the Terminal Section, which extends as far east as Sth av, and 

HUDSON TERMINAL SITE IN 1907. 

as far south as 23d st, are perhaps greater than in any other 
section of Manhattan, i t has already been identifled as a 
shopping district by the erection of the permanent homes of 
such retail concerns as R. H. Macy, Saks & Co., Rogers, Peet 
& Co., Browning, King & Co., and numerous others, not to 
mention the great shopping district on Oth av, just below 23d st. 

The development of Ihe district into a great loft building 
section is well under way, as witness the operations on Oth 
av and the side streets in this vicinity. I ts importance as a 
hotel district, both at the present time and to a far greater 
extent when the Pennsylvania system and the McAdoo systera 
are in operation, is apparent, and the need for office accommo
dations in this neighborhood, following upon the opening of 
the transportation systems referred to, has already been felt. 

A distinct advantage offered by the Terminal Section as an 
opportunity for real estate investraent in addition to its other 
advantages, lies in the fact that the improvement of the section 

HUDSON TERMINAL SITE TO-DAY. 

with permanent buildings has been only partially commenced. 
The buildings, as a rule, are of such character as to require 
replacement, making the prices to the purchasers purely land 
values, leaving the land available for immediate improveraent. 

Moreover, unlike the situation which has presented itself in 
other localities, the improveraent in this vicinity has not heen 
discounted in the rise of values. While values have risen, over 
the prices of two or three years previous, the activity in this 
section has not yet become pronounced. This has been due 
to several causes, one of which has been the general feeling of 
uncertainty as to the time which would be required to complete 
the tremendous projects planned, owing both to the difQ-
cuity of the undertakings and to the unfavorable situation 
which railroads bave had to encounter for the past two years 
in obtaining the money to flnance their requirements. This 
uncertainty has been completely dissipated by the splendid 

•See Map, Page 1174, 
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290 Fifth Avenue 
West Side 

Bet SOth and Slst Sts. 

Every Modern 
Improvement 

and 
Convenience 

UNUSUAL LIGHT 
from large windows 

and 
unobstructed rear 

S I Z E 

Store and Basement 
25 X 125 feet 

Upper Floors 
25 X 100 feet 

Now Completed 
Ready for Occupancy 

WILL LEASE 
Entire or Separate 
Store and Floors 

19-21 W. 24th St. 
12 Story Building 
Store and Lofts 

Wifl be Ready for 
Occupancy Dec. 1 , 1909 

S I Z B 

Store - 50'6 x 94 feet 
Upper Floors 

50'6 X 86 feet 

ELEVATORS 
Two Passenger 

One Freight 
WITH SEPARATE ENTRANCES 

Fireproof Construction 
and complete installation of 
devices for reduction of in
surance rate, including a 
sprinkler system. 

Will lease entire and 
alterplansto suit tenant 

Webster B. Mabie & Co. 
1178 BROADWAY 

Telephone 5783 Madison Corne r 28th Street 

American 
Real Estate 
Company 

F O U N D E D 1 8 8 8 

O F F E R S AND ISSUES 

6^ Coupon Bonds 
FOR INCOME EARNING-PtlKCHASABLE AT PAR 
IN Mtri.TIPI,ES OF $100 

6% Accumulative Bonds 
FOR INCOME SAVING-PURCHASABLE ON IN
STALLMENTS BURING t o , 15 or 20 YEARS. 

These Bonds are based on the ownership of selected New 
York Eeal Estate, including extensive properties in the Boroughs 
of Manbattan, Brons and the City of Yonkers. Tbo American Eeal 
Estate Corapany is the owuer and builder of the "A-EE-CO" Apart
ment Houses and Two-Family Houses, with construction and 
rental offlces at the corner of Westehester Aveaue and Southern 
Boulevard. It lias also developed and offers for sale attractive 
building plots for residential purposes at Park Hiil-on-the-Eudson, 
" The Suburb Beautiful." 

A S S E T S . - • . . . -

C A P I T A L A N D S U K P D I J S 

» 1 0 , 5 5 8 , 5 0 0 . 4 1 
1 ,040 ,969 .24 

Send for Descriptive Literature 

AMERICAN REAL ESTATE CO, 
NIGHT AND DAY BANK BUILDING 

5 t l i A V E . a n d 4 4 t h S T R E E T N E W Y O R K 

JOHN H. BERRY 
REAL ESTATE 
INVESTMENTS 

BANK or COMMERCE BUILDING 

31 NASSAU ST., COR. CEDAR ST. 

Rooms SOS-809. Tel. 4486-4487 Cortlandt 

^Exchanging of high class realty 
a specialty. Apartment Houses 
and Business Buildings offered 
in exchange for Lots or Old 
Buildings, not paying a satis
factory income. Free and clear 
out-of-town Real Estate also con
sidered. Investors and Estates 
can secure modern, well rented 
Buildings, located where values 
are increasing, and dispose of 
unproductive property to good 
advantage. Call or write for 
particulars of our proposition. 
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progress which has been made in the construction of the Penn
sylvania terminal and the announcement by the ofhcers of that 
railroad that it would be open for travel in May, 1910, and by 
the actual operation of the McAdoo system of railroads, which 
has at the present time reached 23d st, with its ultimate out
let a t 32d st, only a matter of months. 

The physical condition of this district during the past two 
years has been such as to deter all but the most farseeing in
vestors from immediate purchases. The removal of two square 
blocks of buildings, the tearing up of the streets, the noise 
a.nd confusion attendant upon the great building operations, 
have served to drive away considerable population and to keep 
away such of the transient visitors as were not aboslutely com
pelled to go there. 

Other sections of the city offer opportunities for advance
ment in real estate for special and local reasons, but there is 
no section of the city, in the judgment of competent observers, 
which, having been so wholly neglected in the past, presents 
such a brilliant future for activity and values. This growth is 
based upon the best of ail foundations, that the locality is per
manently identified as the centre of a diversified activity and 
has not yet felt the effects of the splendid and far-reaching 
improvements actually under way, and nearing completion. 

OPPORTUNITIES ON LOWER FIFTH 
AVENUE.—No. 7* 

By ERNESTUS GULICK. 

I N past years the pessimistic real estate investor, having been 
• approached to buy property on 5th av at current prices, re

iterated his favorite statement—that prices could not go any 
higher, and that the people who were holding their property at 

such stiff figures would sooner or 
later be forced to let go, and tlien 
more advantageous purchases could 
be made. Each succeeding year, the 
fallacy of this idea has been dem
onstrated, and one surprise after an
other to this class of buyer, has 
gone far towards turning him from 
a pessimist into an optimist, forcing 
him to "get on the band wagon" aniJ 
buy at current prices and take ad
vantage of the rise that has always 
been sure to come. 

The converting of private dwell
ings into small shops, from small 
shops into larger ones, has gone on 
apace, and lower Sth av has experi
enced the same change as upper Sth 
av, the wholesale houses taking the 
place of the retailer, who has fol-

fowed his trade uptown. 
Various conditions are responsible for holding trade down-

ERNESTUS GULICK. 

town (Sth av), such as the Wanamaker Store and other large 
retail establishments on 14th. 23d sts and Gth av; each are 
bound to draw the shopper in spite of anything that may hap
pen further uptown. So will offlce buildings, such as the new 
Sth av Building, the Metropolitan Life Insurance Building, 
combined with the "Flatiron" and other large offlce structures 
in that vicinity, continue to hold certain business in that neigh
borhood indefinitely. 

The publication of sales from day to day, and the continued 
publicity which real estate investments are receiving, (more 
now than ever before) may not have the desired effect on the 
market, because, although it may tempt the public to Invest, 
owners will be more difflcult to dea! with. 

Present activity is not alone felt on oth av itself, but on the 
streets leading into it. Sales and rentals are daily occurrences 
in all the side streets, and there is a continuous inquiry and 
demand for improved accommodations by retail concerns, whose 
leases are now expiring or about to expire in the near future. 
It is the demand for property to rent that gives the market 
stability. As long as the income can be obtained, the values 
will hold. Another and still greater reason for the permanency of 
values lies in the borrowing capacity of property. When mort
gages can be obtained up to SO and 90 per cent, of the amount 
the property sells for, as is now true in many cases, there is no 
doubt about the investment being desirable. 

The section in the immediate vicinity of 33d st and Sth av, 
which is now being greatly affected by the fact that the 
opening of the Pennsylvania Railroad station is not far dis
tant, is becoming more and more congested, with the result 
that very much larger buildings are being erected, and business 
that has been ordinarily done on the flrst and second floors 
only is now being transferred to lofts, which are, as a rule, 
considerably more desirable on account of the advantage of loca
tion, light and modern impro.vements. There is no longer the 
hesitation on the part of customers to take elevators to upper 
floors. The result Is that loft buildings are becoming quite as 
popular as offlce buildings, and more successful, the demand 
for mercantile business quarters being greater than for oflices. 

LOOKING NORTH PROM 3 OTH STREET. 

"See Map, Page^^?^^ 

OPPORTUNITIES IN LOWER MANHATTAN. 
(Continued from Page 1177,J 

Where it is possible to collect plottage for a large office build
ing, the land will have an additional value, but the owner of> 
a single lot need not fear that he will be entirely dependent 
upon his neighbors, for there will be an increasing demand for 
small plots by those desiring a building for their own occu
pancy, such as Speyer & Co., the Liberty National Bank, and 
many others. In the case of the lot used by the Liberty 
National Bank, an additional value was created in selling the 
light accorded to the high buildings adjoining on either side, 
by restricting it to a low building. 

I t is only within a very few years that William st has come 
into its own, and that Churcli and West sis have demonstrated 
their rental values. West and South sts have, indisputably, 
an exceptional value, owing to the light and air derived from 
the river frontage. After they are improved, the land between 
them and Broadway will command a character of improvement 
equally as- high class as that adjacent to Broadway at the 
present time. 

There is no more staple value than land south of Chambers 
St. While it is not always actively traded in, it need never be 
sacrificed, as there is always a ready purchaser to be found at 
a slight concession, no matter wliat the financial condition may 
be. Though, in some cases, the annual return may be low, its 
increasing value raakes up much more than the loss of income 
amounts to. 

Each new tunnel, bridge or transit facility makes lower Man
hattan more accessible to a larger territory. Clients will flnd 
it much more convenient to reach their financiers or attorneys, 
engineers or accountants, frora their homes, store or factory, 
located in the suburbs, neighboring cities or towns. The float
ing population will continue to increase. 

In attempting to estimate the future value of property in 
lower Manhattan, we m.ust take into consideration that the 
araount of land will ever remain the same; demand for it wiii 
constantly increase; and with each successive year the available 
property will decrease. As, in the larger flnancial centres abroad, 
much of our land will gradually find its way into the ownership 
of estates, holding companies or corporations who will take it 
permanently out of the market. Rents are bound to go higher, 
especially for the ground floor space. The number of people 
will increase, with them the volume of business and, in turn, 
the rental value. 

Capital in this country, will, in course of time, be compelled 
to seek investments 'at \ ^ . . Tiuch lower rates of interest than 
have yet existed. As the demand for return on capital de
creases, land values will increase. What, then, will offer more 
safety or stability than property in the principal flnancial centre 
of the country? 

Land values south of Chambers st are bound to go higher 
and reach flgures little dreamed of by the present generation. 
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1145-1165 Lincoln Place, 
Between 

Albany and 
Troy Aves. Borough of Brooklyn, N. Y. City 

Brown stone and ' Ind iana limestone fronts. Hardwood trim, mantels, open plumbing, tiled bath rooms, gas fixtures, 
sbades, awnings, carpets, etc. , , , , ^ . -, 1 ,̂ 

Each house is arranged for two families: first floor having five rooms aud bath; second fioor, six rooms and bath. 
Very accessible via elevated (city line), to Albany Aveuue and Fulton Street or Bergen Street and Douglass Street ̂ surface 

cars from Manhattan end of Brooklyn' Bridge, or Tompkins and Sumner Avenue surface cars from Manhattan end of Williams
burgh Bridge (Delancey Street). Subway to Atlantic Avenue station, via St. John's Place ear. Kapid Transit subway plan 
provides for station at Albany Avenue and Eastern Parkway—about 400 feet from these houses. 

Price, $ 7 , 0 0 0 each. First Mortgage , $ 3 , 9 0 0 each. EASY TERMS, IF DESIRED 
Further information from Owner 

WILLIAM R. O'BRIEN, Room 76, 96 Broadway, New York City 
BROKERS RECOGNIZED 

United States Title 
Guaranty 

and Indemnity Co. 
E v e n i n g P o s t B u i l d i n g 

20-22-24 Vesey St., CITY 

Capital and Surplus, $1,730,000 

EXAMINATIONS THOROUGH 

Titles to Real Estate Insured 

Reports Made Promptly 

BRANCH OFFICES 

Brooklyn. N .Y . Jamaica, L. I. 
Long Island City, N. Y. Richmond, S, I, 
Whi te Plains , N. Y. Bronx, N. Y. 

Tel . , 3624—79th 

CHAS. H. SCHNELLE 
1324 Lexington Avenue 

H. W. Cor. SStli Street 

Yorkville Harlem 
Real Estate Specialist 

Appraisals accurately prepared, 

M . Personal, Economical Super-
anagement, ^i^io,, gj^en to al! details. 

2 6 Year s in th is Sect ion 
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OPPORTUNITIES IN THE 34TH STREET 
SECTION.—No. 8* 

By FRANK D. VIELLER. 

W'^EN the Pennsylvania Railroad directors announced their 
intention to tunnel both rivers in order to provide a suit

able terminal in New York City, they decided on Slst to SSd 
sts and Tth av, as the best possible site for their vast enter
prise. 

Two of the shrewdest merchants in New Tork, namely, Mr. 
John Claflin and Mr. Benjamin Altman, immediately foresaw 
the tremendous possibilities of 34th st as a new shopping 
centre. They went to worl: and acquired sites, and the two 
dry goods stores, probably unsurpassed for completeness in 
their various lines, are the result. Naturally, following thesa 
developments, property increased considerably in value, dis
counting the future possibilities, as is customary. 

Notwithstanding this rise in values, Oppenheim, Collins & 
Co., one of the women's largest specialty houses in the coun
try, immediately followed suit. (No joke intended.) Rogers, 

t 

^ r 
B' 
If 

2 -5 

t i l 
iB £ 

•^t 

ftft^*^^ 

w.̂  

m 

* 

.i. 

? 

•.J 

u 
4 

^ 
^ 
»1 

% 

J 

&I%TH AvE^oe . 

? 

It 

ASTOR COU P.T. 

s 

^ 

s « 
* 
(0 

i; 
i; 
•s 
^ 

It 
D 

V 
& 

s 

8 

S 

0 
0 

•tf.f 

m . t 
i-*-f 

So IS. 

' 

r T 

1 
K 

tQI.I 
*+r 

ftl.<t 

.ALB_ So 

e 

r£-.f 

f 
9-
0 

'2 
u 
b 

» 
r-

1 

^ 
) 
> 
h, 
a 

f 

> 
a 

P 

; 
3 
? 

? 

cn 

.4 
JD 
n 
n 

f lF -TH A.veM»*fe., 

Peet & Co. added to their chain and built a magnificent home 
on the site of the old Broadway Tabernacle, at the corner of 
34th st and Broadway. Then several high-class stores, which 
cater to women, followed. 

As one who has many millions of dollars' worth of business 
on the block between 3th av and Broadway, I necessarily have 
had to keep in very close touch with the business done on this 
block, and I know that the present prices are absolutely war
ranted by the pre-sent and future prospects of business condi
tions. 

OPPORTUNITIES NEGLECTED. 
Several firms are now beginning to realize what a mistake 

was made when they did not avail themselves of the earlier 
opportunities as they were presented. They are, however, 
several choice opportunities available, at present, to retail 
houses which it would be well to investigate before the in
evitable further increase in values takes place. In matters 
of this description liistory always repeats itself. As 
one single example of existing opportunities to-day for an 
investor, the writer is personally acquainted with a first-class 
retail firm desiring a building erected on a certain plot in 
this particular street. This firm is wiUing to lease the entire 
building for a term of 21 years, with renewals on a 5 per cent. 

net rental basis. This investment is more than desirable, be
cause it will insure not only absolute security to the owner 
on account of the value of the land, etc., but also on account of 
the standing of the tenant. 

In addition to this, an investment of this character will 
secure a great deal higher rate of interest than first-class 
stocks or bonds would return. As I said before, this is but one 
example of a first-class opportunity. As there are many in
vestors to-day who regret not taking time by the forelock as 
Altman and Claflin did, so there will be many who in the future 
may regret not investigating the opportunities of to-day; also, 
it is well known that this is one of the very few sections 
of the city in which values did not suffer during the recent 
panic. 

This, therefore, is a clear indication that as an investment 
section it is decidedly gilt-edged. I ts values at this writing do 
not seem at all liable to any depreciation, but will naturally 
increase, as all desirable Manhattan property has done and 
seemingly will do. Thirty-fourth st is certainly destined to 
become the greatest shopping street in the world. 

BE-

JAS. BAYARD SPEYERS. 

OPPORTUNITIES ON FIFTH AVENUE 
TWEEN 34TH AND 59TH STREETS — 

No. 9̂  
By JAS. BAYARD SPEYERS. 

A S we emerge from a period of absolute stagnation in the 
realty raarket extending back nearly two years, during 

which time we have gone through one of the worst financial 
panics in the history of our country, we look over the real 

estate situation affecting the 
middle Sth av section, and 
must admit that this prop
erty has stood like a rock 
and that values have not de
clined. We look at the quo
tations of the stoclis of our 
leading railroad and indus
trial corporations, and al
though they have enjoyed a 
comfortable advance from 
the low levels, they are no
where near the prices they 
were selling at two years 
ago. This also applies to 
the gilt-edge bonds of the 
country; not so in first-class 
realty, especially in the sec-

I tion above mentioned. It is 
true tha t there have been 
several sales made on Sth av 
within the past year at 
prices ranging from $500 to 
$1,000 less per front foot 

than were recorded the year before, but these have been 
cases where the individual holder has been obliged, through 
one cause or another to market quiclily, and it is not fair to 
quote the ftgure,s brought, in establishing actual values in Ihis 
section. I might also say in every one of the cases cited that 
before title was taken the holder of the contract was offered a 
substantial profit, and, with but one exception, refused to resell. 

Looking back through 1905 and 1906 we can very easily recall 
that the wiseacres of the realty market were saying that prices 
on 5th av had gone beyond the earning power of the improve
ments thereon and that it would be impossible at higher 
prices to obtain rents that would justify the erection of new 
buildings. It was also predicted that when we had a period of 
dull times, such as we have been through, that the shopkeepers 
who had been paying from $12,000 to $15,000 for ground floor 
stores, and the small merchants in the upper floors who had 
been paying from $3,000 to $4,000, would be unable to stand 
these rents, and the consequence would be an enormous 
number of failures and vacancies on 5th av which would tend 
materially to reduce the renting value of this property. Such 
is not the case. Barring some diamond and jewelry houses 
(which were not forced to the wall through their Sth av rentals, 
but falling off in business generally, due to the money strin
gency), there has been practically no financial embarrassment 
among the Sth av merchants. I think it safe to say they have 
weathered the storm, and with brighter times ahead have 
demonstrated that they are able to pay the present re^nts and 
still be successful. 

The encroachment on the private house dweller above 42d s t 
is gradually reaching still further north, until now we have 
modern business buildings In' 47th st. It will, of course, be 
some time before the side streets north of 44tli st surrender 
to business, as property is very closely held for residential 
purposes, and is flanked on 5th av by the richest families and 
clubs in New York. Within the past few weeks there have 
been sales for cash on Sth av, namely, those of Nos. SSS and 540 
Sth av at $800,000, and No. SSO Sth av at $350,000, which make 

*See Map, Page 1174. • 
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new record figures for inside Jots. This is an actual demon
stration of the stability of values on this great retail thor
oughfare. The same conditions that are on Sth av also exist 
in the cross streets adjoining, which are rapidly going into 
business, and being improved with modern fireproof structures 
and what is known as alterations. These have rented well 
considering the times, and prices are holding well up to the 
standard established in former years. As yet the side streets 
between Gth and Madison avs, north of 4Tth st, have not been 
broken into by tradesmen, but it will not be many years be
fore we shall see them improved with business structures as 
are the streets further south. 

The question arises in one's mind as to what is the future 
of this section. Flanked by the Pennsylvania and McAdoo, the 
New York Central and the New York, New Haven Railroad 
terminals, we cannot but see that it is really the hub, as it 
were, of the highest class business section of Manhattan, 
It is impossible to predict what flgures lots on 5th av will 
bring, but it does not seem at all extraordinary to prophesy 
that within a very short time every inside lot on Sth av in 
the business section will bring readilj' in the open market 
$500,000, and that it will be a practical impossibility to buy 
corners at any figure. 

Fifth av, in my opinion, will not be improved with the 
modern loft or office building. I think the type of improve
ment will run towards the G-sty building which will be erected 

STH AVENUE AND S9TH STREET. 

by tenants who have leased the ground for long periods. There 
are a great many such leases in existence on Sth av now, 
where lots of 25 feet brought, for periods of twenty-one to 
sixty-three years, as high as $20,000 per year net to the 
owner, the tenant erecting the building to secure his lease. 
There probably will be individual cases where department stores 
or other large corporations will erect modern fireproof build
ings, but we must admit that the chief source of revenue as 
a renting proposition in Sth av property is the ground floor. 

The side streets abutting Sth av will be improved with loft 
and office buildings. While as yet I might say that loft build
ings in this section are a trifle premature, yet with the light 
manufacturing business gradually working its way further up 
town, it will be but a short time before they will seek this new 
field, and it will be but a few years before these streets will 
be dotted with loft buildings as they are south of 23d st. The 
buildings of this character that have been erected to date 
are well rented and will bring from $1 to $1.15 per square foot 
for ordinary loft space, which on a ground valuation of $100,000 
to the 25-foot lot, pays a handsome return to the investor. 

DEDICATING STREETS. 
In a recent decision affecting the dedication of streets, it 

was held that the owner of property may dedicate a public 
street thereon, but it does not become a public street until 
accepted on behalf of the public, either by the constituted pub
lic authorities or by public use. When a strip of land desig
nated by the owners as a street remained for many years 
thereafter unimproved and impassable, the public had no in
terest therein, and the strip could be taken for a street only 
through regular condemnation proceedings. 

ALBERT E. GIBBS. 

OPPORTUNITIES MANY ON MORNINGSIDE 
HEIGHTS.—No. 10* 
By ALBERT B. GIBBS. 

THERE are many excellent opportunities for investors, a,s 
well as speculators and builders, in the district bounded 

by 110th st on the south, 122d st on tlie north, Amsterdam av 
on the east and Riverside Drive on the west. A large amount 

of the property within this zone has 
not changed hands for years, and 
though values have risen, as they 
have in other sections of the city, 
there are many parcels that can be 
purchased which will, within a short 
time, show handsome profits to those 
who have the foresight to invest at 
the present time. 

Take for example land on Clare
mont av and in the side streets, 
west of Broadway. There are a 
number of unimproved holdings 
which wise investors and builders 
are acquiring as rapidly as possible, 
and it is a certainty tbat handsome 
profits will result. The tendency, in 
my opinion, is towards the erection 
of eight, ten and twelve-story fire
proof apartment houses. The non-

fireproof building is a thing of the past in this locality. Build
ers have come to the realization tliat the class of people who 
reside in this part of town demand the best of everything, 
not only from the standpoint of safety, but also their every 
comfort must be considered. 

One of the most prominent improvements tn the course of 
construction is the new Union Theological Seminary. This 
building will cost in the neighborhood of $2,000,000, aside from 
lhe initial cost of the ground. The effect of this vast under
taking is exceedingly beneflcial on the surrounding property. 
It is through its effects, as well as the co-operation of ad
jacent property owners, which include such well-known men 
as Schwab, Hearst and Schinasi Brothers, that a subway 
station at 121st st and Broadway is an assured fact. 

There are several opportunities for the up-to-date builder, 
left on Riverside Drive, and buildings of suitable size can be 
made splendid income-producing investments. The 6-sLy struc
ture on property as valuable as that on the drive would, in 
my opinion, be a hopeless mistake—it would be utter foolish
ness and would show complete lack of judgment with failure 
as the result. In short, a building of that sort would be apt 
to be nothing more than a taxpayer. 

Before purchasing, builders and buyers should flrst be ad
vised by an inteligent real estate man who is thoroughly con
versant with the district. He must be advised as to what 
rentals can be obtained from a given structure, in a specific 
location, the class of tenants that would probably occupy his 
apartments, and what their needs would be. The lay-out of 
the house is most important, for tastes change with localities, 
and a building that might be a huge success in one part of town 
would, in all probability, be a dire failure if built somewhere 
else. 

Builders who have raade money, in late years, on the West 
Side, around 116th st, have been those who have built apart
ments, modern in every particular, while those who have con
fined themselves to ones of the inferior grade, have been losers, 

A striking example of a successful building venture can be 
found in the Hendrick Hudson, located at 110th st, Broadway 

'W 

'•, ^ ' i . ' • ! 

116TH STREET. WEST OP BROADWAY, 

•See Map, Page 1174 
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and Riverside Drive, an S to 12-sty flreproof house, containing 
one hundred and thirty suites of apartments and flve stores 
fronting on Broadway. An idea of the size of this under
taking can be formed from the fact that the rent roll is be
tween $275,000 and §300,000 per annum, and there is not a 
vacancy. The Devonshire, at the southeast corner of Broadway 
and 112th st, which was reported sold in the Record and Guide 
on November 28, is another noteworthy example. This house 
is 10 stories in height, and is of flreproof construction, and 
covers about six city lots. There are five apartments on a 
floor—forty-seven in the buiiding—and six stores. Ail of these 
were tenanted within six weeks after the building was com
pleted by the A. C. & H. M. HaU Realty Co.. the former own
ers. The gross rentals amount to about $90,000. and the 
price obtained was about $875,000. The flrm of Gibbs & Kirby 
was the sole agents in charge of the property. I could name 
several other high class houses that we control that have 
shown equally good results, because they are managed on a 
conservative basis. High-class liouses, in this zone, from S 
to 12 stoi'ies in height, if competently managed, should 
bring in from eight to twelve per cent, net, on a conservative 
basis. Here is a splendid opportunity for the investor. 

"It is a maxim universally agreed upon in agriculture," says 
Pliny the Elder, "that nothing must be done too late; and 
again that everything must be done at its proper season; while 
there is a third precept whicii reminds us that opportunities 
lost can never be regained." 

Watch your opportunities, they are none too many. It is 
•not an idle boast to say that the estates we now manage will, 
within the next twenty years, increase 50 per cent., if not 
double in value. 

PRESENT DAY OPPORTUNITIES IN UPPER 
MANHATTAN.-No. I P 
By CHAS. GRIFFITH MOSES. 

I T seems to me singularly appropriate that the Record and 
Guide has chosen the word "Opportunity" as the keynote 

of this number, for of all the thoughts that come to one's mind 
when studying the present situation In real estate matters, 

those engendered by this 
word present themselves 
most prominently. It is all 
too frequent that we hear 
those who with a tinge of 
envy viewing the success of 
others bemoan the fact that 
the opportunity open to 
those who have reached 
their goal no longer exists 
for their would-be emula
tors of the present day. 
But the past history of 
real estate development on 
this Island and a thought
ful study of existing con
ditions is the most elo-
Ciucnt answer to these pes
simistic croakings. 

Opportunities exist on 
every hand to-day in as 
great abundance as ever, 
but they are open only to 

those who have the knowledge, foresight and pluck to see them 
and grasp them. It is to my mind a rather curious fact that 
out of the thousands of men whose sole occupation is the buy
ing and selling of New Tork real estate the proportion of those 
who are gifted with keen foresight, and this very power to see 
opportunities is comparatively so small. There are hundreds 
who will always swim with the tide and participate in active 
markets in any part of the city, and, to be sure, profit well in 
doing so, but how relatively few there are (and how propor
tionately greater their profits) who see ahead of time that 
activity and advances in values are bound to come in those very 
sections. The writer, who has devoted his energies for many 
years to the northerly section of Manhattan, has seen this 
forcibly illustrated. 

There were years and years when it was a matter of the 
utmost difflculty to interest operators generally in this section 
before the completion of the subway, but immediately after 
this event these same operators were only too eager to par
ticipate in the profits that were accruing daily. Just so to-day 
there are still many sections of upper Manhattan that are sadly 
neglected'and need only the stimulus of a few transactions to 
arouse tbem. Of course it cannot be denied that, due to the 
unsettled flnancial conditions of the past year or more, active 
dealing in real estate has been practically impossible. But it 
is just this fact that makes the present time one rich with 
opportunity. If there was any danger of an overproduction of 
building we have had time to catch up, a fact that is amply 
proven by the lively demand for housing accommodation of 
certain kinds. 

CHAS, GRIFFITH MOSES. 

The upbuilding of upper Riverside Drive is a most interesting 
example along these lines. If that individual, unfortunately 
so much in evidence in the real estate world, whose horizon 
extends no further than the present day, would have been told 
three years ago that on a street where the actual work of 
grading and paving was not yet completed, block after block 
Bf splendid elevator apartments would be finished and apart
ments in them rented at figures as high in some instances as 
.^1.750 per annum, he would have imagined tha t he was talking 
to one bereft of his senses. Such, however, has been the case, 
and I can think of hardly any section of this city where oppor-

tunity of the brightest kind is more in evidence than along this 
glorious parkway. 

It has been plainly demonstrated during the last few years 
that the New Yorker is becoming more and more an apartment 
dweller both by preference and by force of circumstances, and 
it would almost seem as if the city's capacity for the highest 
grade of apartment: house was unlimited. Central Park West is 
built up practically solid with apartment houses, in which apart
ment rentals run as high in some instances as $8,000, and the 
newest buildings along the line of the older Riverside Drive pro
duce almost the same flgures. I t certainly is not at all unreason
able to predict the success of apartment houses in the new Drive 
whose rentals will range from $2,000 up. At the present time 
builders have been quite conservative in their character of im
provement, and have put up houses conventional in type and 
closely resembling both in design and construction those so 
successfully built along Broadway. 

*See Map, Page 1174 
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One bui lder has been fores ighted and courageous enough to 
foresee a d e m a n d for a p a r t m e n t s of m a n y rooms a n d h a s been 
mos t successful in r e n t i n g t en - room a p a r t m e n t s . A n d i t i s 
a long these lines t h a t oppor tun i ty a w a i t s those who h a v e t h e 
power to see it. 

T h e Dr ive is now finished as far n o r t h a s 158th st, a n d b u t 
for t he u n f o r t u n a t e legal compl ica t ions due to a n in junc t ion 
which has held up the work, a t 151st st , and wh ich we a r e told 
is soon to be removed, would now be open for trafflc. 

The success of opera t ions a long tliis p a r t of t he a v e n u e is 
too obvious to call for p a r t i c u l a r comment , and it sure ly needs 
no p rophe t i c qua l i t i e s to p red ic t t he fu tu r e of t h a t por t ion of 
t he Dr ive w h e r e the phys ica l i m p r o v e m e n t s h a v e not a s y e t 
been begun, t he sect ion from ISSth s t n o r t h . T h e city h a s 
acqu i red land a long the ea s t e r ly side of t he D r i v e for t h e 
widening, and is going to c o n s t r u c t w h a t is p rac t i ca l ly a n o t h e r 
r o a d w a y following the con tour of t he a d j a c e n t p rope r ty , j u s t 
a s t he Dr ive r u n s on different levels a t v a r i o u s po in t s below, 
a s a t 104th a n d 110th s t s . Surely t he re is no m o r e beau t i fu l 
locat ion for a p a r t m e n t s of t he h ighes t g r a d e t h a n a long t h i s 
c o m m a n d i n g site, w i t h a b road sweep of r iver view never to be 
cu t off to p lease the a r t i s t i c sense , and the n e a r b y s u b w a y 
s t a t i on a t 157th s t to m i n i s t e r to t h e p rac t ica l needs . Still 
no doubt in the nea r fu ture , when the deve lopment h a s come, 
m a n y will p a s s by and wonder why they al lowed th i s oppor 
t u n i t y for profi table v e n t u r e s to escape the i r not ice. 

N o r is the o p p o r t u n i t y for profi ts in l and for res idence p u r 
poses a n y g r e a t e r t h a n for commerc ia i uses , for if t he r e is a n y 
one reason for t he s u p r e m a c y of N e w York City which s t a n d s 
out s h a r p l y a n d p re -eminen t ly above ail o the r s , it is i t s geo
g raph ica l posi t ion, w i t h re l a t ion to a s u p e r b h a r b o r a n d m a n y 
miles of ava i l ab le f ron tage on commerc ia l w a t e r w a y s . 

T h e I s l and of M a n h a t t a n m e a s u r e s a p p r o x i m a t e l y 31 miles 
abou t i t s w a t e r f ront , and t h a t t he munic ipa l a u t h o r i t i e s a p 
p rec ia t e t h e e n o r m o u s va lue of th i s f ron tage on t ide w a t e r is 
evidenced by t h e policy whicb h a s preva i led t h r o u g h a d m i n 
i s t r a t ion a f t e r a d m i n i s t r a t i o n of acqu i r i ng a s m u c h of th i s 
w a t e r f ront land as ava i l ab le funds will pe rmi t , e i ther by p r i 
va t e p u r c h a s e or condemnat ion . T h e en t i r e H u d s o n R ive r 
w a t e r front, from the B a t t e r y to 72d st , is now in use for b u s i 
ness purposes , and the needs of commerce h a v e a l r e a d y cla imed 
t h e B a s t and H a r l e m Rive r s from the B a t t e r y to 155th s t (ex
cep t ing a t a few isola ted spo t s ) . N o r t h of 72d s t t o 155th st , 
on the wes t s ide. R ive r s ide P a r k prec ludes the use of t h e 
w a t e r f ront for bus iness , e s c e p t a t 96th s t a n d a t M a n b a t t a n 
ville, w h e r e all t he f ront is now t a k e n u p for sh ipp ing , a n d 
from 140th to 148th s t s , w h e r e all b u t 500 feet of which is 
owned and used by the New T o r k Cen t r a l & H u d s o n R ive r 
Ra i l road . 

F r o m 155th s t n o r t h to 171st st, excep t ing a b o u t 500 feet a t 
161st. and from ISoth s t to D y c k m a n st, t he land lying b e 
tween Rive r s ide Dr ive a n d the H u d s o n R i v e r R a i l r o a d t r a c k s 
is unde r cons idera t ion now, before the Boa rd of E s t i m a t e and 
Appor t ionmen t , for t h e logical ex tens ion of R ive r s ide P a r k . 
F o r t W a s h i n g t o n P a r k now ex tends a long the H u d s o n R ive r 
f rom I T l s t to ISSth s t s . N o r t h of D y c k m a n s t a r o u n d to the 
Ship Canal , where the w a t e r f ront is not owned by the c i ty or 
t he ra i l road , t h e topograph ica l condit ion of t h e up l and p r e 
cludes a n y t h o u g h t of bus iness . 

On the east s ide of the is land, n o r t h of 155th st. t he L y n c h 
e s t a t e and the In t e rbo rough Ra i l road own and use all t he land 
up to the Speedway and Speedway P a r k , which in t u r n occu
pies the r ema inde r of t he H a r l e m R ive r front to S h e r m a n 
Creek a t D y c k m a n st . N o r t h of S h e r m a n Creelc a long the 
H a r l e m River and Ship Canal a lmos t to t h e H u d s o n River , 
t a k i n g out t he l and owned and used by the N e w T o r k Edison 
Co., t h e H a r l e m C o n t r a c t i n g Co.'s P a v i n g Br ick P l a n t , T h o r n ' s 
coal ya rd , t he Thi rd Avenue & Met ropol i t an S t r ee t R a i l w a y ' s 
power p l a n t s a n d c a r shops , t h e r e is a s t r e t ch of a b o u t 6,700 
feet of ava i lab le w a t e r f ront in priva.te owner sh ip which t o 
ge the r wi th a b o u t 1.400 feet on the H u d s o n R ive r prev ious ly 
refer red to, cons t i t u t ing abou t a mi le and a half of f ron tage , 
is p rac t i ca l ly ali t h a t r e m a i n s for f u tu r e commerc ia l use . A 
g l ance a t t he a c c o m p a n y i n g m a p m a y show t h i s m o r e c lear ly . 
T h e shaded por t ions , a s shown on th i s m a p r e p r e s e n t l and 
owned by the c i ty a n d used for p a r k s , etc., or is in t h e h a n d s 
of co rpora t ions and ind iv idua ls a n d used for commerc ia l pu r 
poses of a p e r m a n e n t n a t u r e , or is unfi t ted for th i s use. 

T h u s we see t h a t of t he 31 miles of w a t e r front, of which 
abou t S^^ miles is devoted to p a r k purposes (e i ther ac tua l ly 
ex i s t an t or con t emp la t ed ) , t he r ema inde r , wi th the except ion 
of 1% miles, is e i ther in use for commerc ia i or o the r purposes 
in city, p r i va t e or co rpo ra t e owners l i ip . or lies in such re la t ion 
to the a b u t t i n g up l and as to r e n d e r its u t i l i t a r i a n i s m if not i m 
possible, c e r t a in ly imprac t i cab le . And r igh t here is t he O P 
P O R T U N I T Y t h a t to m y mind offers one of t he g r e a t e s t chances , 
no, not chance, bu t ce r t a in ty , for e n o r m o u s proflts ex is t ing on 
t h e whole of M a n h a t t a n I s land . Th i s lYz miles , j u s t t h i n k of 
it, less t h a n S per cent, of t h e whole. Is all t he ava i lab le w a t e r 
f ront left undeveloped and unused in t h e Borough of M a n h a t 
t a n ! H o w often we h e a r of t he e n o r m o u s r en t a l and lease 
r e t u r n s of w a t e r f ront p rope r t i e s enjoyed by some of t h e old 
N e w T o r k famil ies and e s t a t e s which did not p a r t w i t h the 
fee of t h i s c h a r a c t e r of l and even a f t e r sel l ing all of the i r 
other Manhattan holdings, a n d we w o n d e r a t t h e i r fores ight 

and persp icu i ty or envy the i r oppor tun i ty to acqu i re such p r o p 
e r t y or iginal ly . 

T h e y h a d the o p p o r t u n i t y y e a r s ago to p u r c h a s e a n d hold, 
in some cases, for over a h u n d r e d yea r s while t h e ci ty grew 
from a smal l town to a world cent re , while to -day w e h a v e 
t h e o p p o r t u n i t y to ge t a smal l por t ion , of th i s same c h a r a c t e r 
of real e s t a t e with the ce r ta in p rospec t of i t s profi table u t i l i 
za t ion not in a h u n d r e d yea r s or flfty yea r s or even ten 
years , b u t t o -mor row. On M a n h a t t a n I s l and there is still to 
be had a l imi ted a m o u n t of l and f ron t ing on deep w a t e r backed 
up by level lots on opened, paved and sewered s t r e e t s and wi th 
the s u b w a y and su r f ace c a r s wi th in a s tone ' s t h r o w . 

If l and a long t h e w a t e r f ront f u r t h e r s o u t h is so va luab l e in 
some ca se s two mi les f rom t h e cen t ra l a r t e r i e s and t h o r o u g h 
fares , w h a t m u s t t he fu tu r e be of th i s r e m a i n i n g w a t e r f ront 
s i t u a t e d r i g h t on the ma in i ines of t r ave l and t r a n s p o r t a t i o n ? 
A n d if w e c o n t e m p l a t e b u t a m o m e n t and real ize t h a t all 
of ou r splendid w a t e r f ront of 31 miles, 29% miles, or 95 per 
cent. , is all in use e i the r by t h e c i ty or for bus iness t h a t is 
p e r m a n e n t , r ende r ing the land u n p u r c h a s a b l e , we m u s t sure ly 
recognize the t r e m e n d o u s oppor tun i t i e s in s tore Eor t h e rea l 
e s t a t e buye r w i t h fores ight enough to acqu i re some p a r t of 
this r e m a i n i n g 5 per cent . 

i n connect ion with th i s w a t e r f ront a t t h e u p p e r end of 
M a n h a t t a n , t he r e a re oppor tun i t i e s to buy land back from the 
r i v e r s which even tua l ly m u s t be improved to house those 
w o r k i n g in t h e fac tor ies , w a r e h o u s e s , etc., on the f ron ts , a s 
well a s to a c c o m m o d a t e the n o r t h w a r d m a r c h and g r o w t h of 
popula t ion . These l a t t e r oppor tun i t i e s a r e a lmos t a s b r igh t a s 
the former, and a re j u s t a s ce r t a in a n d su re to be real ized. 

OPPORTUNITIES IN THE TREMONT 
SECTION. 

By C H A S . F . M E H L T R E T T E R . 

S P E A K I N G of the out look for t he r e a l t y m a r k e t in the s ec 
tion known as T r e m o n t av . it is a t p re sen t more e n c o u r a g 

ing t h a n for s o m e t ime pas t . I t is safe to p red ic t t h a t we 
shal l h a v e a mos t ac t ive sp r ing . Bu i lde r s a re j u s t w a k i n g up 

to t h e fac t t h a t th i s is t he mos t de 
s i rab le locat ion for the i r ope ra t i ons ; 
s i t ua t ed a s we a r e in the cen t r e of 
a cha in of pa rks , n e a r t h e s u b w a y 
and " L " s t a t i ons , t rol ley ca rs , etc. , 
and h a v i n g some of the finest school 
bui ldings in the city, a s well a s 
be ing t h e finest res iden t ia l sect ion of 
t he Borough of the Bronx . No t a lone 
is T r e m o n t a mos t excel lent sect ion 
for homes , but T ren ion t a v will 
wi th in the n ex t t en yea r s be one of 
t he m a i n bus iness ve ins in our en 
t i re borough. This is qu i te logical, 
Eor it is t he only di rect a v e n u e r u n 
n ing from r iver to r iver , connec t ing 
the E a s t and W e s t Sides, a n d h a v 
ing t h e new r a p i d t r a n s i t s t a t ion , 
which is going to be pu t u p a t the 
cost of abou t $SO,000 a t t h e foot of 

T r e m o n t a v and W e s t F a r m s road, connec t ing t he re w i t h t h e 
s u b w a y and cross t o w n ca r s . I t will not be longer t h a n ten 
y e a r s w h e n T r e m o n t a v will ou t r iva l 125th st, as , on c o m p a r i n g 
the pr ices of lots based on those of th i r ty- f lve y e a r s ago in 
125lh st, our p r o p e r t y in T r e m o n t is h igher . 

M a n y people h a v e wondered why T r e m o n t a v is not bui l t 
up m o r e t b a n it is. b u t t he r eason is found in the fact t h a t 
t he o w n e r s a long t h a t a v e n u e real ize the fu tu r e possibi l i t ies 

CHAS. F. MEHLTRETTER. 

BEGRISCH HOUSE, SOUTHEAST CORNER 175TH STREET AND 
PROSPECT AVENUE. 
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and know that it is safer to await future developments rather 
than to build houses which would have to be replaced in a 
short time. Nevertheless, during the past six months build
ing operations have taken place in all parts of our section, and 
the builders and operators are realizing the demand for the 
high-class apartment and flat, and are commencing to try to 
supply this necessity. 

As soon as the buildings are completed they are rented with
out any difficulty. In fact, every one of the real estate men 
up here can verify that there is a demand for houses, apar t 
ments and fiats, and few places are available to offer to pros
pective tenants. Just to show the proof of the above state
ment, the houses put up by iVIr. Rafferty, at the southeast 
corner Clinton av and ITSth st, with three apartments on a 
floor, every apartment was rented before the house was fin
ished. The same is true of the iiiouse Mr. Gamp built on 
Clinton av, which was a.4-sty double fiat. Mr. Frank Begriscb 
built a 5-sty apartment house on the southeast corner of 
Prospect av and 175th st, and as soon as completed every 
apartment was leased. It would be well for builders to look 
this last named house over and make their plans accordingly, 
for this is the kind of building we want and which people are 
waiting to occupy. II is safe to say that Mr. Begriscb has 
constructed the best laid out building standing lo-day in this 
section, barring none, and we say this from an uninterested 
point of view, for we have no business dealings with Mr, 
Begrisch in any way. 

The demand also holds good with the cheaper grade house. 
"We have several 4-family houses on Treniont av, which are 
fully rented. To show the demand for property in Treniont. 
fiats are rented almost immediately after the house has been 
put up, and there is a larger demand for stores than can pos
sibly be supplied. All this goes to show that this section is 
ripe for development in all classes of buildings. If your read
ers will refer to reports on new plans filed in the department 
Eor the past few weeks they will flnd that the percentage i-s con
siderably larger at the present time, as compared with the cor
responding period a year ago. This certainly shows that hard 
times in the building line will soon be over. The present 
outlook, despite the recent panicky times, shows that the oper
ations of the last six months exceed those o£ last year. 

As the money market is easing up and with building loans 
becoming easier to obtain, interest rates on bond and mort
gage being lowered, the natural outcome must be extensive 
operations on the part of the builders, and no doubt the spring 
of 1909 will realize an activity of great proportions, and es
pecially will this hold good here in Tremont, east of 3d av. 
Several of the large speculators of Manhattan and this borough 
are planning extensive operations, and in some cases plans 
have been flled, notably by Mr. A. H. Wall, John P. Leo. who 
was an extensive operator in W^ashington Heights property, 
Mr, J, E, Barry, the Johnson intereist, as well as Mr. Morgen-
thau's firm. All of these gentlemen have plans filed and in 
some cases buildings are under way. 

There is still time to pick up desirable cornens and locations 
at fair prices, but property here is going up steadily. As
sessments are in most cases paid, streets are paved and tiie 
demand for buildings is becoming more excessive every day. 
The location I am referring to is bounded on the south side 
by Crotona Park north, running up to ISTth st, on the east 
side hy Boston road, on the west side to 3d av, on the south we 
have Crotona Park, with its beautiful driveways, north the 
Bronx Zoological ParJas and Botanical Gardens, the Southern 
Boulevard and Parkway, which is the connecting link with 
all the parks of this borough, and is one of the most beautiful 
driveways, and is being made more so every day. Then we 
have the borough building here, and there Is great probability 
of the new federal building being built in this section. 

As to schools, we have the 
Morris High School. Public 
School No. 6 on Tremont av 
and Public School No. 32 on 
lS3d st, F o r d h a m Uni
versity to the north, and we 
are within a short distance 
of the College of the City 
of New York.- Churches of 
all denominations are in our 
midst, in fact everything 

to make Treniont the ideal residential section in this borough, 
and it will not be long before our builders realize It, and 
Tremont will have come to its own. Not alone for the builder 
but for the man looking for good investing property. 

OPPORTUNITIES IN THE BRONX. 

J. CLARENCE DAVIES. 

By J. CLARENCE DAVIES. 

THAT history is constantly repeating itself is a truism more 
applicable to real estate in the City of New Tork than, 

perhaps, to any other subject. Generation after generation 
goes through the same process, has the same ideas, makes 
similar errors and reaps similar rewards. 

The development of Manhattan Island, the great centre o£ 
the Western Hemisphere, is being 
repeated in this , generation in our 
day and under our very eyes. 
Still we find people saying that the 
opportunities are passed and real 
estate is too high, can't go any 
higher, there is bound to be a set
back, and the usual amount of 
pessimistic talk from people who 
can only see one side. This same 
thing was said twenty years ago, 
forty years ago, sixty years ago 
and eighty years ago, and the same 
will be said twenty yeans, forty 
yeara and sixty years from now. 

As a matter of fact, in my 
judgment the opportunities here, 
now, to-day, are better than they 
have been in past generations, be
cause of the more rapid stride of 
civilization and the larger num
erical growth in the population of 

the City of New York. The development on the Island of Man
hattan is being duplicated along similar lines in the Borough 
of the Bronx. Business centres are forming as they have 
in Manhattan, Streets and avenues devoted entirely to busi
ness are constantly being laid out. Thickly populated tene
ment districts are upon us now, with many more to come. 
What will be fine residential districts can almost be picked out 
to a certainty. 

The leading avenues and thoroughfares are already known. 
Farming land and acreages which will develop into residential 
and tenement districts as they did in Manhattan, and suburban 
residences now used by wealthy owners wiil make many a 
family enormously wealthy in the future, if retained. All this 
offers opportunities for malting money in Bronx real estate to
day. Taking the minimum of risk the profits are almost sure, 
if one believes in tlie continued growth of New Tork. 

Where are these opportunities? Buying in business cen
tres where one may obtain a small interest on the money in
vested to-day is bound to increase, as leases are renewed, and 
population increases. By buying on business avenues and 
leading thoroughfares, lots at medium and low prices, and de
veloping same or waiting for the sure increase in values. By 
buying dwelling houses in sections where the increase will be 
large owing to transit facilities. 

The purchase of low-priced lots and awaiting the develop
ment of the section will reap its reward. The acquiring of 
acreage property, developing it, and reselling it in lots will 
also mean large profits. These and many others are the oppor
tunities which are afforded by the Borough of the Bronx, a 

section which by its nat 
ural a d v a n t a g e s , beauti
ful boulevards and aven
ues, magnificent p a r k s 
and institutions is bound in 
time to be the residen
tial district of the c i t y , 
and which affords the op
portunities of to-day for 
splendid proflts and invest
ments in real estate. 

WESTCHESTER STATION. VAN NEST STATION. WEST FARMS STATION. 
Cass Gilbert, Arcliitect. 
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OPPORTUNITIES IN WATER FRONT PROPERTIES. 
By CHARLES W. TREMBLEY. 

P ERHAPS there is no class of property that felt the financial 
crash so perceptibly as did water fronts, and it is equally 

true that this class of property is among the first to reflect the 
signs of improvement that we all feel have come over the 
scene. 

The embargo laid on the sale of riparian rights in the State 
of New Jersey following the recommendation of ex-Governor 
Stokes to lease, not sell them, and the hesitation on the part 
of Governor Fort to sanction the sale of them, worked a 
great injury to property owners and brokers, and did much to 
retard sales during the years of 1906 and 190T, and the con
clusion to resume selling the grants in fee simple is a very 
wise one. The paper read before the Riparian Commissioner 
on this subject by Mr. William Cloke was 
admirable. 

The taking up of the water front in most 
instances means a very large undertaking of 
some kind, and the cost of the property repre
sents a very small proportion of the outlay 
involved. • He was a brave man indeed who 
was willing to proceed last fall. In most in
stances, even though the plans for the pur
chase had proceeded to a point where they 
were almost matured or closed, they were 
summarily broken off. I am pleased to state 
at this time that inquiry is very spirited, and 
am confident that water fronts are about to 
enjoy an era of activity not before known. 

Eight thousand feet or more were taken out 
of the market in 1006 and 190T between the 
mouth of Kill von Kull and Perth Amboy, I 
venture the assertion that no class of real 
estate has advanced so rapidly in value during 
the past three years, and justly so, as good 
water fronts, and one does not have to go 
far to divine the reason for this; it is the law of supply 
and demand. 

The opportunity offered at the present moment for specula
tion and investment in water fronts is little short of phenomenal. 
He who thinks that the future has been discounted in prices 
obtaining now for water fronts is a fallacious reasoner, and 
he will presently awake to the fact that the upward move 
has only just commenced. 

As an opportunity for investment take, for example, the 
water fronts in Bayonne. Bayonne occupies a strategic po
sition, and no better labor conditions obtain anywhere. Who 
shall say what these grand water fronts one thousand feet 
deep, with the immediate service of flve railroads, are worth? 
They are too good (but not too valuable) for industrial use. 
When there is not a berth to he had in New Tork, who shall 
say what these commercial water fronts almost in sight of 
the city are worth? It must be remembered Bayonne is in 
the free lighterage zone and has every other known advan
tage. It is true that the Bayonne water fronts are slightly 
further from New Tork tban the Bush terminal, but they are 
almost in sight of the Battery,, in the mouth of the Kill von 
Kull, and so long as they are within the free lighterage limit, 
the increased distance does not signify. The cost of han^l-
ling is the same in both cases. 

In my mind the most attractive of all opportunities for the 
small investor and for industrial concerns to whom immediate 
railroad service is not essential or imperative lies on the 
Arthur Kill, at Mariners Harbor and Tottenville. A gold mine 
with free gold and an unbroken lead is not to be compared 
with this property as a money making investment right now; 
for owing to the absence of a railroad the sale of this wonder
ful property halts, and where it now flgures in the hundreds, 
say from ,11250 to $T00 an acre, it will instantly jump to the 
thousands directly the railroad becomes a reality. I say with
out fear of contradiction that there is not such an opportunity 
offered anywhere in water fronts as at this point. It will, 
however, be too late when a railroad Is established to reap 
any such handsome proflts as those indicated. 

I have come to regard it as a law of nature that the railroads 
let the water front out, and in relation to this last property. 
It is to be regretted that the Sound Shore Branch of the B. 
& O., long since surveyed, should not be finished, or at least 
well under way. 

With the coming of our new Merchant Marine called into 
life or created by the Ship Subsidy bill (I still have faith that 
the bill will become a law, as It was passed by the Senate 
though not by Congress) tbe question arises, where are they 
to find berths in New York Harbor'? So much of the good 
water front has been taken out of the market by industrial 
concerns that there I s . very little in sight for commercial 
purposes. The necessary railroad facilities for commercial 
uses can be found at the present moment. I mean property 

CHARLES W. TREMBLEY. 

suitable for big warehouses and railroad terminals that is 
practically already developed and can be used as soon as 
docks are built. The available parcels on this stretch of water 
front can be summed up on one's two hands. 

If New York City desires to increase her commercial su
premacy as a port of entry both she and the Government must 
permit New Jersey to extend her pier lines, wherever prac
ticable. She must aid and not retard. Just encourage by con
certed action with New Jersey the development of Bayonne 
Cove. A glance at the map will show the magnificent situation 
at the northwest side of the New York Bay for the future com
merce of a continent. Let any one who desires to get a realizing 
sense of the possibilities here view it from the top of IT Battery 

pl, a point of vantage where you can look 
directly down on the whole tract. Surely the 
time must now be near at hand when this 
whole Cove will be developed. The bulkhead 
line here lies from 3,300 to 5,500 feet off shore, 
and even beyond this point the Government 
grants the privilege of placing islands of solid 
fill for a considerabie distance. The number of 
miles of good water front that can be created 
here by a series of bulkheads and canals are 
almost illimitable, and the greatest desidera
tum is, that the bottom is susceptible of being 
pumpdredged. The spoil removed can be util
ized for a flll. 

Every one appreciates the value of the east
ern end of Staten Island, with its deep draught 
for warehousing, for basins and for ship
yards, and the value lent to it by the bulk
head line being 1.100 feet off shore. The rail
road facilities here are almost nil, which prac
tically takes the property out of the market for 
industrial purposes. On the north shore of 

Staten Island, from Port Richmond to Mariner's Harbor, there 
remains undeveloped a considerable stretch of the finest deep 
water front in all of the East. Here the channel of the Kill 
von Kull hugs the shore, but development is retarded on-ac
count of the absence of good railroad facilities. 

The geographical situation of Staten Island to New York 
and New York Harbor is such that it is little short of a crime 
that her north shore should not be let out and treated in such 
a way that it would be too valuable for industrial use and 
would furnish New Tork with some of the much needed com
mercial water front. The War Department has recommended 
the removal of the rocks at Bergen Point Light, so as to 
straighten the channel from Newark and Elizabeth through 
the Kill von Kull to New Tork Bay, and has also recommended 
the running of a straight channel north of Shotters Island, be
tween Elizabeth and Bayonne. 

Of the Arthur Kill and the Kill von Kull taken together 
there can be but one consensus of opinion, i. e., that it is one 
of the greatest waterways in all the East. It is teeming with 
commercial activity Those who have made a study of this 
subject know that since the Government completed the 21 foot 
channel at low water, completely around the island, thus pro
viding a convenient inside channel for herself and inciden
tally doing a great service for all of the property owners for
tunate enough to have a frontage on it, that it rivals the far-
famed Sault Sainte Marie in the matter of tonnage, for even 
in the year 1906, hefore the dredging work was done, 21000 000 
tons passed through this waterway. Manufacturers have 'not 
been slow to appreciate the great opportunities on this chan
nel, with the result that there- are only eight or ten parcels 
that can be had on the Jersey shore, from Elizabethport to 
Perth Amboy At Port Reading, S. L, we find a draught from 
20 feet to 34 feet at the very bank, the service of many rail
roads on the property, an unlimited supply of the best water 
under S5 pounds gravity pressure, good labor conditions and 
every other known advantage, including an abundance of coal 
at the lowest market price, for here we find one of the greatest 
coal depots in the world. 

Newark Bay, above the Central Railroad of New Jersey 
Bridge, is a great body of shallow water except for the 16-
foot channel now being dredged by the Government to Newark 
This bay by proper dredging and filling can be converted into 
a monster basin second only to upper New Tork Bay The 
cut or "spoil" will largely provide the fill, for the surrounding 
lowlands, and a general railroad system of the United States 
would find here an ideal termini. 

Factory population will ultimately shift to those localities 
in and near the port of New Tork, where raw material and 
finished products can be taken in and sent out most econom
ically The cheap lands of New Jersey its undeveloped and 
extensive water front susceptible of inexpensive development 
together with the overwhelming advantage of .being situated at 
the Great Atlantic .Railroad, -terminal of the - United States 
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clear ly ind ica t e s t h a t th i s sec t ion of t he por t will in the n e a r 
fu tu re become one of t he g r e a t e s t i n d u s t r i a l cen t res . 

M a n h a t t a n is hand icapped by t h e high pr ice of i ts land' and 
the g r e a t cost of t r a n s f e r and c a r t a g e . I n th i s connect ion 
it should be r e m e m b e r e d wliile M a n h a t t a n is t h e rea l c en t r e 
of t he por t and will a l w a y s be p r e - e m i n e n t for finance, who le 
sal ing, a m u s e m e n t s , hote ls , etc., i t will a l w a y s suffer f rom i t s 
insu la r posit ion. However , t he r e is m u c h t h a t N e w T o r k can 
do to offset t he d i s a d v a n t a g e s of be ing a n is land, and I a m 
firmly of t h e opinion t h a t t he g r e a t inc rease in bo th impor t s 
and expo r t s will, in the nea r fu ture , force the g iv ing ove r of 
W e s t s t to f re ight l ines a n d t r u c k s only. I n place of t h e 
s h a c k s t h a t now ado rn W e s t st on t h e eas t , which, for t h e 
m o s t pa r t , a r e used for indifferent l ines of bus iness , we shal l 
see subs t an t i a l , dignified g r a n i t e warehouses , bonded a n d 
o therwise , bui l t a f te r p l ans well t h o u g h t out before hand , and 
t h e a r ch i t ec tu re , if no t un i fo rm in s tyle , t h e bui ld ings a t leas t 
bea r ing some re la t ion t h e one to the o ther , and s h o r n of ali 
o r n a m e n t a t i o n . W e s t s t conver ted into a b road a v e n u e b e 
tween these bu i ld ings a n d t h e w a t e r , w i t h covered w a y s or 
p iers a t i n t e r v a l s connec t ing the second s to r i e s of t he bui ld ings 
w i t h th,e w a t e r front, a t a level not to in te r fe re w i t h r a i l road 
t r a c k s or t ruck ing , ie m y prophecy. Le t u s n o t only hope for 
th is , b u t let us build t unne l s enough and b r idges enough, so 
t h a t t h e ra i l road floats which a re omn ip re sen t now will be 
abandoned , t h a t f e r ryboa t s will e i the r en t i re ly d i s a p p e a r or 
be a cur iosi ty , and t h a t m a n y o ther useless c ra f t t h a t clog ou r 
beaut i fu l h a r b o r will be done a w a y wi th . Le t us c r ea t e a 
m e r c h a n t mar ine , t h e n will it come to p a s s t h a t sh ips t h a t 
now find a haven in o the r po r t s will come to N e w York of 
necess i ty ; will come to w h a t wiil t h e n be in t r u t h a peer less 
ha rbo r , a n imper ia l city, a m a t c h l e s s por t of en t ry . 

W i t h the r e t u r n of p rospe r i t y t h e r e is no room for doubt 
t h a t m a n y of the excel lent ideas t h a t h a v e been a d v a n c e d and 
t h a t h a v e remained in s t a t u quo s ince October , 1907, will be 
p u t in to work by the G o v e r n m e n t . T h e r ive r a n d h a r b o r s 
Congress of N e w Je r sey , t he N e w J e r s e y W a t e r W a y s A s s o 
ciat ion, t h e N e w J e r s e y E a s t e r n Dis t r i c t H a r b o r I m p r o v e m e n t 
Assoc ia t ion a n d all of t h e boa rds of t r a d e of t h e c i t ies t h a t 
a r e in t e res t ed in and affected by this m o v e m e n t a re all doing 
the i r bes t to p r o m o t e t h e different p i ans for t he i m p r o v e m e n t 
of t he h a r b o r and the w a t e r w a y s t h a t con t r i bu t e to t h e h a r 
bor. T h e p lan a n d scope c o m m i t t e e of t h e E a s t e r n Dis t r i c t H a r 
bor I m p r o v e m e n t Associa t ion expect t he e a r n e s t co-opera t ion of 
t h e Un i t ed S t a t e s G o v e r n m e n t a n d N e w T o r k City. Mr. De 
W i t t V a n Busk i rk , of B a y o n n e ; Mr. M. J . Curr ie , of J e r s e y City, 
a n d Mr, Calvin Tomkins , of N e w a r k , - N . J. , a r e all r e p r e s e n 
t a t i v e m e n a n d dese rve m u c h credi t for t he h a r d work done 
to fu r the r t he se p lans . 

T h e fact t h a t $1,000,000 h a s been a p p r o p r i a t e d for t he i m 
p r o v e m e n t of t h e Ki l l von Kul l and N e w a r k B a y and t h a t 
t h e G o v e r n m e n t h a s a r r ived a t a s y s t e m a t i c , not a desu l to ry 
or d isconnected plan, for t he improve raen t of these w a t e r ways , 
a n d t h a t t h e w o r k is ac tua l ly u n d e r w a y and be ing pushed 
fo rward vigorously is mos t encourag ing . 

I n conclusion, a n d in v iew of t h e s i tua t ion in r e g a r d to w a t e r 
f ron t s a s out l ined above, I feel w a r r a n t e d to adv i se every 
o p e r a t o r and inves to r to seize the o p p o r t u n i t y and b u y a w a t e r 
front, and in t h e w o r d s of Mr. Joseph L. Bu t t enwe i se r , whose 
excel lent a r t i c le a p p e a r e d in l a s t y e a r ' s special nuraber , "be 
you r own Pres iden t , V i c e - P r e s i d e n t a n d B o a r d of D i r e c t o r s . " 
W a t e r f ronts a r e a n oppor tun i ty a t th i s t ime. 

OPPORTUNITIES EAST AND NORTH OF 
WASHINGTON BRIDGE. 

As a n observer of i m p r o v i n g va lues of N e w York c i ty p rop 
e r ty for over forty years , I fail to recollect an o p p o r t u n i t y 

which promises rea l iza t ion in such a shor t t ime as t h e d i s t r ic t 
wh ich begins on the e a s t a n d nor th side of W a s h i n g t o n Br idge, 
a n d t a k e s in the beau t i fu l a r e a which inc ludes Sedgwick and 
A q u e d u c t avs , all t he w a y up from 175th to 185th s ts , where 
t h e N e w York Un ive r s i t y and the Cathol ic Orphan Asy lum h a v e 
chosen so wisely and well. 

I n fact , t h e en t i r e d i s t r ic t a s f a r eas t of t he above as Jerorae 
a v is a n ideal s p o t for homes wh ich will p robably inc lude a p a r t 
men t houses of a class a s expens ive a s a r e seen on B r o a d w a y 
n e a r Columbia College. T h e c o m p a r a t i v e va lue of l and in "West 
I S l s t st , on t h e w e s t e r n side of W a s h i n g t o n Br idge, w h e r e lots 
a r e held a s high a s $15,000 to §18,000 each, w i t h Aqueduc t , 
Sedgwick or T r e m o n t a v s (west of J e r o m e av ) , w h e r e land is 
ob ta inab le a t less t h a n $3,000 a lot on the avenues and less in 
the beaut i fu l s ide s t r ee t s , will soon be a t h ing of t he pas t . 

Va lues will r ise s h a r p l y and become p e r m a n e n t l y high, a s all 
wes t side land does. I know of no locat ion w h e r e t h e possibi l i 
t ies a re g rea t e r . T h e d i s t r ic t is t he hea l th ies t , too, a s d r a inage , 
h igh g round and all o the r good qual i t ies m a d e it a res iden t ia l 
d i s t r ic t for those w h o bui l t expensive s u b u r b a n homes severa l 
g e n e r a t i o n s ago . F o r accessibi l i ty it is a l r e a d y far a h e a d of ail the 
uppe r w a r d s , a s t he s u b w a y a t 181st s t connec ts with i t s own 
fas t t rol ley l ines ; a n d five or t en m i n u t e s only a re requ i red to 
r e a c h the U n i v e r s i t y of t he Ci ty of N e w York, which is a t 183d 
s t on A q u e d u c t av . T h e a v e r a g e person r e g a r d s W a s h i n g t o n 

Br idge a s a s t ree t , and it is one, in fact , one of t he mos t b e a u t i 
ful in t h e c i ty . 

I p red ic t a n e n o r m o u s bu i ld ing m o v e m e n t in the d i s t r ic t I 
refer to wi th in a v e r y shor t t ime, a n d s t rong ly adv ise the young 
and energe t ic bu i lde r s to ope ra t e t h e r e w i t h o u t delay. B u t let 
m e cau t ion t h e m a g a i n s t poor s t r u c t u r e s ; only the bes t will pay 
bes t the re . J . M. L. 

E. O S B O R N E S M I T H . 

OPPORTUNITIES NEAR ISIST ST. ON 
WASHINGTON HEIGHTS. 

By E. O S B O R N E S M I T H . 

I H A V E been asked for a n opinion of W a s h i n g t o n H e i g h t s 
rea l e s t a t e a s a n i n v e s t m e n t . I n m y capac i ty a s a b roke r 

for t h e p a s t 20 yea r s , I h a v e been closely allied w i t h th i s sec
t ion; it h a s been m y bus iness to a n t i c i p a t e the g r o w t h of t he 

i'~\ .--Z——~S~~^ /—\ "^'tyi n o r t h w a r d . I h a v e 
W c"" ' ' ^^^^^^^*" ' ' " -^ - , O seen va lues on W a s h i n g t o n 

'• ' ' H e i g h t s r ise f rom $1,200 to 
$15,000 wi th in t h a t period, 
and I a n t i c i p a t e a g r e a t fu
tu r e for t h i s sect ion. 
T h i r t y y e a r s ago, W a s h 

ington H e i g h t s w a s k n o w n 
for i t s s ah ib r ious a i r and 
genera l hea l th fu lness , and 
in s u m m e r t ime had m a n y 
inva l ids camped on i ts hills. 
I t w a s k n o w n t h a t i ts a l t i 
t u d e and i t s n a t u r a l d r a i n 
age m a d e it t he hea l t h i e s t 
l and n e a r N e w Tork , a n d 
doctors r ecommend t h i s 
p a r t of M a n h a t t a n I s l and 
for p u l m o n a r y and o t h e r 
k indred t roubles . 

I t w a s a long w a y from 
the bu i l t -up sec t ions of t he ci ty in t hose days , bu t to -day , wi th 
i t s s u b w a y and su r f ace l ines, it is no longer a d a y ' s j o u r n e y to 
r each th i s "Ale t i an F ie ld . " Here , t h i r t y or fo r ty y e a r s ago, 
w e r e the homes of r ich m e r c h a n t s , w h o drove in the i r c a r r i a g e s 
from 125th st, t he end of t h e 3d a n d Sth a v h o r s e c a r l ines ; b u t 
t h e c i ty g r a d u a l l y enc roached upon the i r p r ivacy , and t h e y 
h a v e moved n o r t h w a r d . 

Men who h a v e lived in th i s sec t ion for m a n y yea r s , h a v e long 
real ized i ts b e a u t y and hea l th fu lness , and h a v e p u t up wi th i ts 
inconveniences which were m a n y , to live he re w i t h the i r f a m 
il ies; now wi th the Subway , you can reach I S l s t st , f rom City 
H a l l by exp re s s in 25 m i n u t e s . T h e fu tu r e of W a s h i n g t o n 
H e i g h t s is a s s u r e d ; t he c i ty ' s t r e n d h a s a l w a y s been n o r t h 
w a r d and will con t inue to be so. T h a t sect ion a r o u n d I S l s t s t 
will con ta in the l a rges t popu la t ion n o r t h of 125th st . W i t h 
e a s y m o r t g a g e money, t h e t endency will be to s t a r t a bu i ld ing 
boom t h a t will be justified. I t h i n k a n y o n e i nves t i ng in land 
Dr bu i ld ings now, in th i s section, will r eap the benefit of the i r 
fo re though t . W a s h i n g t o n H e i g h t s is bound to g row. 

F r o m the sect ion a t 181st st , you h a v e all t h e facil i t ies ot 
t r a n s i t . Nor th , E a s t , Sou th or W e s t ; you can t a k e the Oth, or 
9 th a v e leva ted r a i l road by t r a n s f e r r i n g f rom the Ogden a v 
c a r l ine t h a t s t a r t s a t W e s t I S l s t s t and St. Nicho las a v ; you 
can t a k e the 3d a v e levated r a i l road a t I t j l s t s t and 3d av , by 
t r a n s f e r r i n g from Ogden a v line to 161st s t l ine; you c a n go 
n o r t h w a r d to Mount V e r n o n o r Y o n k e r s ; in fact , no place in 
the c i ty h a s a more var ied mode of r each ing the sec t ion i m m e 
d ia te ly s u r r o u n d i n g it. 

I c anno t too s t rong ly r ecommend t h e W a s h i n g t o n H e i g h t s 
sect ion to the inves to r ; in t h e n ex t few y e a r s a g r e a t m a n y 
c h a n g e s will t ake place here . T h e t r e n d of pr ices will be u p 
w a r d for a long t i m e to come. These sec t ions wil l h a v e a 
s t eady , su re g r o w t h , e v e r y t h i n g t h a t m a k e s land va luab le ' i s 
he re : hea l thfu lness , accessibi l i ty and c o m p a r a t i v e cheapness 
of land. 

To the inves tor , I s t rong ly adv ise the p u r c h a s e of p r o p e r t y 
in the sec t ion here in n a m e d . I t wil! be m a n y y e a r s before 
new s u b w a y s r each ing n o r t h w a r d will be bui l t . Fol low t h e 
l ines of t h e p r e s e n t B r o a d w a y S u b w a y and i t s i m m e d i a t e 
vic ini t ies . 

SOME LARGE SALES IN BROOKLYN. 
T h e S t a r & Cresent R e a l t y Co., S19 & S19a F l a t b u s h Avenue , 

h a s m a d e tho fol lowing sa les recen t ly : 
To a bui lder , a parce l lying j u s t sou th of t he P a r a d e G r o u n d s 

a t t he foot of P r o s p e c t P a r k , to be improved w i t h fine, de 
t ached h o m e s ; cons idera t ion abou t a q u a r t e r of a mill ion 
dol lars . T h e sale w a s m a d e for Wood, H a r m o n & Co. 

A block front on the ea s t e r ly s ide of Ocean Avenue , be tween 
D i t m a s Avenue a n d Dorches t e r Road , for A. J. Robinson , to 
a bu i lder who will improve the p r o p e r t y w i t h e legant , de 
t ached homes . T h e cons idera t ion w a s a b o u t $85,000. 

A parcel sold (or Samue l Tepli tz , be ing a block f ront on t h e 
s o u t h side of K i n g s H i g h w a y , be tween E a s t 13th and E a s t 
14th S t ree t s , improved w i t h s tores , two a p a r t m e n t s above each 
s tore . Th i s p r o p e r t y w a s sold to a n inves to r a t a cons idera t ion 
of abou t $125,000. 
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T H E " D O W N T O W N BUILDING." 

Broadway, Northeast "Corner Exchange Place. 

Knickerbocker Trust Co., Ov '̂ner. 

George A. Fuller Co., Builder, 

McKim, Mead & White, Architects. 
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PROFIT IN ALTERING OLD DWELLINGS. 
Values May Be Damaged by Haphazard Alterations, or Enhanced by a Good Plan. 

By A L F R E D H . T A Y L O R . 

TH E business section of New York la constantly broadening, 
and the inroads of commercial life into what was, only a 

short time ago, a staid residential section, can be plainly seen 
by a walk up Sth av, north of 34th st, extending as far as 

59th st; also in raany of the 
^v / " ^ " " l 7~^ \ / ^ ^^^^ streets running east and 

(C fly^/v > ^ * ^ ^ ' * ^ ^ ^ / N ^ y 7* weat from this avenue, in 
\\n(/y V^^^^fckN.-! , V^N/y this section. 

A wide field is open at -the 
present time for the in
vestor in the purchase of 
buildings in a dwelling house 
section which is destined to 
become partly or wholly 
business, and by a carefully 
considered and well planned 
alteration increase the value 
of the original land and 
building largely in excess of 
the original cost. 

Evidences of this type of 
reconstruction r e c e n t l y 
erected in New York are 

„ not hard to find. It repre-
i ALFRED H. TAYLOR. ^^^^^ ^^ attractive and re-
liable form of investment through which. If the alteration 
problem is considered as an art and a science, and approached 
from this .standpoint, the city would be benefited architec
turally, and values would be enhanced to the individual proj)-
erty owner. 

Well directed thought and study spent on the planning of a 
building that is to be converted from the use for which it was 
originally designed to one that changed circumstances require, 
Is essential; and yet in the great majority of cases the solu
tion of the alteration problem is left to a builder, often one 
with a limited knowledge of the needs of a particular neigh
borhood, who approaches it from a purely utilitarian stand
point; and thus many a prominent thoroughfare is in this way 
disfigured, and the monetary value of the buildings damaged 
by haphazard, makeshift alterations. The result is so-called 
"business buildings" which formerly were orderly and dignifled 
dwellings, but are now supported on the lower stories with 
stilts in the shape of iron columns, these carrying a girder 
covered with a cheap and tawdry galvanized iron cornice, the 
upper portion of the building being apparently held up by the 
plate glass show windows. The object in such cases is, first, 
to get as cheap a.n alteration as possible, and secondly, to se
cure a maximum income from the lower stories by getting as 
much show window as the law will allow. But are the {jest 
results accompiished in this way? 

An intimate knowledge of the construction of a building is 
necessarj' In making an alteration; to know what portion of 

. the old building to save, and to avoid running into unexpected 
difficulties of conslruction entailing large expenditures not 

originally contemplated, and thereby reducing the expected re
turns. But this is not all. 

It can be shown that well-designed alterations with archi
tectural fronts pay better and attract a better class of tenant 
than slovenly makeshifts. And they cost very little more, for 
the money spent in shoring and underpinning the upper portion 
of some buildings would pay for the construction of, a new 
front, which need not be expensive to be effective. In some 
cases a portion of the old front may be retained with good 
effect. 

IMPORTANT PRINCIPLES. 
It may be broadly stated, however, in the alteration of a 

building for business purposes, where a good store is desirable 
on the ground or street level, that the store should enter at 
or very near the sidewalk level, and for every step above or 
below this level the rental value is decreased accordingly. And, 
furthermore, if stairs are used to reach a store floor, they 
should be broad and very easy in regard to the rise, wide ag 
to the tread of the step, and placed inside the house line. 

COST OF OPERATING AN ELEVATOR. 
Another matter for consideration is the advisability of putting 

in an elevator, even in buildings of not over five stories in 
height. This is often desirable, as the modern electric ele-

MADISON AVENUE AND 62D STREET. NO. 520 FIFTH AVENUE. 
A combination of business building and apartnienls. Front of A successful alteration where, tbe old front has been retained in 

rough easl stucco with red Spanish tiie cornices, the upper portion. " .. . .,,,,-. 
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..^ , J^, Nos. 712 and 714 5th av are shpwn two good examples of 
hiislnass buildings, In the former case a certain residential 
character is retained as befitting the use bf the building by a 
decorative artist, without in any way affecting its rental 
value. In the" latter building, No. 714,; is shown one with a 
maximum of light and air on each fioor, the general composition 
being good and at the same time securing tlie effect of proper 
supports for the upper stories by means of the side piers • 
carried all the way down to the sidewalk level. : •-:' "f 

In the case of No. 520 Sth av, the old brownstone front has 
been maintained above the store, but the alteration has been 
carried out in such a manner as to make a harmonious front, 
the store being the predominating feature. 

In the photograph of the building on the southwest corner qf 
62d st and Madison av can be seen what was originally a 
dwelling-house, the lower 'two stories having had the beam 
levels altered and the upper poftibn of the building changed 
for apartments, entrance being secured by means of a central 
tower building, containing the electric elevator and stairs which 
are built fireproof, this part being the- new portion of the 
structure. The exterior of the building being finished in cement 
gray stucco and the small roofs of bay windows and main 
cornice of red Spanish tile. 

In No. 138 West 65th st, the beam levels were left as they 
were originally in the dwelling-house, except that the first tier 
of beams is raised in the front portion, so that entrance to the. 

NO. 400 FIFTH AVENUE. 
. An alteration, makeshift. Two stores would have been tel:ter, the 
,flrst one, with high ceiling entering from street level. Second story 
'^tore reached from an interior stairs and elevator; the general effect 
of thia building is unkempt, the outside stairs and area disfiguring, 
and the placing of signs haphazard. 

,vator is compai'atively easy and not costly to install and 
operate; the cost of the electric service in an ordinary 5-Bty 
,building will run from eight to thirty dollars a month, accord
ing to the use and size of the car. This is an item which must 
be taken into consideration in the laying-out of the plan, as 
in some neighborhoods it is desirable to install an elevator, 
[and the interest on the cost of its installation and running will 
.often be more than offset by the increased rentals. Tbere are, 
.however, many neighborhoods where an elevator Is not neces
sary Jn a 5-sty building. 

INDIVIDUAL EXAMPLES. 
The accompanying photographs tell their own stories. Take 

jthe photograph of No. 400 Sth av as an example. Here, in the 
;wrlter's opinion, good judgment has not been used, for while 
I a number of stores are secured, the income of the three is not 
so large as could be had in this neighborhood from two stores. 

,by making the main one a well-proportioned business premises, 
with high ceiling and entering from the street level, and the 

! second story store reached by means of either an easy interior 
.staircase or by means of an elevator placed so as to have easy 
I access from the street. 

No. 582 Fifth Avenue Is a building with a new front 
;in which the floor levels of the first twb stories have been 
i changed so as to conform to the new requirements. This is an 
old building with a new front and seems to admirably solve 
the problem, the front having dignity and a maximum of light 
procured for the .upper floors without in any way detracting 
from Its architectural treatment. 

A PIONEER IN 65TH STREET, 
No. 138 West 65th street. A former (our-story browDBtone dwell

ing solentlflcally altered. 
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NO. 582 FIFTH AVENUE. 
A successful new front on an old building, plenty of light in upper 

stories, and a well-proportioned ground floor store. 

first store is from the street level. The upper portion of the 
building was originally brownstone, which was cut away suffi
ciently to allow the cement to have good bond on the brown
stone. The entire character of the building was altered with 
cement stucco, which was used with a rough cast and smooth 
cement trimmings. It might be well to say in passing that the 
income from this building has been increased several fold and 
been made very much more secure by the turning of the two 
lower stories into business and the upper stories into apart
ments of two rooms and bath. This building was originally 
a high-stoop brownstone dwelling, and now contains ten apart
ments of two rooms and baths, four apartments being located 
in a rear extension. 

There are many streets in New Tork which are near populous 
centres into which business is slowly driving its entering wedge, 
and many opportunities exist for purchasing property with a 
view to ultimately changing the building either as an entire 
business alteration or into a combination of business and dwell
ing, it having been found that the presence of certain business 
industries does not materially affect the rental value of the 
apartments over them. 

•̂ L •^•-^inn':'':.A:'k^'''''^ 

NOS. 712 AND 714 FIFTH AVENUE. 
Two good examples of business premises. 

Of course it is impossible to lay down many rules, as each 
alteration should be considered by itself and the general lay
out of the building carefully studied as to the varying con
ditions of locality, etc., before any action is taken in making 
the plans. 

COST OF BUILDING IN 1906 AND 1908. 

In the matter of the cost of either alterations or new build
ings, it may be safely stated that a t the present time and for 
a period covering the year of 1908, .there has been a reduction 
in estimates of at least 25 per cent, in the total cost less than 
that which obtained in 1906. This has been effected partly 
by the greatly decreased cost of building materials, and by 
the anxiety of contractors to secure work and keep their men 
employed. There has practically been no reduction in the wage 
scale of mechanics, but there has been a very real saving in 
the cost of construction in this regard, on account of the ability 
of the contractor to select those mechanics who do their work 
more faithfully, and thereby materially increase the amount 
of work done in a given day, the work being better executed 
at the same time. This condition of affairs is likely to continue 
for some time, until the amount of work exceeds the ability 
of the contractors throughout the city to supply sufficient 
skilled workmen, and by having to put on men without se
lection, add a margin of profit to take care of this contingency. 

ALFRED H. TAYLOR. 

-•Jl'!ll!ll''' - * • * r- i i i . • 

Deal Seach, N. J. 
COUNTRY RESIDENCE FOR JAQQB ROTHSCHILD. 

Albert S, Gottlieb, Architect. 
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AN OPPORTUNITY FOR AMERICAN ARCHITECTS. 

THE ACADEMY OF MUSIC IN BROOKLYN AN INSPIRATION FOR OTHER CITIES. 

ARCHITECTURE is the expression of the age In which it 
is produced. With the Egyptians it represented rever
ence for the dead and awe of the unknown future; with 

, the Greeks, devotion to a beautiful, if somewhat immoral, the
ology; with the Romans, the grandeur of imperial rule; in the 
Middle Ages, a barbaric, but noble, religious aspiration. 

In each successive phase of civilization it has been the privi
lege of the architect to lend special aid toward the development 
of the national ideal and to record that ideal in concrete and 
lasting form for the contemplation of all posterity. 

It has often been remarked that this generation, and, in 
particular, this country, is 
witnessing one of the 
crucial periods in the prog
ress of the world. The con
tact of European civiliza
tion with the virgin wilder
ness of the new world pro
duced a condition which 
has no parallel in the his
tory of the world, and will 
never again be duplicated. 
During the last four cen
turies an influx of new set
tlers has been occupied in 
the reclaiming of the Im
mense territory contained 
in this country. 

To-day the first stage in 
this movement has been 
completed. The entire con
tinent has been occupied, 

its resources have been located if not wholly developed, and 
the. immense wealth has more than fulfllled the desires of mere 
personal luxury. We. have passed the stage where the European 
nations can accuse us with justice of an ambition bounded by 
dollars and cents. Our desires have exceeded the bounds of 
mere creature comforts, and to-day our aspirations are toward 
a higher and more universal culture. 

The germ of this movement has indeed always existed among 
us. The first thought of the earliest colonial settlers was 

HUGH TALLANT. 

toward the establishment of collegiate education. For the 
last half-century the public school system of our northeastern 
States has discounted that of any other nation on the globe, 
and to-day New York is overrun by a population of aliens 
brought here by the opportunities of free education for their 
children. But the present movement has exceeded the boun
daries of mere pedagogic instruction. The desire of the present 
day is ' toward that culture which begins with a school or 
college graduation, the culture that is derived from acquaint
ance with the best that the world has produced in literature, 
art, music and science, as 
expressed by the greatest 
masters of each depart
ment. 

It is a curious fact that 
for the real beginning of 
this movement we are prob
ably indebted to that great 
man, P. T. Barnum. It was 
he who flrst brought Jenny 
Lind to this country and 
laid the foundation for that 
love of dramatic music 
which is to-day one of the 
leading passions of our peo
ple. It is not the province 
of this article to trace the 
progress of this movement. 
I ts present s t r e n g t h is 
e v i n c e d by the opening, 
within two y e a r s , of a 

great opera house in Manhattan, another in Philadelphia, a 
third in Brooklyn, and the prospective opening within another 
year of a fourth in Boston. The value of the stage as an 
educational influence has long been understood abroad, and 
the principal European capitals have not been slow to lend 
public aid to the development of the highest form of musical 
and dramatic art. 

Every city of importance in Italy, Germany, Prance, Austria 
and Belgium—In fact, throughout continental Europe, has to
day its grand opera house and its concert hall. The Comedle 

HENRY B. HERTS. 

(From "The Brickbuilder.") THE BROOKLYN ACADEMY OF MUSIC. 
,;^ Hert? & Tallant, Arqbitecta. 
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Francaise is to-day the criterion of the spoken French lan
guage. Here in America the development of the theatre has 
lain with private enterprise and private munificence, but the 
development has been none the less rapid and complete. New 
York is to-day the greatest musical center of the world, and 
the movement is fast spreading to all the important cities of 
our entire continent. 

BREADTH OF THE ENTERPRISE. 
The building which to-day, more than any other, typifies this 

movement toward a higher education and a nobler culture, is 
the Brooklyn Academy of Music. The name of this building 
is somewhat misleading. The undertaking at the outset con
templated the replacing on a modern scale of the old Academy 
of Music, destroyed by fire some four years ago. But the new 
building was projected by an association of public-spirited citi
zens, entirely distinct from the stockholders in the former 
enterprise, and the aim has been a much higher and broader 
one. This building represents the desire of Brooklyn for 
opportunities of higher personal culture in every branch of 
knowledge and art. While its two great auditoriums were 
designed primarily for musical production, they have been so 
far utilized even more for gatherings of a different character. 
Before the auditorium which is to house the production of 
grand opera had been utilized for this purpose, it had already 
been the scene of two great political rallies by the opposing 
parties in the recent campaign; of several meetings for mis
sionary, educational and social purposes; and also of purely 
instrumental musical recitals. The other great auditorium, 
which is to be devoted mainly to chamber music, was first 
inaugurated by President Eliot,- of Harvard College, in an 
address upon "The Building of the Modern City and its Ad
ministration." 

This alone will give some idea of the breadth of interests 
centered in this one building. This is, however, not all. The 
building contains also the offices, class rooms and lecture halls 
of the Brooklyn Institute of Arts and Sciences. The subjects 
treated by this institute embrace every branch of human 
knowledge, from Florentine Painting and the Dramatic Poems 
of Robert Browning to the Political Development of the Phil
ippines and the Philosophy of Religion. I ts membership num
bers 6.824, and already the immense facilities afforded in the 
new building are taxed to the utmost by audiences of mature 
age, anxious to hear the greatest lecturers, the greatest singers, 
the greatest public speakers of this day. The Brooklyn Acad
emy of Music is already the center of the .social, intellectual 
and religious life of Brooklyn. It is the people's forum, the 
great meeting place of a great populace for the furtherance of 
higher culture and higher ideals. 

THIS TYPE OF BUILDING, MORE THAN ANY OTHER, 
REPRESENTS THE OPPORTUNITY OP THE AMERICAN 
ARCHITECT OF TO-DAY. I t represents all tha t is best and 

noblest in our civilization, the strongest factor In our advance
ment to still further heights of national and personal culture 
and happiness. The subject is not alone an inspiration—it is 
also an opportunity for the architect to express the noblest 
sentiments he possesses through the most attractive form. 
At least one building of this type is required in every great 
metropolis of this country. 

The opportunity of the architects of each city of our country 
lies in the developing of such an enterprise as above outlined 
among the greatest and most public-spirited of their contem
poraries. What Brooklyn already possesses every city of this 
country requires, and the greatest architectural opportunity 
of the modern world lies in the advancement of this great 
educational movement. 

HUGH TALLANT. 

DECORATIONS AND FURNISHING. 
House furnishing, if by that we mean fine furniture, wall 

coverings and cabinet work, has become a large part of archi
tecture, or at least more united thereto than ever before, when 
commissions are undertaken for clients of wealth. An at t rac
tive book on the subject* consists of a series of some 240 pages 
of large photographic illustrations of decorated and fur
nished rooms, furniture and house furnishings of many kinds, 
designed by well-known German, Austrian and Danish archi
tects and decorators, and executed by competent craftsmen. 
These illustrations are preceded by a short article on the sub
ject of modern dojnestic interior decoration and furniture by 
Dr, Hermann Warlich, of Cassel. The book aims, above all, to 
awaken in the cultured public a love of the beautiful and se
lect, and by numerous pictures It hopes to arouse a sense for 
simple and appropriate home furnishings and decoration. Ha 
records the fact that only during the last decade has there 
been noticeable a striving to make the houses of reflned people 
consistent creations of the deepest signification of their public 
and private lives; in short, to imbue their occupants with an 
artistic sense, a style, and thereby to create the basis of a 
home culture, which the author says (speaking of Germany), 
"we have not possessed for half a century." 

—A very successful merchant in the paint trade once said: 
"You meet your trade at the front door and invite them to call 
again—meet the traveler there and treat him just as con
siderately. The poorest.of them is able to teach you some
thing. . . . So if you want a good advertisement throughout 
the State, impress the traveler with your business qualifi
cations and not with your conceit and crabbedness." 

*Wohnung und Hausrat Mit Einleitendem Text, von Dr. Herman 
Warlich. F. Bruckmann, A.-G., Munchen, 1908. 

George A. Fuller Co., Builder. 
THE NATIONAL CITY BANK, 

(Old Custom House Site.) McKIm, Mead & White, Architects. 
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ELECTRICITY IN THE MODERN HOTEL 
By F. S. TUERK. 

I N perhaps no other industry have the applications of electric 
power been worked out to a more marked degree than in 

the modern hotel. This is particularly true of our large city 
hotels, where, in addition to generator and motor equipment, 
we find telephone, telautograph, fire-alarm, watchman and mail 
systems, each complete in itself, yet forming but a part of 
the organization as a whole. 

Patrons of a first-class hotel demand first of all cleanlines's 
and good service, and without these two essentials no hotel, 
no matter how well it may be located or furnished, wil! suc
ceed. On the other hand, the great problem confronting the 
hotel manager is to keep down the labor cost, since in many 
of the large houses there is often one employee to each guest. 
Of course, the wages of many are small, yet the total is large; 
and any machine that wil! do the work of one or more men 
will usually be an economical proposition. 

The organization of a large city hotel is a thing looked upon 
with envy by the small hotel manager, but the general con
sensus of opinion among hotel men to-day is that motor-driven 
machinery will still further reduce this staff and thereby reduce 
the cost of running hotels. 

The advantages of electric drive in hotels are many, the 
principal ones being cleanliness, economy of floor space, econ
omy of operation and fiexibility. In the laundry the electric 
motor is the cleanest of all powers. Here may be seen motor-
driven washing machines, extractors, mangles and tumblers, 
as well as electric irons. In the kitchens we find numerous elec
trically operated machines, such as bread mixers, pie trimmers, 

WESTERN BLECTRIC MOTOR, DIRECT CONNECTED TO A 
BLOWER, SHOWING AUTOMATIC REGULATING DEVICE. 

bread moulders, apple and fruit parers, ice cream freezers, 
fruit cleaners, coffee grinders, meat choppers, ice crushers, 
dish-washing machines, knife sharpeners, cutlery brighteners 
and silver buffers. 

PEELING VEGETABLES EY MACHINERY. 
When we stop to consider that a motor-driven peeling ma

chine will peel three bushels of vegetables in two hours, when 
it takes two hours to peel one bushel by hand; that a dish 
washer, requiring but two horse-power to operate, will wash 
3,000 dishes per hour; and that a one-horse-power motor will 
furnish enough power to run a meat chopper, handling as high 
as 700 pounds of meat per hour—some idea oan be had of the 
time and money saved by such machines. The cost of each 
machine, with its motor, is very small, when we realize the 
great saving and the added convenience over the hand method. 
Since these machines are provided with Individual motors, they 
require power only when in actual use, and no power is wasted 
In turning idle shafting or in belt friction. 

With electric motor drive a machine can be set in the most 
convenient place for its operation, a t the same time be under 
perfect control, and take up the least possible fioor space. The 
motor for driving it can be placed right at the point of ap
plication, thus eliminating the dirty line shafting and its at
tendant troubles. This matter of convenience is one not to be 
overlooked In the modem hotel, where every possible means 

must be taken to facilitate service. This is true especially of 
the culinary department, it being particularly essential that 
every effort be made to facilitate the quickest possible handling 
of both the raw material and the cooked products, and to 
facilitate service between the kitchen and the dining-room. 

Throughout the hotel we find fans. These vary from the 
ceiling and desk types used for the comfort of the guests to 
the exhaust and blower fans found in the kitchen, which keep 

VIEW OF POWER PLANT AT HOTEL BELMONT, WITH GENERA
TORS AND SWITCHBOARD. 

the odor of cooking away from the cafes and corridors. The 
latest development in fans .is a small telephone booth fan, 
which is suspended head high in the telephone booth. Those 
who have to spend four or five minutes in a stuffy telephone 
booth on a hot day can appreciate the use of such a device. 

Elevators and conveyors of all styles are well adapted to 
motor drive. These include, in addition to freigiit and pas
senger elevators, dumbwaiters, ash and coal lifts and dish con
veyors, all of which can be found in a modern hotel. The 
electrically driven, automatic dumbwaiter has met witli uni
versal favor among hotel managers, and is rapidly supplanting 
all other forms of dumbwaiters. 

ELECTRICITY IN THE HOTEL ASTOR. 
The best example of the many uses to which electricity can 

be put in modern hotels Is that afforded by the Hotel Astor, 
Broadway and 44th st, New York City. This hotel uses electric 
motors for more different purposes and in greater numbers than 
any similar building in the world. It has its own generating plant, 
which furnishes power for the lighting and power load, its 
private telephone exchange, a telautograph system and a com
plete motor equipment. 

The generator equipment, located in the basement, consists 
of four 250 K. W. and two 200 K. W. direct-current Western 
Electric generators, two Western Electric booster sets and 
auxiliary apparatus. The generators are all 120-volt machines, 
their aggregate capacity being 1,400 K, W. These generators, 
etc., are controlled from a nine-panel switchboard. This board 
Is a marvel of completeness, embodying all the latest improve
ments in switchboard design. 

A complete storage battery has been installed in this hotel. 
This system has a capacity of 4,000 ampere-hours at 115 volts. 

WESTERN ELECTRIC SWITCHBOARD IN HOTEL ASTOR. 

and in case any serious accident should befall the generating 
equipment the entire load of the hotel could be carried by the 
battery for a period of half an hour. Two motor generator sets 
are used to regulate the charging and discharging of the battery, 
and also to keep the fluctuations of the elevator load from 
affecting the lighting load. In addition to these two motor 
generator sets, there are eight smaller units for charging 
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stationary batteries, portable batteries, individual lamp bat
teries and various signal systems. 

It is the motor equipment of this hotel, however, that in
terests the visitor most. There are now in use 135 motors, 
besides those running the various elevators and dumbwaiters. 
These motors vary in size from the 1/12-horse-power motor, 
running the adding machine In the comptroller's office, to the 
35-horse-power motor driving the blower on the roof back of 
the laundry. 

There are 22 motors in the elevator equipment, besides those 
used in the dumbwaiters. These represent a total of 400 horse
power. Some idea of the power necessary to operate these 
elevators can be had when we realize that these elevators 

WESTERN ELECTRIC MOTOR DRIVING A REFRIGERATING 
MACHINE IN THE HOTEL ASTOR. 

travel a total of from 25 to 35 miles per day. This interesting 
fact is determined by a unique tallying device which enables 
the management to see just how many trips each car makes 
per day. 

Of the 135 motors used, besides those used in the elevator 
equipment, the heating and ventilating system requires 20, 
representing 210 horse-power. These motors are used to drive 
propeller and centrifugal fans throughout the hotel, and many 
of them have a complete automatic controlling device. Besides 
this general ventilating system there are 30 local motor-driven 
fans located at various points throughout the hotel, and be
tween 700 and SOO ceiling, desk and bracket fans, This seems 
a large number of motors to be used for the purpose of venti
lation, but when we consider that 300,000 cubic feet of air is 
moved every minute, and that the air throughout the kitchens 
is changed every three minutes, this number of motors seems 
none too large. 

A visit to the laundry proves especially interesting, because 
here both group and direct drive are well worked- out. There 
are in all eight motors used here. The two large mangles are 
direct driven by 3 horse-power Western Electric motors, and 
the washing machines are operated from a line shaft, which, 
in turn, is driven by a 15-horse-power motor, suspended from 
the ceiling. This laundry is very complete, consisting of wash
ing machines, extractors, mangles, dry roora fans, starch tum
blers and shaking machines, all of which are motor driven. 

This hotel makes all the ice it uses, there being a refriger
ating plant in the basement, with brine pipes running to the 
various refrigerators in the building. There are 14 motors 
used in this system having an output of 51 horse-power. These 
are used to drive puraps of all kinds, fans and auxiliary appa
ratus. These pumps are used with the ammonia, brine and 
water circulating systems, and the fans are used to push the 
cooled air through the meat and other cold-storage rooms. 

In the kitchen there are various motor-driven machines, such 
as potato peelers, a potato masher, a centrifugal soup strainer 
and dish conveyors running between the various pantries and 
the kitchen. The ice cream plant consists of a motor driving 
a shaft from which two large freezers are operated. This 
motor is suspended from the ceiling to save floor space, which 
is always at a premium in a hotel kitchen. Nearby is a 
motor-driven gang saw for cutting ice into cubes and 5-horse-
power motor-driven ice crusher. The butcher shop also uses 
a 5-horse-power motor to drive a group of machines, consist
ing of a meat chopper, a meat grinder and a grindstone. This 
is a good example of group drive. This motor is also suspended 
from the ceiling. 

The entire generating equipment of this hotel was furnished 
by the Western Electric Company, and with the exception of 
a few small motors of special design ti drive small machines, 
all the motors are of Western Electric manufacture. 

The applications noted sIiow a few. of the many uses to which 
electric motors can be put in the hotel. But while the motor 
equipment is of much importance, there are other phages of 
electrical applications of almost equal importance. The vari
ous signal and telephone systems have to-day developed to 
such a state of perfection that a description of those used in 
the Astor seems appropriate here. 

The telephone exchange, located on the second fioor. Is a 
marvel of completeness. All the apparatus heing installed In 
one room makes it an arrangement most convenient for oper
ating purposes. In this room are installed the switchboard, 
the chief operator's and wire chief's desks, the storage bat
teries and power equipment and all the auxiliary apparatus. 

The switchboard is a six position, three section, common bat
tery, multiple-type board, the first two positions being used 
for handling incoming trunk calls and the other four taking 
care of the outgoing and house calls. Since each position of 
the switcliboard is equipped with a telautograph there are two 
operators' positions per section instead of three, as is common 
to this type Of board. 

This telautograph is perhaps the most interesting device in 
this hotel, and its uses are many. Por instance, if a guest 
wishes stationary, a daily paper or a cigar in his room, he 
'phones his order to the exchange. The operator writes thia 
order on her telautograph transmitter afid the message is sim
ultaneously trajjsmitted to the service desk in the guest's 
floor and at the main service room on the main floor. When 
ths service boy fills the order he returns to his station and 
writes on the telautograph that he has filled it, and simul
taneously the message is recorded both at the main service 
room and the main switchboard. Thus a perfect check is made 
on all service, and the liability of mistake and carelessness on 
the part of the employees is reduced to a minimum. 

On the raain fioor of the hotel are seven pay stations, oper
ated independently of the main exchange, although there are 
four connecting lines to the main switchboard. In the base
ment, handy to the Grill Room, there are also five pay-station/ 
booths. In the basement there is a 90-line mahogany switch
board, located in the engineer's offlce. This board handles 
calls from the various service departments, which tends to 
relieve the main board of a large nuraber of calls. Each ele
vator is equipped with telephones, which enables one to com
municate with any department while going from one floor to 
another on the elevator. 

Some idea of the extent of the telephone system of this hotel 
can be had from the number of calls handled per month. There 
are at present 60 trunk and 700 subscribers' lines in use, 550 
of which are connected to the guests' rooms, the others being 

BOILER FEED PUMP. LINK BELT CONNECTED TO WESTERN 
ELECTRIC MOTOR, 

connected to the various departments throughout the hotel. 
The average number of subscriber and long-distance calls re
ceived during one month was 2,500, while the outgoing, suburban 
and long-distance calls numbered 3,000. This gives a fair 
Idea of the toll service, while the daily local traffic is over 
4,000 calls, over 25 per cent, of which are carried between 
the hours of 4 and 6 P. M. 
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QUICK CONSTRUCTION OF GIANT BUILDINGS. 

Satisfactory Returns and a Minimum of Worry for Owners Who Rely on Good Builders. 

By A N D R E W J. R O B I N S O N . 

THE present time offers remarkable opportunities for those 
contemplating improvement of realty holdings in suitable 

localities in this city by office buildings. 
The rapidity and the economy with which such structures 

can now be erected offer a form of permanent high class in
vestment which the dis
cerning are taking advan
tage of. The r e d u c e d 
amount of building produc
tion of the past year has, 
through lessened demand 
and over p r o d u c t i o n , 
brought reduced prices in 
all lines of materials enter
ing into construction. These 
prices will shortly begin to 
rise. The labor wage scale 
in the building trades has 
not decreased, but the in
creased efficiency of labor is 
notable; the mason, the 
carpenter, the iron-worker, 
and so on through the list, 
are each doing more work 
in a day than when, as two 
years ago, there were not 
enough mechanics to do the 
building work of the city. 

ANDREW J. ROBINSON. ^he employer now has his 
pick of the men in each trade, and every man has his coat off 
and is doing his utmost, for he has before him the line of men 
waiting for his place if lie is a laggarr*. 

Only the employing builder knows the extent of the economic 
results of this condition. Fortunately or unfortunately, this 
builder's near-millenium cannot continue long; building activ
ity will increase, is already increasing, and in due time labor 
will again dictate what shall constitute a day's work. There 
are, however, other factors more stable than the state of the 
labor market, which influence both the economy and rapidity 
of building work. Improved methods are constantly being util
ized by the builder who would obtain for his customers the 
best results'. These methods are largely the result of the more 
general application of engineering principles in the design and 
execution of large buildings and a more organized effort after 
the best results. 

Both foundation and superstructure have lent themselves 
admirably to development along lines of the best engineering 
practice, until to-day it appears as though the limit of speed 
in construction and minimum cost had been well-nigh reached. 
As recently as five years ago it was considered a task of 
difficult accomplishment to erect a twenty-story offlce build
ing in one year's time, and' it was then thought that the limit 
of pressure to which the ever-ambitious builder could be put 
had been reached when sucli an undertaking was successfully 
performed. "Time" being the essence of the ofiice-building 
contract, the builder's endeavor has been constantly stimulated 
by the exacting requirement of the owner and his real-estate 
agent to make new records for rapidity. The writer recently 
turned over to the owner a twenty-story office building which 
had taken less than 180 working days to erect, and this with
out overtime work. Of course conditions were, as now, favor
able to this undertaking, but it was largely a matter of having 
the organization to grasp the situation and take advantage of 
the conditions. 

Many an investor, otherwise agreeable to placing his cash 
in highly improved realty, dreads the imagined bugaboo of 
building; instead, he prefers to invest in a ready-made struc
ture and pays several profits in the transaction. Here it is 
that the speculative builders, whether individuals or com
panies, reap their harvest. Let our investors no longer view 
with apprehension the erection of a building to their order. 
They will flnd, if they place themselves in good hands, that 
satisfactory returns can be obtained with a minimum of worry. 

It is possible that the commissioners who are working on the 
proper limit of the height of buildings could better devote their 
time to other matters in the building line. The tendency is to 
make high buildings cover a larger area than formerly, and 
the results have heen good light, air and much pleasanter 

quarters for all the tenants than they have had in the low 
buildings. Tall buildings properly constructed represent good 
air and comfort to those who occupy them, and a very slight fire 
risk. They represent an amount of comfort and convenience 
and generally excellent surroundings that was almost unknown 
a few years ago. It would seem that great care should be 
taken in any action to limit the height of buildings, both on 
these accounts and on account of the interests of property 
owners who desire to be equally well off with those who have 
heretofore taken advantage of existing conditions. 

BUILDING FOR NASSAU-BEEKMAN COMPANY. 
The Beekman-Street Front, Bannister & Schell, Architects. 
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WHAT A DAY'S WORK MEANS—NOW. 
BUILDING COST THIRTY PER CENT. L E S S - A BIG BUILDER'S SIGNIFICANT REMARK. 

THEODORE STARRETT. 

F the possibility, nay, the certainty, of get
ting building work done cheaply were to 
be the deciding consideration in the ques
tion whether a man shall now proceed to 
tear down his old building and build him 
a "more stately mansion," the answer 

would be "Yes—most decidedly yes." 
Now is the time for "bargains" in building. Things haven't 

been so favorable for years and years from the buyer's point 
of view and, in my humble opinion, ?rom the seller's, too. 

If all things human were conducted on the theory that what 
is one man's gain must be another man's loss, there would 
be little comfort to some men in the thought that now is the 
time for ovvners to step into the market and buy buildings just 
as it might be time to buy securities on the stock market, or 
bargains in real estate or dry goods, or what not. 

'TWAS TIME TO FIX THE ROOP. 
The writer of this had occasion when things looked pretty 

dark a year ago to write an article for this paper on the sub
ject "Now is the- time for builders to fix their roofs." I did 
not write the title, I simply wrote the words and the editor 
supplied the heading. He knew. But others didn't—at least 

some didn't. One anonymous 
party tore the article out of 
the paper and sent it to me 
by mail. He had written in 
I a-r g e letters across the 
printed pages these witty 
words: "I'll bite. What ' s 
the answer?" Another sup
posed reader, an architect 
whom I met on a ferryboat 
one day, said: "That was a 
very interesting article you 
-wrote about roofs. The roof 
is a very important thing 
about a building. One can't 
be too careful in specifying 
the roof; and it requires very 
close watching when it 's be
ing put on," 

I used the words "supposed 
reader" advisedly. What 
was meant by the builders 
fixing roofs was that they 

should adjust their affairs so that when the tide of. prosperity 
returned they could take full advantage of it. 

The trade association is a laudable, if not indeed a necessary, 
institution, but it must be conducted on modern lines. I think 
it may be said that in the past flve years New York has been 
pretty well modernized in its building methods^ esp^ial ly 
with respect to the relation between woriimen and their em
ployers. Better and better conditions may be looked for if 
wise and broad-minded counsels prevail- Without prejudice to 
any one interest it may be said that conditions here were such 
that a great deal of building work was too expensive, and at 
the same time it was not as profltable to the contractors as it 
should have been, 

A great change has taken place in the building business in 
New York City in the last five years. Tills town is now wide 
open. New York is the home of the finest and most enterprise 
ing building talent in the world. The old days of insulatiry 
and seclusion are gone forever. 

The change which has taken place is analogous to that 
brought about in our government hy the Civil War. No sane 
man can now doubt the providential nature of the outcome of 
that contest. And sorae day the building interests of New 
York will admit—maybe they are ready to admit now—that 
the change here was all for the best, and besides it was in
evitable sooner or later. 

No, there is now a chance for the'building business to flourish 
like a green bay tree. The establishment and continuance of 
proper relations between employers and employees in the 
building trades is far and away 
THE MOST IMPORTANT WORK THE BUILDERS HAVE 

TO DO, 
especially if we are going to have a boom in building. No 
employer should be in such case that whenever a rush of 
work comes the worltthen can take all the profit out of it 
by strikes and by getting increased wages. 

All this sounds very tiresome, but it is. nevertheless, worth 
keeping constantly in mind. Eternal vigilance is the price of 
more things than liberty. That the walking delegate snake is 
only scotched and not killed is evidenced by the fact that on 
one of our great buildings finished less than a year ago a 
delegation of business agents called on the owner and demanded 
for a certain contractor a contract for work in that building 
on pain of having the building tied up by a strike. This Is a 
true story, and it is like lots of true stories, strange when 

looked into carefully. The man who induced those delegates 
to try their little game is notorious for his fights with unions 
in times past, and is the same fellow who started one of the 
worst series of strikes and lockouts ever seen in New Yorit 
City. There's something amusingly remindful of recent dis
closures in national politics in such an incident. 

I am a friend of unions—an admirer of the institution of 
the union^but there are lots of things unions try to get that 
they shouldn't get and wouldn't stand any show of getting if 
the traffic in walking delegates, and in:,proper trading between 
unions and bosses to control trade were ended. 

Maybe I'm too fearful about this thing. I hope I am. It 
will do no harm, I'm sure, to point to it—to remind ourselves 
of it, lest we forget. 

Building costs have dropped about 30 per cent. A case in 
point is a building which is so nearly an exact duplicate of one 
built three years ago that it may be for our purpose regarded 
as identical. Three years ago building No. 1 cost $4,000,000. 
Building No. 2 has just been placed under contract for $2,800,000. 

I know of other examples that work out almost the same 
percentage of reduction in cost. 

THE VALUE OF A DAY'S WORK. 
Now. I am not going to indulge in dry statistics nor quote 

market prices, I'll leave that to those that like that kind of 
work. Steel may or may not be down more than $2 per ton. 
It has gone down more than that when considered as erected 
in a building. Other materials have gone down, but one thing 
HAS GONE UP, and that is the day's work done by a me
chanic. The architect of the two buildings above referred to 
as costing $4,000,000 and $2,800,000 respectively, in commenting 
on the facts, said that a mechanic's output had doubled. I 
wonder if he was right. And I wonder what-wrong there was 
in this surprising increase of VALUE of a workman. Did it 
represent anything of which the workman was robbed? - No. 
His wages were tlie same as before the panic. Or at least if 
there was any reduction it was only slight. 

No, a surprising thing about this panic is that there has been 
no wage reduction in tiie building trades—a remarkable achieve
ment of the trade union. 

Now it is up to the workmen to help their employers during 
the bargain times that are coming for their mutual customer, 
the OWNER. Every one should lend a hand to aid the re
covery. 

If this is done it will demonstrate anew the new thought 
that many philosophers are preaching, that one man's gain 
need not be another man's loss, 

THEODORE ST-^VRRETT. 
New York, November 16, 190S. 

ACCEPTED DESIGN FOR MUNICIPAL BUILDING. 
Centre Street and Park Row. McKim, Mead & White, Architects. 
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IT WOULD PAY TO BUILD OFFICES NOW. 
Mr. Franke, of Maynicke & Franke, Architects of the 

Against 

I N a country of boundless natural resources such as ours, 
prosperity depends not so much upon momentary financial 

trials and difficulties as upon the intelligent wants, desires and 
ambitions of the people. 

Nothing contributes more strongly to the prosperity of a 
nation than the striving for 
material success and indi
v i d u a 1 advancement i n 
wordly well being. 

If to our natural resources, 
wants, desires and ambitions 
is added the increase of our 
population, we have a per
fect condition insuring our 
material advancement, which 
can only be momentarily 
checked by some unusual 
calamity, such as war, pes
tilence, earthquake, or a 
flnancial disturbance such as 
we have recently experi
enced. 

Prosperity is a question of 
supply and demand; supply 
or natural resources and de
mand, or wants, desire's and 

ambitions. At tipies the vehicle or means of exchange com
monly designated "Money" become deranged, we are then em
barrassed and our advancement is checked for the moment, 
but as this embarrassment does not decrease the supply, and 
as our wants, desires and ambitions do not decrease during 

JULIUS F R A N K : E . 

Fifth Avenue Building on Madison Square, Advises 
Delay. 

our flnancial troubles, then when the vehicle is again in order, 
we advance at a greater speed to make up for time lost, so 
that, in the long run, over a period of years, as a nation, we 
lose nothing. 

The demand for offlces in the City of New York is coincident 
with the commercial or material advancement of the nation. 
As a nation we are still young, and our material progress in 
the years to come will far surpass the years gone by. New 
Yorit City has witnessed, during the last twenty years, a truly 
wonderful increase in the erection of offlce buildings over the 
twenty years preceding that period, an increase which few 
dreamed of; and when, after the next twenty years, the in
crease in offlce buildings is thought of, it will be found to 
have been most wonderful compared to the last twenty years. 

The erection of offlce buildings will not be influenced by any 
such cause as drove a large part of our population from private 
houses to apartment houses, and is now driving sorae of the 
same population into apartment hotels, but will, in a broad 
way, be dependent on our material progress. 

The erection of office buildings in New York City will, to a 
large extent, follow upon the demand for offlces from flrms and 
corporations interested In manufactures and agriculture all 
over the country, A very large proportion of such flrms and 
corporations now have their administrative and clerical force 
in this city, or they have representatives here; and it is be
ginning to be more and more an accepted fact that any large 
concern in this country must, in order to do business, open an 
OfQce in New York. 

The increased activity in the City of New York, attendant 
upon the completion of the terminal facilities, wiil also con
tribute to the demand for offlces in the near future. 

Broadway, 23d and 24th Streeta. 
Hedden Construction Co., Builder. 

THE FIFTH AVENUE BUILDING. 
Maynicke & Franke, Architects. 
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I n the coming year all new office buildings erected and those 
being built will be well occupied, and more will be wanted. 

As an investment, the offlce building compares with the best, 
it is stable and safe and the value and income of an office 
building fluctuates decidedly less than some popular invest
ments, 

AS INVESTMENTS. 
The future will see many realty stock companies organized 

for the sole purpose of owning buildings, not as a speculation, 
but purely for investment, an3 the stock of such companies 
owning offlce buildings will be considered safe and reliable 
for income and investments. 

At the present time little building is being done, material is 
therefore cheap, and labor, although not being paid reduced 
wages, is more efflcient because of the scarcity of work. Tak
ing this into account, it can be seen why an offlce building can 
be built ten to flfteen percentum cheaper than last year; and 
that with very little or no danger of strikes. 

At the present cost of building it would pay to build and 
have an unusual large proportion or most of the offlces vacant 
for several years; it would pay in the end, even under such 
circumstances, better than to wait several years before building. 

The deraand for offlce buildings during the past twenty years 
has been skilfully met by the architects having the erection of 
such buildings in charge, but our efforts would not have heen 

so successful had it not heen for the elevator and for struc
tural steel, which were, perfected during that period. 

W^ithout the elevator the office building of to-day would be 
impractical, and without the structural steel its construction 
would have been impossible. 

Steel is now heing used for windows, doors and trim, and is 
taking the place of wood, and at no great increase in cost; 
when the machinery for manufacturing is perfected, steel for 
such purposes will cost no more than wood, which it is de
sirable to have eliminated in the construction of office buildings. 
NO CHANGE OF TYPE UNTIL FLYING MACHINES COME. 

Until the flying machine is perfected and becomes as popular 
as the automobile, there will be little or no change in the gen
eral type of offlce buildings; and even then the change will be 
slight and will consist of providing landing platforms for the 
machines and running the elevators to the roof, to enable the 
passengers to descend to the offices below. 

The economic height for an office building, if built on a plot 
of no less than 5,000 square feet, is about twenty stories. Be
yond that height the cost is more than proportionately increased 
for each additional story. This does not mean that to build' 
.higher would not pay; on the contrary, if the land value is 
high the proportionate net income would be more for a thirty 
or forty-story building than for a twenty-story building, 

JULIUS FRANKE. 

OPPORTUNITY FOR OWNERS OF OLD TENEMENTS. 
By Commissioner Edmond J. Butler. 

AT the recent public hearings of the Board of Estimate and 
Apportionment concerning the budgetary matters of the 

City of New York for the year 1909, it was made quite evident 
by the admissions of the various real estate interests, and in 

particular by the numerous 
taxpayers' associations repre
senting tenement house own
ers, that it was desirable to 
remove the adverse condi
tions created by the main
tenance of school sinks and 
the failure to supply the 
light and air necessary for 
the dark interior rooms and 
hallways in the tenement 
houses of the City of New 
York. The Board of Esti
mate and Apportionment, 
acting upon the request of 
the Commissioner, has grant
ed to the Tenement House 
Department the sum needed 
to inaugurate the w o r k 
necessary to enforce com
pliance with the require

ments of the law on the lines stated, and it is the intention 
of the Tenement House Departraent to begin this special work 
at the beginning of the coming year. 

In view of these facts it must be apparent to all that the 
coming year, and in an especial manner the present tirae, 
affords a most favorable opportunity for the making of altera
tions in tenement houses erected prior to the passage of the 
Tenement House Act. 

All school-sinlts, latrines and privy vaults not yet removed 

EDMOND J. BUTLER. 

will be ordered out during the coming year, and new water-
closets ordered installed in their places. Orders will be issued 
for the cutting of windows in the large number of interior 
rooms yet remaining which are not in accordance with the 
law in respect to lighting and ventilation. Dark hallways will 
be ordered lighted by cutting windows or replacing with glass 
the wooden panels in the doors of apartments leading to them, 
and scuttles and skylights-must be supplied or altered to con
form with the requirements of the law. 

It will be of advantage to owners to anticipate these orders 
by making arrangements with their plumbers, carpenters and 
other mechanics in advance, and also by planning to make such 
other alterations at the same time as will make the buildings 
as attractive and convenient as possible. Making all desired 
alterations at the same time, the owner will be saved the ex
pense and annoyance of successive pieces of alteration work, 
and when he is through will have the satisfaction of knowing 
that his property has been brought to a thoroughly good con
dition, which will greatly add to both its rental and sale 
value. 

Another inducement which should prompt owners of old 
tenement property to make the needed alterations may be 
found in the fact that activity in building new teneraents. in 
Manhattan especially, has decreased to so great an extent that 
the renewed demand for housing which is certain to take place 
in the near future will have to be met by houses already 
erected. It is then to the advantage of these owners to get 
their houses in good condition to meet this coming demand. 

The same decrease in new building work has made an un
usually favorable opportunity to secure labor and building 
materials on reasonable terms, while by employing surplus 
labor at this time the tenement owner will be helping toward 
a return to normal industrial conditions not only by reducing 
the number of the unemployed but by increasing business. 

HOW MUCH CAN BE SAVED BY BUILDING NOW? 
F DE LANCEY ROBINSON, architect, Townsend Building. 

* Broadway and 25th st, was interviewed as to whether 
existing conditions were such that owners would be materially 
beneflted by ordering building operations forward at the 
present time. He replied as follows: 

"There is no doubt in my mind that owners would be 
wise in building under present conditions. Prices of materials 
have fallen to remarkably low flgures, the saving in many 
items being as great as 15 to 20 per cent. In addition to the 
actual saving in the cost of the materials for building there 
are other advantages, one being that the materials furnished 
are of better quality than when the demand is greater than it 
has been during the last year. Furthermore, there are no 
expensive delays in securing material. The contractors can 
secure in addition, on short notice, any number of skilled and 
willing workmen. 

"Buildings can be erected under the existing conditions much 
more rapidly, and owners can be assured with absolute cer
tainty as to when the buildings can be completed. 

"I have also known of many cases where contractors have 
been willing t o assume contracts for actual cost, in order that 
their plants might be kept in operation and their organizations 
maintained. In some cases they have even taken contracts 
at a loss. 

"The above mentioned conditions have existed for some 
months past and exist largely even at the present time. There 
is, however, very little doubt in my mind that if contemplated 
building operations are delayed for three or four months the 
opportunities for building under such advantageous conditions 
will be lost, 

"There are many indications of better times. Within the 
last week I have known of a large number of operations— 
which had remained dormant for a Jong time—for which es
timates have now been requested. I have also known of a 
great raany other operations which have been ordered for
ward, and in some cases, work has been actually commenced. 
This, of course, increases the demand for materials and will 
eventually increase prices. 

"As soon as owners realize that conditions are now most 
favorable they will no doubt take advantage of the present 
conditions to order work ahead. 

"Even in cases where money has to be borrowed—with which 
to erect buildings—at a little higher rate than is customary, 
owners could be positively assured of making a substantial 
saving, and even after deducting the amount of the difference 
between the advance rate and the ordinary rate they would 
still secure a net saving in the total building operations of 
from 10 to 12 per cent," 
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ANDREW J. ROBINSON COMPANY 
BUILDERS 

123 East 23rd Street New York City 

UNION THEOLOGICAL SEMINARY BUILDINGS. 
120tb to 122d Streets , Claremont Ave. and Broadway, 
New York City. 

Allen & Collens, 
Louis E. Jallade, 

Associate Architects. 

A Partial List of Buildings Erected by us 
OPPICE BUILDINGS. 

BLAIR BUILDING Carrere & Hast ings 
Broad Street and Exchange Place. 

ST. PAUL BUILDING George B. Post 
Broadway and Ann Street. 

SILVERSMITHS' BUILDING Clinton & Russell 
15, 17. 19 Maiden Lane and 18 and 22 John Street. 

HOFFMAN BUILDING J. B. Snook's SoQS 
Fifth Avenue and 17th Street. 

HOME INSURANCE COMPANY'S BUILDING. .Clinton & Russell 
52, 54, 56 Cedar Street . 

FIDELITY & CASUALTY BUILDING C. L. W. Eidlitz 
Cedar and Church Streets . 

SECURITY MUTUAL INS, CO,'S BUILDING..T, I, Lacey Se Sons 
Binghamton, N, Y. 

HARTFORD BUILDING Youngs & Cornell 
Union Square and 17th Street. 

TRANSIT BUILDING Charles A. Rich 
5-7 Eas t 42d Street. 

PRESCOTT BUILDING Clinton Sc Russell 
Jobn and Nassau Streets, 

GERMANIA BUILDING Charles A, Rich 
Oedar and William Streets , 

BRYANT PARK STUDIOS, Gth Avenue and 40th Street.. . .C. A. Rich 
BORDEN BUILDING, Hudson and Franklin Streets 

G. Howard Chamberlain 
CHURCH MISSIONS HOUSE, 22d .Street and 4tli Aveuue 

Henry F. Kilburn 
ARBUCKLE BUILDING, Water Street and Old Slip. .Frank Freeman 

RESIDENCES FOR 
HON. ELIHU ROOT Carrere & Hast ings 

Park Avenue and 70th Street. 
MR, STUYVESANT FISH McKim, Mead Sc White 

Madison Avenue and 78th Street. 
MR, HENRY O. HAVEMEYER Charles C. Haight 

Fifth Avenue and SGth Street . 
MR. FELIX M. WARBURG C. P. H Gilbert 

Fifth Avenue and 92d Street. 
MR. M. 3. BELTZHOOVER A. J. Manning 

Irv i ngto n-o n-Hu ds o n. 

ECCLESIASTICAL BUILDINGS. 
CHURCH OP THE HOLY TRINITY Barney & Chapman 

East 88th Street. 
CHRIST CHURCH Charles C, Haight 

Tls t Street and Broadway, 
WASHINGTON HEIGHTS BAPTIST CHURCH. . . .Chas, A. Rich 

I45th Street and Convent Avenue. 
CHAPEL FOR GENERAL THEO, SEMINARY. .Chas, C. Haight 

21st Street, Ninth and Tenth Avenues. 

HOSPITALS. 
NEW YORK HOSPITAL Cady, Berg & See 

16th Street, between Sth and Gth Avenues. 
ST. LUKE'S HOSPITAL Ernest Flagg 

llSt.h, 114th Sts,, Morningside and Amsterdam Aves. 
SEASIDE HOSPITAL George Morse 

New Dorp, Staten Island, 
MEMORIAL HOSPITAL Charles C. Haight 

106th Street and Central Park West. 
EDUCATIONAL BUILDINGS, 

CARNEGIE LECTURE HALL Whitfleld & King 
Rensselaer Polytechnic Inst i tute . 

WINSLOW LABORATORY Lawlor & Haase 
Rensselaer Polytechnic Inst i tute . 

BARNARD COLLEGE BUILDINGS Charles A. Rich 
Columbia University. 

GENERAL THEOLOGICAL SEMINARY Charles C. Haight 
Ninth Avenue, between 20th and 21st Streets. 

UNION THEOLOGICAL SEMINARY, Allen & Collens, L, E. Jallade 
Broadway, Claremont Avenue, 120th-122d Streets. 

SOCIETY BUILDINGS. HOTELS, Etc, 
NEW YORK HISTORICAL SOCIETY York & Sawyer 

Central Park West, 7Gth to 77th Streets. 
THE MAYPAIR, 57th Street aud Park Avenue C. A. Rich 
THE ARTS CLUB George B. Post 

19th Street, near Irving Place. 
HOTEL ESSEX .- Howard & Cauldwell 

Madison Avenue and 56th Street. 
THE MESSIAH HOME, Fordham, N. Y, .Brigham, Coveney & Bisbee 
COLUMBIA COUNTY COURT HOUSE Warren A. Wetmor* 

Hudion, N»ir Tork. 

I 
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THE PLANNING AND CONSTRUCTION OF APARTMENT 
HOUSES. 

By W I L L I A M L. R O U S E . 

NEVER before in the history of our city has this type of 
structure been erected with keener regard for beauty of 
design, as well as for the comfort, health and convenience' 

of occupants. The monstrosities which disflgure sorae of our 
best neighborhoods with their vacant apartments and perennial 
"To-Let" signs bear silent witness to the shortsightedness of 

builders who. In former 
years, ignored these essen
tials. This condition of 
affairs is unfortunate both 
for the owners and for the 
city, for, as the vast ma
jority of our structures 
must always be those of 
h u m a n habitation, it is 
upon the aesthetic character 
of these, to a mogt consid
erable e X t.e n t, tha t the 
beauty of the city must de
pend. 

Our apartment houses are 
thus becoming more and 
more monumental in char
acter, and builders are con
tinually seeking new sites 
where the outlook, com

manding nature of the locality and environment furnish a most 
favorable setting for the structure. The Riverside Drive sec
tion is an instance of tliis, and it is fortunate tha t in our 
great city, with its more or less congested population, we have 
still unspoilt many sections available for the flnest and best of 
apartment house construction. 

Our investors, too, are rapidly learning that no investment is 
safer than in buildings of this type, erected with high ideals 
as to beauty and utility. Of course, houses of this kind are 
very expensive, for the carrying out of these ideals of neces
sity involves not only the best workmanship, but also the best 
of materials, equipments and appointments. To save money 
on these items is poor economy, tends to make the huilding 
look cheap and unattractive, and leads to inordinate and con
tinual expense for repair. 

MAIN POINTS TO K E E P IN MIND. 
I t is not within the purview of this article to enter into a 

detailed dissertation upon apartment house construction, and 
I will content myself with indicating the main points which 
the architect must constantly keep in mind in designing and 

WILLIAM L. ROUSE. 

planning such a building. The site selected, the exterior or 
facade of the building must be designed with regard to the 
natural or scenic outlook, and, where possible, in harmony with 
the architecture of the neighboring buildings. In designing 
the facade and the main entrance hallway, the architect should 
give freest play to the purely artistic side of his art. These 
features must be both beautiful and imposing; they must not, 
however, be showy, too elaborate or offensive to -good taste. 

The apartment should be arranged with a view to as much 
privacy to each tenant as possible. The entrance to each apart
ment should, where possible, lead into a foyer, around which 
the parlor, dining room, library and other rooms used occas-
sionally for entertaining, should be arranged. The kitchen 
and servants ' quarters should be isolated from the rest of 
the apartment, and separate entrances provided for servants 
and tradespeople. 

The bedrooms and bath rooms, again, should be kept removed 
from the living rooms, and the whole apartment should be laid 
out and arranged in accordance with the requirements of con
venience, comfort and orderly housekeeping. Light and air, 
that great desideratum, must not be forgotten, the room most 
in use to be the more favored In this regard. 

While it is true that the l a w prescribes maximum perceptages 
of the land upon which the house can be built, and minimum 
dimensions of courts and yard, the architect has still much 
room for thought on this head where the planning of a flrst-
class house Is involved. 

The design of the facade, the arrangement and size of the 
rooms, light and air, and economy of construction and opera
tion, are elements which are constantly warring with each 
other in the architect's mind, and raust be worked out into 
homogenious and perfect structure. Upon the successful work
ing out of this problem, constantly occurring and differently 
presented in each case, does the success of a building depend, 
and this problem demands the greatest talent, judgment and 
resourcefulness on the part of the architect. 

Por those contemplating the erection of apartment houses it 
raay be well to add that existing conditions make the present 
a most opportune time. The slackening of building operation 
has not only reduced the cost of building material, but has 
mitigated the contractors' deraand for proflt, while at the same 
time the competition among mechanics for jobs has instilled 
into their minds the idea that to keep their places, they must 
give the employer full value for the wages received. As a re
sult builders can now count on a saving of from twelve to 
fifteen per cent. 

mm^-.-^ 
-i^r:^-

FUTURE HOME FOR UNION DIJIE SAVINGS INSTITUTIO.N-
3tli Avenue, northwest comer 40th Street, Wm. L. Crow Construction Co., Builder. Alfred H. Taylor, Architect, 
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House of Mr. James B. Clews, Fifth Ave. and S5th St. 
THE LATEST FIFTH AVENUE RESIDENTIAL CONSTRUCTION. 

Horace Trumbauer, Architect. 

VALUE OF WHITE PORTLAND CEMENT IN ARTISTIC WORK. 
An exquisite concrete jar, the handiwork of Ralph C. Davi

son, secretary of the Concrete Association of America, is the 
satisfactory outcome of constant experimenting with colors in 
Portland cement by Mr| Davison for the last eighteen months. 
The difflculty of incorporating colors in a cement composition 
of any kind is well known to anyone more or less familiar with 
the use of this material. The jar referred to has excited the 
admiration of several art connoisseurs of New York. 

Mr, Davison's flrst experiments disclosed the difflculty of 
securing true tints, owing to the initial color of the cement 
itself. The resultant appearance was generally dead and 
dirty, such as would be produced in a water color painting by 
using water that had been impregnated with the colors from 
a dirty brush. The placing of white Portland cement on the 
market made the coloring easier. Speaking of his experience 
with this kind of cement, Mr. Davison said: 

"I started experimenting again, and obtained' some very 
gratifying results. This was due to the fact that I had a per
fectly true white base to which to add the color pigments. The 

effect was true tints of the colors used, and by the addition 
of marble dust and various other materials the surfaces secured 
were full of life and character." 

The jar embodies a wide range of color, the pigments com
prising both doraestic and imported, and costing at tho rate of 
from 30 cents to $50 per pound. The higher prices make some 
of the colors prohibitive for house work, but it is possible and 
feasible to obtain true and fast coloring matter in a limited 
range of colors at a figure which would permit of-using colored 
cement materials for decorative purposes. The jar has been 
exposed to the elements during good and bad weather, night 
and day, for the past six months. The colors have not changed 
perceptibly, and their permanency appears to be as assured 
as the durability of the material. Thi& little work of art is 
reinforced throughout with minute steel bars, the reinforcing 
being done to prevent it frora expanding, as a result of sudden 
changes of temperature. A number of experts in concrete work 
have pronounced the jar to be the finest example of colored 
concrete work that they have ever seen. 
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Opportunities in Engineering Work. 

AWIDE field of development in connection with mechani
cal construction and appliances in buildings of every 

description now awaits the engineer. 
The recent perfection of concrete construction has brought 

^ . ^ about new problems. The in-
/ / n \ \ x^'^v • i. A / ^ ^ rfn\\ ^l^^l'^tion of piping now re-
>\ 1-^ ' V > | ^ j ^ ^ | ^ v / ^ ^ l / y quires 'greater accuracy and 

pre-determination and the 
clumsy methods in vogue 
which involve rauch cutting 
and interference are doomed 
to disappear. The steel cage 
will not be superseded, but 
its design will call for better 
methods and more original
ity. Heating engineers have 
before them interesting op
portunities, such as the de
signing of wl-ndows so as 
to eliminate leakages and 
yet secure positive ventila
tion, and the recent lapse 
of patents in positive means 

REGINALD PELHAM BOLTON, of circulation in heating 

systems now opens the fleld 
to intelligent use of proper methods. 

Elevators are in process of development along the line of 
electric motive force, which present valuable features never 
before attained, and we are just beginning to comprehend the 
relation of traffic to the building and to deraand that ele

vators shall be adequate to the public needs. Sanitary science 
has responded to the demands made upon it, but the work of 
plumbing still remains a very clumsy art, and much can be 
expected in the way of combinations of flttings which will 
simplify and reduce the cost of construction. 

Lighting has just entered on a new phase, where intelligent 
attention is being given to the correct proportions of illumina
tion, and this iias developed at the same period in which the 
high-efflciency electric laraps have come into being. The 
wastefulness of existing installations and the burdensome ef
fects of ill-conceived lighting arrangements offer great oppor
tunities for correction. Gas illumination Still presents great 
advantages and possibilities. 

The steam engineer has before hira a competition wiiich 
should develop the best capabilities of the art. The waste and 
neglect of the past in the matter of furnaces and fuel con
ditions must be abandoned. Owners are beginning to realize 
that intelligent knowledge applied to the fireroom may reduce 
expenses at the primary point. Thousands of boiler instal
lations await corrections and improvements. Unless radical 
improvements are made, the gas producer, gas engine and gas 
heater must to a large extent supplant steam, and in this 
connection future developments are wide and promising. 

In every direction the line of advance is open and the period 
of past depression has opened it still wider, for owners have 
realized, as they would not have done in good times, the de
sirability of retrenchment, of reduction and elimination of 
wasteful methods. 

The present opportunity is twofold, corrective and construc
tive. 

Corrections and improvements render existing property more 
remunerative, and the wasteful methods of "good times" may 
lead to economic developments which will render future build
ings not only the equal, but the superior, of their competitors. 

Riverside Drive, southeast corner 98th St. 
"THE PETER STUYVESANT." 

.William L, RouBe, Architect. 
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DISTEIBUTING YARD NO. 1 
POOT WEST 96TH STKEET. NEW YORK 

DISTEIBUTING TAED NO. 3 
145TH STREET AND HARLEM RIVER, NEW YORK 

TROWEL 

P O R T L A N D 
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MATERIALS 

MILLS: CEMENTON, N. Y. 

MAIN OFFICE: 103 PARK AVENUE, NEW YORK 
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STH STREET AND GOWANUS CANAL, BROOKLYN 
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This is especially the case in hotel design and operation. 
The older buildings cannot hold their own against the advan
tages offered by better designed and more economically equipped 
competitors; so they gradually drop into less desirable and less 
paying business, and eventually come to a standstill, notwith
standing the value of their traditions and established connec
tions. And there are several instances in this borough to-day 
in wiiich supposedly up-to-date, and certainly very modern, 
hotels have come to grief as a result of faulty and costly me
chanical arrangements. 

The same effects to a less degree are to be seen in business 
buildings. The "good times" crystallized processes and meth
ods, and the "hard times" will have done good if they leave a 
strong incentive to the desirability of investigation and im
provement. 

It is to be hoped, too, that the recent depression may have 
had the effect of inducing some workmen to put in more effort 
in their labor. This does not apply to the iionest majority, but 
to the loafers and shifters of the minority. 

As to the opportunities now offered to builders, there is a 
general opinion among manufacturers of engineering apparatus 
that present prices are lower than may be expected to exist for 
many years to come. Recent figures taken on mechanical equip
ment show the keenest competition on the part of bidders, with 

offerings of the highest class of materials and apparatus at 
close competitive prices. It is safe t'o say that the best can 
at present be purchased at the price of the poorest of one 
year ago. 

The remodeling of buildings to bring them up to date, to 
reduce their operating expenses, and to adapt them to new 
conditions of their location, is a line of work offering many 
inducements to owners, builders and engineers. 

Many such opportunities exist in sections in "which the char
acter of a locality has altered, and in which by prompt re
arrangement of a building its earning capacity can be in
creased, instead of leaving it to gradual deterioration in the 
expectation of sorae large future operation involving its entire 
replacemeht. 

There are a great many old manufacturing, Ioft and ^vare-
house buildings which, with moderate expense, could be put 
into up-to-date shape for modern operation, and would at tract 
good tenants if put in that condition. 

These and other lines of improvement in the metropolis offer 
plenty of good opportunities for moderate expenditures, with
out waiting for enormous operations to be brought about. 

The streets of Gotham are not paved with gold, but they are 
lined on both sides with golden opportunity,' 

REGINALD PELHAM BOLTON. 

a i l O U > I f fLAM • 

THE BELNORD. 
Broadway. Amsterdam Avenue, SGth and STth Streets. 

Geo. A, Fuller Co., Builder. 
Hiss & Weekes, Architects. 
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EDWARD T. BEDFORD RESIDENCE HERBERT L. PRATT RESIDENCE 
Clinlon, Willoughby and Waverly Avenues, Brooklyn 

MONTROSE W. IMORRIS. Architect JAMES BRITE, Architect 

A Few Recent Buildings 
Princeton Club 

Equitable Life Assurance Society Bldg. 

Union Dime Savings Institution 

Broadway Savings Institution 

Drexel Morgan Building 

Sinclair ReaUy Company's Building 

Library No. 4 

Library No. 16 

Library, City Park Brancb 

Library, Saratoga Branch 

Library, Brevoort Place 

New York Infant Asylum 

Paul Leister Ford Residence 

N. Y. Central Power House 

Jones Speedometer Building 

Presbyterian Church 

Abraham & Straus Building 

Lincoln Hospital 

Henry M. Flagler's Residence 

Marvin Safe Company's Building 

Kaskel & Kaskel Building 

Clyde Line Building 

American Society Civil Engineers 

Hugh J. Grant Residence 

Joseph Pulitzer Residence 

Charles T. Barney Residence 

Wilson Industrial School 

Century Company Building 

Christ Episcopal Church 

Rhinelander Estate Building 

THE ENGINEERS' CLUB 

32 and 34 West 40th Street. New York City 
WHITFIELD & KING, Archileets 

W M . L CROW CONSTRUCTION CO 
ESTABLISHED 1840 

289 Fourth Avenue, N. Y. City 
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WHERE THE ADVANTAGES LIE IN REINFORCED CONCRETE, 
By RUDOLPH P. MILLER 

RUDOLPH P. MILLER. 

THE use of concrete in mass is as old and older than the 
Christian era. At least its use was known to the Romans, 

and though the knowledge of its preparation and its value in 
constructions seems to have been lost for centuries, it has come 

again into very extensive use 
in the last century. The ex
periment of a French gar
dener a few decades ago. In 
the casting of some concrete 
flower pots, reinforcing them 
with wire has been the al
most direct cause of a great 
enlargement of its field of 
usefulness. The scientiflc ap
plication of steel to the re
inforcement of c o n c r e t e 
makes it possible to use the 
material for tiie structural 
elements of any kind of 
building, often effecting a de-

i cided economy and certainly 
a greater safety against fire 
over the ordinary type of 
construction. 

Much good work but some 
bad work has been executed 

in reinforced concrete as applied to buildings. Some builders 
who have done much good work in other lines have had poor 
success in this form of construction. The reason for such 
poor results or for failure are not far to seek. In some in
stances it was attempted to use the construction where it 
could not be economically applied; in other cases work was 
undertaken without proper preparedness. The results have 
been unsatisfactory from a structural as well as a flnancial 
standpoint. 

Let us consider, then, where the opportunities for reinforced 
concrete lie and the conditions of success. And by successful 
operations here we mean raore particularly those in which there 
is a decided economy over other forms of construction rather 
than those that can be classed among structural triumphs, re
membering at the same time that economical construction is of 
necessity also good construction. 

While it is true that almost any structure can he erected in 
reinforced concrete, it is, on the other hand, not always struc
turally desirable or economical to do so. This type of con
struction is particularly applicable to buildings used for com
mercial or industrial purposes, such as warehouses, stores, fac
tories,, stables, garages. This is particularly true when these 
buildings are expected to carry heavy loads. The size, too, 
influences the econoray of construction, especially where col
umn spacing and floor panels are generally uniform through
out. For Commercial and industrial buildings this uniformity 
is usually possible. The larger the areas the greater the in
crease in economy in reinforced concrete over other types of 
construction. Height does not greatly affect the relative cost 
per cubic foot. 

But the flrst cost is by no means the only consideration. In 
fact, economy in maintenance and operation is much more de
sirable than reduced flrst cost. Here reinforced concrete has 
a decided advantage over all other forms of construction. 

Being fireproof, better insurance rates are to be had on 
buildings of this coustruction and their contents. As between 
first-class mill construction and reinforced concrete, in one 
case the actual cost of insurance to the owners for the rein
forced concrete building was not much more than one-half 
what it was for the mlil building, and for the contents in the 
former considerably less than one-half of whati it was for that 
in the latter, the character of contents, surroundings and other 
conditions being essentially alike. 

The value of reinforced concrete as a flreproof construction 
and its claim to such distinction, are well illustrated in the 
fire about a year ago at the plant of the Dayton Mortar Car 
Co., Dayton, Ohio. A fire originating in the fourth floor of the 
reinforced concrete wine was conflned to tha t floor in that 
part of the building, while it destroyed to fully one-half its 
extent the mill constructed wing, to which it had spread 
through a door opening not properly protected. 

Another saving in operation is effected by reason of the 
rigidity of reinforced concrete construction. Being essentially 
monolithic, we have mass to take up the vibrations due to ma
chinery or other moving loads. In a large printing house In 
Philadelphia one wing is of the usual fireproof steel frame con
struction, while the other is of reinforced concrete. Both wings 
have large printing presses installed in them. The difference 
of vibration in the two wings is very striking when passing 
through the doorways from one to the other. A leading manu
facturer ha« stated that he has saved twenty per cent, in the 
power required to operate his machinery because of tha rigidity 
of the concrete conBtnictlon. 

It has been said that the construction in reinforced concrete 
is slow. Wherever thi shas been the case, it will he found 
that it was due to inexperience of the contractor or lack of or
ganization. One building in the business section of New Tork 
City (Manhattan), where conditions for work were rather 
cramped because of the narrowness of the street, was erected 
at the rate of one story in every five days. 

It must, however, be remembered that economy in this type 
of construction will not be affected unless the structure has 
been intelligently designed. The; most expensive material enter
ing into the construction is steel. To secure economy, no more 
than actually necessary should therefore be used, but tha t 
must be properly placed. If the steel is not properly placed 
the result will surely be either bad and unsafe construction or 
a waste of material and Increased cost. Hence, competent en
gineering advice will not only assure safety but also econoray 
of construction. 

THE CENTURIAN. 
Broadway, between 28th and 29tb streets, 

William L. Rouse, Architect, 
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JACOB A. ZIMMERMANN 

FIVE HUNDRED AND FIVE FIFTH AVENUE BUILDING 
IMPROVED PROPERTY HOLDING CO., OWNER 

MAYNICKE & FRANKE, ARCHITECTS 

1358 BROADWAY 
Teiephone No. l 58 -38 th St. 

Established 1862 

G. A. ZIMMERMANN 

1862-1883 

G. A. ZIMMERMANN & SON 

1883-1888 

G. A. ZIMMERMANN SONS 

1888-1891 

J. A. ZIMMERMANN 

1891 

HA S O N 
BUILDER 
AND QENERAL 
CONTRACTOR 
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DECORATIVE CONCRETE. 
By ROSS F . TUCICBR. 

TH E concrete house is the dweiling of the future. 
The day of the wooden house is done, and there should be 

great rejoicing thereat. According to recent statistics, some 
1,600 homes are burned in this country every week and the 
deterioration of the ordinary poorly built house is so great that 
a raan who buys a wooden house is buying a loss unless the 
deterioration is offset by the increase in value of the land. The 
depletion of the forests, the scarcity of lumber and its fast ad
vancing cost, are raaking the price pf a well-built wooden house 
approximate that of brick and more permanent material. 

Much has been written and said of late about the concrete 
house, but the developments in this direction have not really 
commenced. As a rule people liave not learned to handle con
crete, particularly from a decorative standpoint. The problem 
of the factory and mill structure, of the dam, the bridge, and 
the massive retaining wall has been solved beyond peradventure 
in concrete, and it has driven almost every other material out 
of the fleld. The development of these structures and the change 
from stone and brick and steel to concrete, has increased the 
production in Portland cement in tliis country from 8,000,000 
barrels in 1900 to 45,000,000 in 1907. 

But we have thus far been concerned with the engineering 
rather than the architectural Qualifications of concrete. And 
yet there is just as great a future in the decorative possibili
ties of concrete- as in its constructive features. After many 
trials and many ^ i lures , we are learning to handle concrete in
telligently. In many parts of New-England are concrete struc
tures that so simulate natural pink, grey and blue granite and 
limestone, that only the closest examination will distinguish one 
from the other. There are absolutely none of the defects vis
ible in connection with the work that appear so commonly in all 
other concrete structures and which have hindered its adop
tion as a decorative material. It will be possible soon, prob
ably within the year, to build hollow concrete walls that will 
be permanent, strong and dampproof, for dwelling-houses, at a 
price not exceeding wood, and upon these walls will be applied 
a variety of textures and colors, in stucco, in artificial stone, 
in faience and mosaics that will produce structures of the 
highest artistic character, that will do away with the uninter
esting, characterless wooden dwellings, and replace them with 
houses of the greatest individuality and of the highest archi
tectural and artistic value. 

The age of concrete is at hand, and its wonderful properties 
have not yet been fully developed or even appreciated. But so 
vast are the opportunities for its use, so many and so extra
ordinary are the uses to which it may be put, that it demands 
the application of our best minds and best talent for its full
est development. The public as yet little appreciates the pos
sibilities or the far-reaching importance of the developments 
which are at hand both structurally and artistically in the 
adaptation of concrete to dwelling-house architecture, but the 

day is not far distant when the use of wood will cease and 
beautiful, permanent structures will rise in their stead. 

An ornamental panel executed by Mr. Geo. Beck for Tucker 
& Vinton, as part of the firm's exhibition in the Concrete As
sociation of America, is illustrative of decorative work in con
crete. . It has the texture of white marble and is 
representative of a class of concrete constimction 
with which the public is as yet unacquainted, but 

which will soon at tract much notice. Nearly all natural 
stone, particularly limestone and sandstone, has laminations 
or layers, which cause it to weather easily, to absorb moisture 
and to discolor, or, like granite and marble, it flies to pieces and 
disintegrates under a small amount of heat, so that no natural 
stone is very satisfactory as a building material unless it is 
selected with great care and handled with skill. While many 
people object to the imitation of stone in concrete, it is never-
thless true that if granites and limestones can be made of con
crete so perfectly that they can only be distinguished from the 
natural stone by the closest examination, the superior quali
ties of concrete in respect to freedom from laminations, its 
homogenity and strength and flre-resisting qualities, will surely 
lead ultimately to a modification of this prejudice. In many 
parts of Boston, there are to-day whole structures of concrete 
forming additions, in many cases, to old stone structures, which 
so accurately reproduce the color, texture and character of the 
natural stone as to require minute inspection to distinguish. 
What is more extraordinary, there are absolutely no surface 
cracks, checks or crazing, nor any of the streaking and un
sightliness of ordinary concrete work. If anything, there are 
less of these defects than in the natural stone. The problem 
of selected aggregate has been worked out to a nicety and the 
results are an extraordinary commentary on the decorative 
value of an already remarkable structural material. 

T H E A P P E A L O F P O R T L A N D C E M E N T . 

Like Gilt-Edgcd Bonds and Stocks Offered to Investors 

During a Panic. 

CONTRACTORS most certainly appreciate the wisdom of pur
chasing now for their future supplies, we regret to say. 

The large contractors, as a rule, are a pretty shrewd class of 
men, and they realize that wlien cement (and we presume brick, 
and other buiiding materials also) is selling at a price that 
causes raany mills to shut down and the largest to cut prices 
to about the lowest figure ever known in this country, that it 
is a condition analogous to far-sighted investors buying gilt-
edge bonds and stocks during a panic. 

The contractors, therefore, for the Ashokan Dam, who are 
taking over one million barrels of Alsen, the contractors for 
the government contract at Buffalo for about ninety thousand 
barrels, the various Barge Canal contractors, and in fact the 
majority of big buyers among our clientele who have work run
ning ahead, have insisted upon purcliasing cement for the whole 
term of their contract, covering full requirements needed, in 
sorae cases up to seven years, or 1915. 

We have found it necessary in such cases to agree to book 
them for their total requirements, because otherwise they 
would not have bought of us, and we therefore could not sell 
them for present requirements unless we agreed to take the 
whole contract; we therefore have in some cases found it 
necessary to protect them to the full extent of cement for 
which their contracts call. 

Por instance, the large quantity of ceraent which was lately 
sold to be delivered during the next four years for Panama 
Canal work will have its principal advantage to the manu
facturer in helping towards maintaining full capacity. It was 
a raost extraordinary bargain for the buyers. 

Speaking for the Alsen Company, we find it necessary to 
make rigid rules in regard to amounts needed on future con
tracts, in order to prevent contractors speculating by pur
chasing ahead more thSh they really will need. Speculation in 
a staple commodity like ceinent is always attended with evil 
results, and we have to take every precaution to avoid it. I t 
is alike injurious to the manufacturer, the dealer and the con
tractor, and except in specific contracts, where it is really 
necessary to take care of the contractor, the leading ceraent 
manufacturers turning out well established brands, endeavor 
to quote only for requirements thirty days ahead. 

No ceraent company properlj- managed cares to make prices 
to the regular trade for more than thirty days ahead during 
such times as tliese, except in such cases as outlined above. 
Cement has been selling at a price which does not permit even 
the best equipped companies in the country to earn sufficient 
to warrant their being in the cement business, and this is a 
well known fact. Consequently, it is a time when those who 
have contracts which will actually need a considerable amount 
of cement are wise enough to purchase their full requirements. 
There is no doubt that the cohtractors are taking care of their 
own interests. 

W^M." P. CORBETT. 
(Alsen's Am. Portland Cement Co.) 

ILLUMINATION OF SEVENTH AVENUE.—An article in the 
Electrical World for December describes the illumination of 
upper Seventh Avenue. It is illustrated with photographs and 
curves, showing the distribution of illumination on the pave
ment. This avenue is exceptionally wide, wifh a strip of pro
tected grass plot through the center. The illumination is by 
enclosed arc lamps, supported on posts of tiie "lyre" type, 
placed in the central grass plot, and mast arm posts of orna
mental design along the curb on either side. 
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Leaders in the Brick Industry of New York. 



December 19 ,1908 RECORD AND GUIDE 1221 

THE IMPORTANCE OF BRICK. 
P L E N T Y T O B E H A D T H A T W I L L N E T - O W N E R S A N D B U I L D E R S A P R O F I T . 

By tlie President of the Hudson River Brick Manufacturers' Association. 

WILLIAM K. HAMMOND. 

E
VERT builder with experience knows that bricks are the 

fundamental building material, and that the brick build
ing needs no especial advertisement for safety, low in
surance or permanency, and that the owner will have no 

reason at any time to complain of his building, or have any 
uncertainty about its ability to always fill the requirements of 
a building of the flrst class, and of a class by itself. 

As to that class, no building as yet devised and built of any 
- other m a t e r i a l can be 

named as in tho brick-
building class. The mate
rials are always to be had 
promptly, the labor is al
ways ready—skilled—and if 
tirae is a consideration in 
the construction, the build
ing raay be rushed to com
pletion without a feeling of 
doubt, or even a thought 
given, as to whether or not 
some wealmess not yet dis
covered by experience may 
not develop and damage 
the structure. And when 
ready for the tenant, there 
is no question to be side
stepped, or apologies given. 
The buiiding is of the 

brick class—of a class by itself—and is a security to both owner 
and tenant. 

The same may he stated of bricks tor any of the uses to 
which they have as yet been put, whether it be In the founda
tions, where either water, mud or dry air will be their bed-
feliows; on the seashore, in the tropics, or as far North as 
buildings of civilization have as yet advanced. Same old story! 
A story so certain and sure of not being gainsaid that it seems 
idle to speak of it, or to attempt to say anything on the subject. 
And perhaps it is as well to let the brick tell its own story, 
except for the fact that the new builder, the inexperienced 
investor, or the tenant may not have given the attention to the 
matter of the materials of which the new building is con
structed whicii such a matter commands. The time will come, 
however, when the brick huilding will command its own. and 
those who invested in such buildings will have acted upon the 
wisdom of experience of thousands of years. 

Not only for foundations, but also for superstructures, are 
bricks the suitable material, because they are non-destructive 
from cold or heat, moisture or dryness; but because of their 
coming to you at the very lowest cost of any building ma
terial, as you will flnd w-hen you make your final flgures. 
Always in supply, always of a quality to suit, and always a 
brick! 

Tour cellars may be paved and your roof covered with them. 
Your city streets should have as the basis for your pavements 
a foundation of hrick, well bedded in sand; with stone or 
asphalt upon this foundation, your streets will be dry and 
always easy to repair or change. It is reasonable to believe 
it would be a noise absorbent to a large extent, and should 
be given for this, if for no other reason, a fair trial. Bricks 
used in this manner, unlike any other material used as a 
foundation for the pavement, would not be lost when change 
or repairs are needed. Once a brick, always a brick, unless 
crushed, and in buying bricks you may command the kind 
which are strong. 

Bricks are made of Earth, Air, Fire and Water, and none of 
them or their combination destroy the well-made brick. The 
brick, during its manufacture, requires a continuous heat of 
from 1,500 degrees to 2,200 degrees, day and night, for a week. 
So you understand why bricks are not destroyed by fire oc
curring in any building where they may be used, and it may 
not be amiss to state tha t a brick may be taken from a burn
ing kiln, where the heat developed is a t least 2,000 degrees, 
and plunge that hot brick in water with no change to the brick 
in its form or strength. When a mortar that shall be flre
proof and will bond is a t last produced, then its use with brick 
will produce you the walls of a flreproof building. 

The brick business, i. e., the return in money to the manu
facturer and the jobber or material supply man in the greater 
city for 1908, has been far from satisfactory. Prices, have 
been low, demand until the second week in November light, 
and not more than 60 per cent, for weeks at a time of the 
demand which it is necessary to allow the manufacturers on 
the Hudson in order to keep their plants actively running. 
Fifteen per cent, of the plants were not running, and many 
others at only partial capacity. A few ran to the limit, yet 
the quantity of bricks now under sheds in storage at the 

manufacturers' various places are equal to the iraproved de
mand which has begun since election, and the indications are 
for a larger demand and a fuller supply than for some years 
past. 

Prices cannot soar to unreasonable rates, no matter how 
great the demand may become, as the plants are all in readi
ness for instant use when the price is advanced to cost of 
production; and with the prospect of a good demand, every 
manufacturer will s tar t his machinery and begin producing 
for the greater city of a building material which will, when 
properly appreciated, make the flnest, strongest and cheapest 
(i. e., lowest cost) permanent structures in the world. There 
are plenty of brick, and to be had at prices that will net a 
profit to owner and builder, as it has for 1908, and except 
for owner and builder in the two boom years of 190S-1906, as it 
did previously for years. 

WILLIAM K. HAMMOND. 
New Tork City, November 30. 1908. 

HANDSOME RESULTS FROM BRICK. 

EDWIN M. HOUGHTALING-

T h e Front Brick Maker Now Gives Ra re Chances for Select
ing Off-Shade and Odd-Lot Bargains. 

N O T in raany years has there been a tirae so pregnant with 
advantage to the purchaser of front brick as the present. 

' The .reasons are many and varied for the inducements and 
opportunities offered to the builder who starts ahead of the 

incoming wave of prosperity 
and building activity. 

The first things to be 
mentioned are prices, qual
ity and desirability of ma
terials obtainable. A care
ful scrutiny of the situation 
shows that there are few, 
if any, manufacturers of 

I front bricks whose average 
price has not been materi
ally reduced during the 
past year. This reduction 
has not been made at the 
expense of quality. The 
most desirable bricks may 
be bought at prices much 
lower than would ordi
narily prevail when a more 

active market created a deraand equal to, or in excess of, 
the supply. 

In most plants the reduction has been greatest on off-shade, 
odd-lot and low-grade bricks, because if a manufacturer must 
accumulate a stock, he prefers that it shall be of first quality 
standard shades, such as are most saleable and will, under 
normal conditions, quickly bring higher prices. 

Among the odd-lot and off-shade bricks may be found those 
which will satisfy the most critical buyer; bricks which will 
produce exceedingly beautiful effects and which could not be 
duplicated later except at a considerable advance in price. 

At this time the buyer has an unlimited choice of shades, 
grades and effects. No matter what particular scheme he has 
in mind, be it white, red, cream, russet, gray, brown or any 
of the innumerable variations of these colors, he will flnd the 
manufacturer ready to supply him immediately. Experienced 
builders know how often they are disappointed in busy years 
through being unable to obtain, without delay, bricks to pro
duce certain desired effects, and they might v^ell take ad
vantage of the exceptional prevailing conditions. Within a few 
months the influx of orders will undoubtedly create limitations 
of choice and send prices to higher levels. 

Prompt deliveries are important to all builders and especially 
essential to speculative builders, who must reckon carefully 
interest charges and taxes. To them flnishing their buildings 
before the regular renting seasons is identical with the full 
measure of success. In this respect when we consider that 
factories have bricks in stock for immediate shipment, that 
empty freight cars are plenty and are placed promptly for 
loading, that the railroads are no longer congested with freight, 
and that in consequence the movement of cars is more rapid 
and certain, that freight yards are sufficiently clear to enable 
the placing of cars for delivery promptly upon arrival, that 
the truckmen are eager and waiting for work, then further 
consider that during the past three years delay was certain 
and unavoidable at each stage, though the length of delay was 
uncertain and time of delivery equal uncertain, making im
perative the placing of orders long in advance of requirements, 

(Continued on page 1223.) 



1 2 2 2 RECORD AND GUIDE December 19,190S 

"Qualifications of a Successful Builder" 
DISSECTION OF THE CAREER OF ONE OF THE LEADERS OF NEW 
YORK BUILDERS REVEALS METHODS THAT OVERCOME OBSTACLES. 

What should be the dualiflcations of a successful builder? An 
analysis of the methods developed by the leaders among New York 
builders after carrying on all kinds of operations in this line for 
many years in the world's greates t centre for construction work 
will answer tbis question. Personal magnetism, unerr ing fore
sight, flnancial stabili ty, indomitable perseverance, progressive con
servatism, satisfled clients, organized skill and reserve power, are 
some of the most characterist ic phrases that might be applied in 
dissecting such a career. Office organization is placed above al! 
other considerations. A faithful and capable s t ag means s tr ict a t 
tention to details. Where every man fills a niche, there is direct 
responsibility; where there is direct responsibili ty, there is ef
flcient service. One of the greates t advantages result ing from a good 
organization is the assurance tha t mater ia ls will be on hand when 
and where wanted. Timely delivery of mater ia ls so tha t they will 
dovetail a t the building is a nightmare for many a builder, above 
all, in New York, There are certain flxed charges that must be 
met and the delay of half a day, or even an hour, might entail heavy 
loss, -The arrangement for shipment and cart ing to tbe site, the 

Volz, is a product of rapid construction. Covering a site 75x150 feet, 
with a 2&-foot " L , " it was completed in 28 weeks. It might almost 
be said of a builder tbat he can be sized up by those for whom he 
operates or with whom he co-operates. 

Here are some of tbe architects who have planned bnildlngs erected 
by Mr. Outwater: 

Adams Sc Warren, 
Grosvenor Atterbury, 
Bannister & Schell, 
Donn Barber. 
Charles I, Berg, 
Carrere & Hastings, 
Clinton Se Russell. 
Ditmars Sc Brite, 

D'Oench & Yost, 
Eidlitz & McKenzie, 
Hill & Stout, 
Hoppin, Koen Sc Huntington, 
Parish & Schroeder, 
Snelling & Potter, 
Townsend, Steinle & Haskell , 
Charles Volz, 

A builder must s tand high in his profession to associate in busi
ness with men of the calibre indicated by these names. He must co
operate with the archi tects . The word "co-opera tes" is used de
signedly. By this is meant the prompt submission of tbe shop draw
ing and the securing as quickly as possible the approval of same by 

absolute guarantee that everything will be a t the mechanics ' dis- tbe architects , and the keeping in close touch with the office of the 
posal tbe moment they are ready to s tar t , depend largely upon the 
individual members of the office organization. There are some 
manufacturing concerns which owe their best orders to the un
failing confidence In their ability 

[jiiiiiiliiMLHlJil 

to "make good" in delivery. The 
difficulty of having cement, brick, 
steel, stone, e t c , a t the scene 
of operations the instant they 
are needed has been overcome as 
far as it is within human power 
to do so. i t is a task in itself 
to assemble a suitable corps oC 
workmen to put up a modern 
building; it is sti l l a greater ono 
to keep the force of men intact 
without wasting time or money. 

But the office organization 
without the direct supervision of 
the general contractor himsolf 
would be like a body withq,ut a 
head. The personal equation 
counts for a great deal, A keen 
insight into human nature and 
a comprehensive familiarity with 
existing conditions in so far as 
they affect construction work are 
two qualit ies pre-eminently char
acterist ic of the successful build
er of to-day. I t means an imme
diate grasp, of each detail from 
the making up of the est imate 
to the turning over of the com
pleted building, the ability to 
survey tbe ent i re operation wliti 
all i ts network of conflicting in
teres ts , the power to penetra te 
into an unexpected problem in
volving monetary risk, and mag
netism of personali ty in associat
ing with business men of recog
nized calibre. Emergencies call 
for a display of unsurpassed self-
reliance. A reputat ion coveted by 
a builder is to be known as " the 
man who does not make mis
takes." A higher t r ibu te to ef
ficiency could not be paid. Ob
servant persons who watch the erection of some of the modern s t ruc
tures, especially in Manhattan, cannot but be impressed by the high 
order of ability demanded by such undertakings. But if they were 
familiar with only a fraction of the obstacles which the builder has 
to face they would class him among the leading captains of indnstry, 

Edwin Cutwater, 225 Fifth av. New York, tor example, might 
be cited as one of the type referred to. He opened his own office 
when he began his career as a builder over a quarter of a century 
ago. His methods bave always been conservative, in the sense of 
being opposed to tbe sensation, to which fact is largely dne his 
present high standing. His first contracts were for tbe erection of 
residences. After a few years in this line he branched.out into the 
construction of larger buildings. This class of work was followed 
in turn by executing some of the flnest specimens of ecclesiastical 
architecture in and about New York, notably tbe Northern Pres 
byterian Church, designed hy Bannister & Schell, During the past 
few years his contracts have included dwellings, hospitals, lofts, 
office buildings and factories. The White Plains Hospital , designed 
by Donn Barber, is a t r ibute to his efforts as a builder. The erection 
of the Van Buren Building, an eleven-story office and loft building 
a t the southeast corner of 15th st and Fif t^ av, designed by Charles 

71 FIFTH 
EDWIN OUTWATEE, BiiUdi-r. 

la t ter while the execution of the contract is in progress. Cordial 
relat ions with the designer of the building are essential to give 
satisfaction to all concerned, and this is another case where men 

of fine calibre are required. 
Labor troubles can be avoided 

in many instances in Mr. Cutwa
ter ' s opinion. Tbe men should 
be met in a frientlly spir i t and 
the difficulties solved in such a 
way tha t justice is done to both 
employer and employed. His life 
as a builder has been free from 
the exasperat ing fights tha t so 
frequently handicap tbe contrac
tor in his effort to please his 
client. This pleasing of the 
client is one of the guarantees 
of a successful future. When an 
owner is satisfied with his build
ing he knows to whom to go when 
he contemplates improving more 
property. Moreover, he will tell 
his friends. The builder who can 
estimate accurately enough to 
eliminate additional charges, who 
shows judgment in selecting re
sponsible subcontractors, who 
completes the work within the 
appointed time, whose integrity 
is unquestioned, whose business 
connections are of the first order 
and whose financial responsibility 
is beyond reproach is one who 
generally is a success in every 
sense of the word. 

Some of the residences erected 
by Mr, Outwater include the fol
lowing for well-known people: 
For W. Reynolds Brown, a t 79 
Park av, designed by Donn Bar
ber; for GEO. T . Bonner, at IS 
East 75th st, designed by Gros
venor Atterbury; for John W. A. 
Davis, a t 512 Madison av and 
65th st and Lexington av, de
signed by Mr, Davis; for Samuel 
H. Valentine, a t 5 Bas t 67th st, 

designed by Carrere & Hast ings; for Wal ter Brooks, at 108 East 
TOth st , designed by Adams Se Warren, and the Wal ter Adams resi
dence a t 100 Bast 70th st , designed by Charles I. Berg. He also 
built one for himself a t Riverdale. Among the churches are the 
North Presbyterian, on West 155th st, and the Hamilton Grange 
Reformed, Convent av and 149th st, both designed by Bannister & 
Schell, Other representat ive s t ructures iuclude the Children's Aid 
Society, Hotel for Boys at the southwest corner of Lexington av 
and 12Tth st , -and the residence of Arthur B. Emmons, 60 Park av, 
both designed by Parish & Schroeder; the Dinsmore Building, at 7 
East 47th st, designed by Donn Barber; the Harlem Eye, Ea r and 
Throat Infirmary, a t the southeast corner of Lexington av and 
127th st, and the loft building a t 193-197 Centre st, both designed 

.by Clinton Sc Russell; t he factory for tbe Caussc Mfg, and Importing 
Co., at 39-41 East Essex st, Jersey City, designed by Hill & Stout, 
and the Mitchell-Vance factory, at 507 West 24th st, designed by 
Eidlitz Sc McKenzie, and the Caldwell building, 38-40 West 15th st, 
designed by D'Oench & Yost, 

Mr. Outwater has been for many years a prominent member ot the 
Master Carpenters ' Association and the Mason Builders' Association, 
serving both organizations In an oQIelal capacity. 

AVENUE. 
CHARLES Voia, Arohilect. 
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and we have additional and pertinent reasons why builders 
should buy bricks and build now. The very best bricklayers 
are seeking employment, and so the builder will get hetter and 
quicker work; a better building, erected in a shorter time, than 
has been possible in recent years. 

EDWIN M. HOUGHTALING. 
(Houghtaling & Wittpenn.) 

LUMBER WILL ADVANCE. 

T HERE is a tide in the affairs of men, which, talten at the 
flood, leads on to fortune." Luraber prices are on the 

flood tide. They went down, down, down, on the ebb to ex
treme low tide or slack water; but to-day it is not even slack 
water. Prices have advanced, and no man can get in at the 
bottom. 

Now, if there is a tide in the affairs of men, which, taken 
at the flood, leads on to fortune, the nearer it is taken at the 

cornmencement of the flood 
the greater the fortune it 
leads on to, and now is the 
commencement of the flood 
tide. We are going to see 
almost iraraediate higlier 
prices in lumber. Every
thing in luraber that enters 
into building operations will 
be from ten per cent, up 
higher than to-day. There
fore it seems to me tha t 
lumber says to the prospec
tive owner and investor, 
particularly in this great 
city, This is the day of op
portunity. 

I am not permitted in this 
article to take space enough 
to generalize, but inasmucli 
as there is, in my opinion, 
no exception, generalization 
is not necessary. There isn't 

a single item of luraber, or of trim, or anything of which 
luraber is raade, that enters into the construction of building 

J E S S B D . C R A R T . 

in this city or this country that will not advance, and advance 
materially, almost immediately. In fact, as I said before, the 
advance has already begun. 

The tide never floods in half-way and then recedes. It goes 
from low water to high water. So lumber now is going from 
low prices to high prices. There will be no recession. In my 
opinion, during the good times that are to come lumber prices 
will be higher than they ever were before. The opportunity 
is here—is now. 

All the foregoing is predicated on no uncertain facts. The 
writer's extended acquaintance with lumber conditions all over 
the country, both at the sources of supply and at the consum
ing points, gives him ah insight into ttie business which per
haps is not second to any man's. At the consuming end of 
tlie business stocks are very light. There is no question about 
this. Tliere are only a very few retailers and large users of 
luraber who are taking advantage of the present low prices. 
It may be because financial conditions do not warrant them 
in doing so, or it may be for other reasons. 

The same may be said of the railroads, so far as their pur
chases of lumber are concerned. They have not been in the 
market to any great extent, and, in fact, it may be truly said 
that practically the whole buying world, so far as lumber is 
concerned, a t least, has been running in a sort of hand-to-
mouth wa,y. 

With any little revival of business, and with the restoration 
of confidence, wiiich is now, -I believe, assured, the above-
mentioned will all be liable to be in the market togetlier, and 
there will be a tremendous demand for lumber, and It will 
flnd no very large stocks at the mills; or, if it does, they v/ill 
be in the hands of those that are well able to carry them, and 
who, you raay rest assured, will not give the purchaser the 
benefit of their good judgment. 

It really seems almost superfluous to sound this warning 
note, so far as lumber is concerned. Lumber, more than any
thing else that enters into the construction of buildings or into 
commercial requirements, is bound to appreciate in value, and 
I confidently predict that to-day, and this doesn't mean to
morrow, necessarily, the lowest prices for lumber prevail tha t 
v/ill be seen for a number of years to come, if ever again. 

Once more, and, in closing. I repeat, tha t so far as luraber 
is concerned the opportunity is here—is now. 

J. D. CHART. 
(Managing Director of the New York Lumber Trade Journal.) 

NEW THEATRE TO BE ERECTED IN WEST 63D STREET, BETWEEN CENTRAL PARK WEST AND COLUMBUS AVENUE. 
• Erwin Rossbach, Architect. 
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Standard Coacrete Sleel Co. 
Structural and Concrete 

Engiaeers 

System-M 
Was Used 

Throughout 
161,000 

Sq. Feet of Floor 
Including Finish 

Installed in 
Less Than Six 
Consecutive 

Weeks 
Over 27,000 

Sq. Ft. Per Week. 

THE BLANCHARD BUILDING 
175x180 teet. 

LONG ISLAND CITY, N. Y. 

It is all Stone 
Concrete 

P A U L C. HUNTER, 

Arc hi tec t 

Insurance Rate 
Only 11.2 cts. 

Z_^ 

System-M 
is the most Rational 

Combination 
of Concrete and 

Steel 

SAFETY 
ECONOMY 
SPEED 
ADAPTABILITY 
LOW INSURANCE 

Being Its 
Demonstrated 

Attributes 
WE BEPER TO 

Martin Abattoir, 3(itii and Market Sts., Pliiladelpbia, 225.';150. 4 atorleR I steel Works. Norwood, Ohio, L. Schreiber & Sons { |ox*75 ' iJ? storlos 
Bonwlt-Teller Buildlne, 13-15 West 34tli St.. Mew York, 50x115, 8 stories Parkway Garage, 4th Ave. and 51atSt., Brooklyn, N. Y., 50x100, o storiM 
Warehouse, Chrlatopber and Waverly Pl,, N. T., 50x150, L shape, 7 stories 1 Sweezey Stable, Adelphl, near Flushing Ave., Bklyn,N.Y.,75slOO, 3 stories 

AND SCORES OF OTHERS 

STANDARD CONCRETE-STEEL COMPANY 
413-17 EAST 3l8t ST., NEW YORK 

Send for Illuetrateil Catalogue " M " 
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PROGRESS AND PLUMBING. 
By JAMES F. CONRAN.« 

In a progressive age, like this 
in whicii we live, it is well to pause 
occasionally and look backward to 
compare our present condition 
with that of our forefathers. If 
we do so, we will see our every
day blessings in a different per
spective and be daily grateful for 
the privilege of living in a period 
which, from the standpoint of 
achievement, may be considered 
the greatest in the world's history. 
How many of us ever pause to 

think that people of moderate means of to-day are better off 
than nionarchs of old, and enjoy more home comforts than 
were dreamed of in olden times? Tet such is the case; and 
no feature of the huilding arts has contributed to the comfort, 
convenience and luxury of the house to so great an extent as 
the plumbing work. 

Plumbing, as we know it to-day, is a recent contribution to 
the world's progress. It is within the memory of many people 
now Hving that the few plumbing fixtures tolerated within a 
building were things to be hidden from sight in dark out-of-
the-way places, where strangers would not see thera. They 
w e r e necessities, 
pure a n d simple, 
and as such tiiey 
were put up with; 
they were n e v e r 
considered comforts 
or luxuries, to be 
p o i n t e d out with 
pride. Now, how
e v e r , conditions 
have changed; and 
the proud housewife 
enjoys keenly the 
pleasure of showing 
her b a t h r o o m to 
f r i e n d s and ac
quaintances, knowing that the rest of the house will be judged 
to a great extent by the plumbing fixtures installed. Wliat 
woman would not have cause to be pleased with a bathroom 
fitted with flxtures of snowy whiteness and set in a room 
with floors and walls of tiie? Tet such a bathroom has been 
made possible only within comparatively recent years. It is 
only about twenty-flve years since the flrst distinct improve

ments were made in 
plumbing flxtures, which 
since that time have been 
revolutionized. Instead of 
the old-fashioned over 
head shower-head, con
nected up over a copper 
tub, which splashed and 
spattered more water on 
the wooden floor of the 
bathroom than on the 
person of the bather, we 
now have shower baths 
set over special porcelain 
enameled receptors and 
enclosed with curtains of 
rubber or duck, so that 
water cannot splash on 
the floor. In addition to 
the overhead shower, flx
tures may be had with 
needle sprays, bidet and 

liver sprays, mixing chamber to prevent the bather being 
scalded with hot water, and thermometer to indicate the tem
perature of the water Altogether, these are very desirable 
fixtures for the menfolk, 
and form a very desirable 
addition to fully equipped 
bathrooms. 

In the bedchambers, 
stationary lavatories are 
now installed, to take the 
places of the old, obso
lete portable stand with 
pitcher and bowl. When 
the cost of a portable 
washstand is considered, 
a stationary lavatory will 
be found less expensive, 
but far more serviceable. 
How much more con
venient for washing the 
hair is a stationary lava

tory with running water than the old pitcher and bowl, not 
to mention a consideration often overlooked—the saving of 
the maid's time where there is no slop waters in the various 
bedrooms.. 

In the kitclien the old 
wood - encased cast - iron 
sink has given way to 
modern flxtures, snowy 
white, and with no .place 
for the lodgment of bugs 
and filth, while the wash 
day, with its burden of 
work, made doubly hard 
by the fetching and haul
ing of water, has lost 
most of its terror, now 
that porcelain enameled 
laundry trays, in sets of 
two or three, fltted with 

hot and cold water, and connected with waste outlets, can 
be had at a cost within the means of all. In the new method 
of laundering clothes the back is not tired bending over a 
washtub too low or too 
high; the floor is not made 
a miniature imitation of 
the Dismal Swamp with 
the soapsuds and water 
which covers it; there is 
an absence of the dis
agreeable odor of satu
rated woodwork, and the 
trays dp not have to be 
recoopered each time they 
are used. Add to this 
the convenience of having 
the tubs ready at ail 
time, with a plentiful supply of water for rubbing or rinsing 
out articles in a hurry, and it will be easy to understand why 
washday has lost its terrors in homes fitted with porcelain 
enameled wash trays, and Blue Monday is Eh-e Monday no 

longer. 
Even in the oflice, the 

advancement in plumb
ing has raade its pres
ence felt, and no longer 
must the office force 
go to luncheon or out 
or make business calls 
with the d u s t and 
grirae of the street and 
building upon their per
sons. Where is the 
intelligent investor who 
would erect an offlce 
building, or the archi
tect who would design 
one, without putting a 
lavatory in each offlce 
or s u i t e of offices'.' 
They do not exist; still, 

twenty years ago such a proceeding was unheard of. This 
increased use of plurabing fixtures, which is noticeable in all 
classes of buildings, is due in no small measure to the intro
duction of porcelain enameled ware into practice. Porcelain 
enameled ware is the ideal material for this purpose, combin
ing, as it does, the strength of iron with the smooth, impervi
ous surface of glass. Before the advent of porcelain enameled 
lavatories, the number of such fittings, scattered throughout 
buildings, was limited, owing greatly to the liability of break
age and the desire to keep down as low as possible the cost 
for repairs in a building. When porcelain enameled lavatories 
were put on the market, not many years ago, their value was 
immediately recognized, to such an extent that not only did 
they create more work by the greater number required in 
buildings, but inside of one year they drove marble-top lava
tories so completely from the market tha t to-day they are as 
scarce almost as the extinct buffalos on our Western plains. 

This extended use of porcelain enameled ware is gratifying 
to us, not only from a business standpoint, but because we 
wish to see running water and sanitary plumbing fixtures in 
every home in the country. We are not satisfied with having 
the comfort and convenience of plumbing fixtures stop with the 
people of modern means. We want them to reach down to the 
very poorest in the land; then, and not till then, will we con
sider that the poorest among us to-day are better off than 
crowned heads of old. 

•New Tork Manager of the Standard Sanitary Mfg. Co., 35-37 West 
3l3t st, New York city. 

—Baths in a brewery for public use in Brooklyn. They mark 
a philanthropic endeavor on the part of S. Liebmann, owner of 
the brewery, to provide baths to the tenement house dwellers 
of the vicinity, not as a piece of charity, but as an acceptable 
Eonvenience available for a minimum cost. 
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Build Your House Fireproof 
>vith 

Terra Cotta Hollow Tile 

Fireproof Hou.se of Terra Colla Holhiw Tile 
during coDslructioa 

The same house completed, shoviin^ coating of 
Cement Stucco over walls 

Whether you build it 
to live in, to sell or 
lo rent, you will find 
such a building a good 
investment from every 
standpoint. 

Besides the inestimable value of 
tbeir being fireproof, such build
ings are better than frame, brick 
anti wood, or concrete and wood, 
because they are of 

Enduring 
Masonry 

Construction 
Throughout 

By reason of the indestructibility 
of the. material and their substan
tia t construction, these houses 

Cost Far Less for 
Maintenance 
and Repairs 

than is the case -with buildings of 
frame or brick and wood. Floors 
of wooden joist construction -warp 
and crack. Floors of Fireproof 
T e r r a Cotta Hotlo'w Ti le endure 
for all time. 

A New York Residence during construction 

The same building after complefioo 

Exteriors of frame houses must be painted frequently, walls of Cement coated Ter ra Cotta Hollow^ Ti le , never, Walls of wood, 
stone, concrete or brick absorb, retain and carry to the interior oi ihe house, the frost of Winter and the heat of Summer. T h e air space in 
walls of Ter ra Cotta Hollow Ti le furnishes complete insulation against atmospheric conditions, thereby reducing the cost of heating lo a 
minimum, and buildings of tbis material compared wi th brick, frame, stone, concrete or a combination of all four are 

Warmer in Winter—Cooler in Summer 
Houses with walls of brick, stone, concrete or frame, must be "furred" or lined with wood to be plastered, and they carry sound 

vibrations and are subject to tbe penetration and ravages of vermin. Ter ra Cotta Hollow Ti le Houses require no furring, the plastering 

being applied direct to tbe Hollow Ti le , and they are 

Moisture Proof—Sound Proof—Vermin Proof 
When it is considered tbat a residence w^ith all these advantages and completely Fireproof can t e built at as low cost as one of 

brick, brick and wood, stone and wood, concrete or frame, is it not worth while to talk with your architect about this modern construction? 
All competent architects are familiar with methods of designing and building houses of Ter ra Cotta Hollow Ti le . A copy of our 

book show^ing how^ houses are constructed of Fireproof Terra Cotta Hollow Ti le will be sent upon request. 

National Fireproofing 
Company 

Manufacturers of Terra Cotta Hollow Tile 
Contractors for Construction of Fireproof Buildings. 
T h e largest Company io the •world devoted exclu
sively to the business of fireproof construction. 

Capital, T w e l v e and one-half million dollars. 

Flatiron Building, New York 
Offices in all leading cities 

'FteUc- Til' 

^I^.M-lZt/jriilW^.]-

-ftl/i 'jfi rfionirrt" 3ta -u 

-fiif^fnf%iM^'r.ft*afaD-m^ 

rifasetra^fdl^ei' 

Ask for a copy of *UiS book. 

Typical Fireproof Floor and Woll 
Construction of Terra Cotla 

Hollow Tile. 
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THE STONEWORK: OF A BUILDING 
DETERMINES ITS CHARACTER. 

By the President of the National Cut Stone Association, 

THE cut-stone trade of Greater New Tork has for the past 
year probably felt the panic's hand upon it fully as much 

as any branch of the building business. 
In times such as we have been passing through,, with the 

strictest economy used in every part of a building, the cut 
stone has been ligured so 
close, and so many substi
tutes have been used in its 
place to keep down the cost 
of construction, that the 
stone trade has suffered se
verely, not only on account 
of cheap prices, but for lack 
of work to keep its plants 
going and its regular staff 
of men employed. 

This lack of work iias 
caused sharp competition 
and prices have fallen to 
cost and in many instances, 
below cost. Not only the 
trade has suffered; the own
e r s of buildings who 
have liad to use sub
stitute for stone, w i l l 
s o o n flnd they have 
made a mistake, for in the 
cify of New York, the stone-
worli of a building largely 
determines its character. 

Now that the crops of the great West and South have been 
gathered and marketed, our money is returning, rates of inter
est are cheapening, and loans for the purpose of building are 
daily becoming more plentiful. Owners and builders can
not fail to take advantage of the situation and the cut-stone 
trade is bound to improve and prices advance as the trade 
gets business. The outlook for iniproved conditions in the near 
future was never better, for old New York never stops witii
out going aliead again with more vigor than it ever has in the 
past. 

The many well-equipped plants for stone-cutting in Greater 
New York and the use of modern machinery have brought the 

P. B. PARKER. 

price of stone for building purposes within the reach of every 
prospective builder. No country in the world produces better 
building stone than ours and its use in this city is constantly 
increasing. 

We are already feeling the effects of trade increase since the 
National election, and this will continue. The wheels of prog
ress are turning slowly at first, but with increasing speed, 
which will soon be felt throughout the length and breadth of 
the land. The temptation offered by low prices in all lines 
of the building trades in New York, as well as in the balance 
of the country, is too great not to be taken advantage of, and 
soon the old cry of "No work" will be forgotten in the rush 
of reneivcd activity, 

P. B. PARKER. 

ROOFING SLATE. 

T HE opportunities for Rooflng Slate were never as prom
ising as at the present time. Heretofore slate roofs have 

been considered almost exclusively for public buildings and 
the residences of the well-to-do. To-day slate is in direct com
petition wltli wood shingles and in the lower priced grades 
can be used at no greater expense. Wood shingles are becom-
hig scarce, of poorer quality and iiiucli higher in price. 

Roofing Slate is now being used of greater thicliness than 
standard No. 1 quality, giving both greater strength as also 
the heavier effect. Architects are also coming to understand 
the variety of colors obtainable, whicii offer natural color ef
fects that are known to be permanent in a substantial everlast
ing roof. The opportunities in these out of the ordinary roof 
slates are understood by few architects and well deserve in
vestigation by the up-to-date members of this profession. 

In the past, slate quarries have been operated generally in a 
crude manner, turning out only the ordinary of standard 
grades, and with no careful attempt to place on the market 
Roofing Slate suited to the present architectural demands. To
day, quarry operators may be found with practical knowledge 
of the present roof requirements who are revolutionizing the 
conditions by making roof slates in such thicknesses, sizes, 
variety and combination of colors as well as arrangement for 
laying upon the roor, as to wake up the live architects to op
portunities in slate never before understood. Such quarry op
erators are ever ready and pleased to submit these out of the 
ordinary roof slate possibilities to the inquii-ing architect. 

E, J. JOHNSON. 
{Of E. J, Johnson Co,) 
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WarrSi ̂ i '̂wetmore } Associated Architects. 
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THE LIME 

ROCKLAND 
Quality—Sand capacity with great 

spreading and bonding properties. 

For Finishing—It is without an equal. 

Requires less plaster, thus reducing 

the danger of fire cracking to a 

minimum. 

Produces a strong, hard, white finish. 

« 

Packed in the following sizes: 

Common, 200 and 300 lbs. per bbl. 

Finishing, 200, 300 and 350 lbs. per bbl. 

ROCKLAND-ROCKPORT LIME CO. 
Fuller Building^ New York City 

Manufacturers of the Lime of Quality. Estabilsiied Over a Century 
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OF QUALITY 

ROCKPORT 
Used on the following buildings in New York City: 

Singer Building Metropolitan Tower 

City Investment U. S. Express Building 

Hudson Terminal U. S. Custom House, etc 

By the addition of 40 per cent, of Pine Cone 

Hydrated Lime the efficiency of cement 

mortars is greatly increased. 

All Rockland-Rockport brands are carried in stock by the best material 

dealers. Beware of substitutes. If unable to obtain notify 

ROCKLAND-ROCKPORT LIME CO. 
Fuller Building, New York City 

Manufacturers of tlie Lime of Quality. Establislied Over a Century 
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PURE WHITE WALLS. 

Some of the Finest Buildings Now Under Construction Are 

Being Finished in Whi te . 

W E think the outlook for good lime is better than ever be
fore, the prices all through the recent depression having 

been held firm, and so far as our own output is concerned the 
year 1908 will compare favorably with that of 1907, This, we 

think, is a very good indica-
t i o n to substantiate the 
above. Good building lime 
lias been developed more in 
the last flve years than in 
the twenty years previous, 
and we think it will continue 
to improve, as it is found 
thei-e is nothing just "as good 
as a good lime for plastering 
and flnlsh, as wel 1 as for 
brickwork and other pur
poses for which lime is used; 
and at the present prices of 
lime there, is nothing any 
cheaper for building pur
poses. 

The builder or o w n e r 
should study the merits of 
lime that has stood the tests 
for more than a century, and 
consider when building or 

operating whether to use that whicii has stood all tests in 
comparison with other material. 

GRIN F. PERRY, 

We notice especially in these times that the interior of some 
of the finest buildings that are now under construction have the 
pure white walls, and wood throughout to match. I think it is 
also true that decorations and paintings are not used so ex
tensively, and to my eye they cannot compare favorably with 
the white finish. We have often heard the builder or the plasterer 
say that the whiteness of the walls did not indicate anything, 
as they should at once be papered. We think the walls and 
ceilings are just as important to a good building as the ex
terior. 

Hydrated lime, we think, on the whole, is making some gains, 
the most gain, as we understand it, is in mixing with Port
land ceinent for all kinds of brickwork, and with concrete for 
waterproofing purposes. Some of the tests, of the best engi
neers in the country have been recently published in the differ
ent trade journals this year, and the tests show that by adding 
hydrated lime, as above stated, wonderful results can be ob
tained. 

Agricultural lime is making wonderful gains and it has also 
been found that there is nothing better for sour iand .than the 
above-named grade of lime, and lime that is being used for 
chemical purposes is also making a substantial gain. 

We would advise the owner, builder, contractor, plasterer and 
mason when ordering, lime to get a first-class lime, to get it 
in the original package and insist on having one brand, as it 
does not pay to mix limes, as the chemical nature is such that 
if it is done extensively trouble will surely follow. The price 
of lime is cheap enough, and will not be any cheaper. Neither 
do we think it will be any higher, for the present at least. 
From our experience we never linew the time when it was any 
more favorable to the builder than now, as the cost of all 
kinds of building material is reasonable. 

O. F, PERRT. 
(General Manager Rockland-Rockport Lime Co.) 

THE EVERETT BUILDING. 
4th Avenue, northwest corner 17th Street, Goldwin Starrett & Van Vleck, 
tjeorge A, Fuller Co., Builder. 

Architects, 
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EDWARD L, BRADLEY. 

BEAUTIFUL EFFECTS FROM THE USE 
OF TILES. 

T ILE is one of the pldest products of man's handiwork. It 
was first used by the Babylonians, and has continued in 

use ever since. It is the only material used in buildings that 
has stood the ravages of time, and has told more history than 
any otlier known product. 

In the present day tile is 
used to a great extent in 
every line of buiiding opera
tions, owing to fireproof re
quirements and scarcity of 
lumber. It is used from 
cellar to roof; but, I believe, 
that , at the present time, 
there is very little tile used 
compared to what will be 
within the next decade. . 

The concrete building has 
come to stay, and must be 
embellished, and I l^now of 
nothing better for both ex
terior and interior decora
tion than tile. 

The faience tiles,, made at 
present by several manufac
turers, some from the form
ula of ancient Babylonian 

tile, are most beautiful and durable, and can be used 
to great advantage in the exterior of the concrete or 
cement building. Beautiful effects may be obtained hy the 
use of tile in the mouldings, architraves of doors and windows, 
friezes, etc. These, contrasting with the ceinent, may be so 
p-iaced as to create a magniflcent appearance. The roof also 
may be of tile, making a covering durable, waterproof and fire
proof. 

In the interior of all buildings to-day, private as well as pub
lic, tile is an important factor. Floors are laid in beautiful 
designs in dull glazes, in both antique and modern effects. In 
fact, wherever durability and sanitary features are desired in 
kitchens, bathrooms, lavatories, wardrobe closets, etc., there 
is nothing better than tile. 

There is a growing demand for color schemes, and the time 
of cold white effects is passing. These color schemes can be 
developed most artistically by using either stock colors and 
shades, or by special glazing. 

The fine modern house of to-day generally has a plunge or 
swimming pool, which is lined with a heavy glazed or matt 
finished tile. 

Beautiful effects are obtained for flreplaces in large heavy 
tile, such as is made by the Moravian, Rookwood and Grueby 
potteries, and are on exhibition in several of the best houses in 
the city dealing in this line. There are many mantels and flre
places built to-day of tile, exquisite in design and modeling, the 
color schemes harmonizing with their surroundings. 

The fireplace is an important feature, tO' which the builder is 
liable to give too little attention as regards construction and 
correct proportions in order to secure the proper draughts. 
There is nothing so pleasing and restful as to sit on a winter's 
night before a nice open fire, and, perhaps, there is nothing that 
will put a man on edge more quickly than to have the fire 
smoke, or not draw properly. These defects can all be over
come by applying to any of the first-class houses in the mantel 
and fireplace business, which are always ready to give any in
formation, submit drawings, etc. 

Imported Welsh quarry tiles, likewise the large heavy tiles, 
as made by the potteries mentioned above, are used for porches! 
terraces and walks. 

There has been of late a great deal of discussion regarding 
the crazing of tile. Many architects are calling for tile that 
can be guaranteed not to crack or craze. This is a matter that 
should be looked into very carefully by all architects, builders, 
and owners; for the manufacturers of tile, either in this coun
try or abroad, will not guarantee it against crazing. I believe 
I am safe in saying that, up to the present time, a bright 
glazed tile that can be absolutely relied upon not to craze has 
not been upon the market. 

Within the past thirty-five years, the manufacture ' of tile 
has been developed and perfected in this country to such an ex
tent that we are now turning out a product which far sur
passes that of any foreign manufacture, both from the aesthetic 
and practical point of view. 

EDWARD L. BRADLEY. 
(Secretary of E. Bradley-Currier Co.) 

110-121 West 23d st. 

THE BLUESTONE TRADE. 
' y H E trade in North River bluestone for the season of 190S, 
1 like the trade in most other products, has felt the effects 

of the panic, both in the shrinkage of the volume of business 
and in the reduction of prices (prices, of course, being affected 

by the demand), w h i l e 
wages have been about the 
same; and the cost of pro
duction has not fallen in 
proportion to the reduction 
in the selling prices, which 
has made the year an un
satisfactory one for prac
tically everybody engaged 
in this line of business. 

Some of course have not 
f e l t the depression so 
greatly as others for va
rious reasons. The volume 
of business has been eight 
to ten per cent, less than 
last year, and the reduction 
in prices approximately 
from five to ten per cent, 
lower than from those of 
last year. While not satis
factory, the trade in blue-
stone has not been affected 

any move by the general business depression, and probably 
not 30 much as in many other standard materials. Many at 
the beginning of the season thought the shrinkage in the 
business would be much greater than it really proved to be. 

The greatest decrease was in Greater New York business, 
the trade in the smaller cities generally not having feit the 
depression so quickly. The outlook is encouraging, as North 
River bluestone is found after the test of many years to be 
the best for the purposes for which it is generahy used; and 
it is fair to expect the revival in general business activity will 
be felt as strongly in this trade as in any other. Prices will 
undoubtedly harden, -and by the time the season of 1909 is 
well under way they will have materially advanced, particulariy 
as some classes have not been generally reduced jn price. 

One of the classes of which this is true is fiagstone, the de
mand for which has kept up very well during the entire year, 
while curbstone, machine dressed stone and' other classes that 
have been depressed most in price must of necessity have to 
be raised to leave a living profit, unless the cost of pro
duction can be reduced, which seems hardly possible. It is 
much more probable that the cost of producing will be in
creased instead of reduced. 

C. C. BULL. 

C. C. BULL. 
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Biker 's Island, PRpPOSElJ RIKEK';^ l,^L.-\ND Pl^XITRN-rLARV, 
Trowbridge & Livingston, .Architects. 
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INTERIOR WOODWORK. 

THE saying is, "Opportunity knocks but once at a man's 
door." This, however, I am inclined to beheve is a fallacy, 

so far as business is concerned, at least. To my mind, Oppor
tunity knocks at the door of those interested in real estate 
and the building business generally after each period of busi
ness depression, and the sound is heard at this particular time 

by the "wide-awakes" from 
the Battery to the Bronx 
and surrounding localities. 

This is the time for the 
investor and builder to step 
in and make money; for 
the former there are many 
bargains to be obtained, 
and in the case of the lat
ter he can still take advan
tage of low prices and 
"make good." If, on tlie 
other hand, he has already 
taken advantage of exist
ing conditions, and has his 
building operations well 
along and contracts let, he 
is sure to reap a rich har
vest. 

Particularly is this true 
at this time, because of the fact that manufacturers, while 
they are imbued with the idea of better times ahead, are will
ing in the interval to accept contracts at low prices in order 
to keep their forces well together and enable them to "get 
busy" at short notice if necessary. 

The opportunity is now, and before all endeavor to grasp it 
it behooves the wide-awake man to get in on the ground floor 
and reap the greater benefits. 

Prices generally are low; labor, while not cheap, is plentiful 
and of the best quality, a factor to be considered in building 
operations where competent men are at a premium. 

This idea in the building business is exemplified in several 
instances at the present time, wherein conservative builders 
have grasped the opportunity presented. I might cite as one 
Of these instances the building in course of construction at 
the northeast corner of 51st st and Sth av, a palatial apart
ment house, being .built by one of our most prominent and 
conservative builders and financial men. Another instance of 
this kind is the very large apartment house being erected at 
SGth and STth sts, Broadway and Amsterdam av, the largest 
in the country. 

F. S. BOSWORTH. 

The erection of these buildings at the present time means a 
handsome saving in cost to the owners, as compared with the 
cost if erected at a time when business is booming. 

This, however, does not mean th.-it builders and investors 
can only build or invest with profit at dull times; but what I 
seek to convey is the fact that the man who sees the oppor
tunities at the present time and grasps them will reap a richer 
harvest than the one who waits until business has resumed 
its legitimate course. 

A word can also be said about the manufacturers and their 
influence on the recuperation of business. Naturally, by their 
acceptance of work, even though at low prices, the reopening 
of mills, employing labor, etc., they undoubtedly aid the re
turning tide of business, and the entire question in the end 
proves of mutual advantage both to the investor and to the 
manufacturer. 

To the man who says great opportunity is a thing of the 
past and will not come again to New York, I simply call at
tention to our growing population, our growing business enter
prises and the forming of new connections with important out
side interest by the establishment of branches and offices 
here, all of which must be housed. 

Therefore, to the builder I say this city is not overbuilt. 
There are the ever-growing business demands and the growing 
population, the necessities of which can only be met by ad
ditional modern buildings, and this is true not only of Man
hattan itself, but of the Bronx, Brooklyn and surrounding 
localities. 

A great opportunity is here now. Let those who are wise 
grasp it and profit thereby, 

F. S. BOSWORTH, 
(Manager, Batavia and New York Woodworking Co.) 

American Building Materials In P rance . 

John N. Bourke, Am_erican consular agent at Honfleur, writing 
in regard to the promotion of the trade of the United States 
in that part of France, says in part: 

I am ready to maintaiu a depot for the display of samples of arti
cles. Interest is in canvas, paper, waterprooflng material, awnings, 
e t c ; American builders' hardware, iroc Q.xiturcs tor gates, doors and 
windows; adjustable Venetian shutters; machines and tools for wood
working factories; tools for carpenters and joiners; dovetailing and 
mortising machines; water colors aud water-color paintings; wire 
fencing and wire cloth; petroleum; gas and electric lighting supplies. 
I predict for the above goods a large business, since American goods 
can easily compete with those of French make as far as price ia con
cerned. 

It is always preferable whenever possible to have catalogues 
in French with prices given in French money; transactions will 
then be more numerous because less sonstrained. 

Times Square, 44tb and 45th Streets, 
THE HOTEL ASTOR, SHOWING TH5 APOITION, 

Clinton & Russell. Arcl^ite(;tq, 
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G. H. GERARD, 
President 

E.iD. GERARD, 
Treasurer 

G. H. GERARD, SON & CO 
Manufacturers of 

WINDOWS, DOORS AND GENERAL HOUSE TRIM 

F a c t o r y a n d Y a r d s Of f i ce a n d W a r e r o o m s 

Greenpoint Ave., Kent, Provost , Diamond 
Jewell , Moultrie and Calyer S t s . 

Greenpoint Ave and Provost St. 

(817) 
Telephone Calls 818 f Greenpoint 

(819) 
BOROUGH OF BROOKLYN. CITY OF NEW YORK 

Wood Staining vs. Wood Dyeing 
The advantages gained in the use of LUCAS OIL STAINS in preference to WOOD DYES 

containing alcohol, benzol or other spirits or acids a re : 
First. Lucas Oil Stains not only stain, but also act as a filler, saving- at least one coat of Varnish, 
Second. They never raise the g-rain a particle. 
Third. They never show laps. 
Fourth. They do not set too quickly to permit the wiping off to vary the intensity of the color, as the 

work may require. 
Fifth. Their colors are absolutely perinanent. 
Sixth. They cost less and go farther. 
Seventh. They are easier to use. 
Send for our pamphlet "Artistic Wood Finishing with Lucas Oil Stains," which shows samples of all 

the colors. 
JOHN LUCAS & CO. 

Philadelphia New York Chicago Boston Dall as 

HEDDEN CONSTRUCTION CO. 
1 MADISON AVENUE, NEW YORK CITY 

B U I L D E R S O F 

METROPOLITAN LIFE TOWER 
METROPOLITAN LIFE ARCHIVES 

MESSRS. LtiBRUN & SONS, Architects 

CITY INVESTING BUILDING 
F, H. KIMBALL, Arcliitect 

FIFTH AVENUE OFFICE BUILDING 
MATXICKE J; FRiNK, Arcliitects 

PRUDENTIAL LIFE BUILDING 
GEO. B. POST. Archlteol (NEW BLDGS.) 

AMERICAN BANK NOTE BUILDING 
KUnsY-rETTIT & GKKEN, Architects 

VAN SCHAICK BUILDING 
ACKER, MERRALL & CONDIT STABLE 

BUCHMAN & FOX, Arahitects 

ALWYN COURT, 44 Wes t 77th Street 
II.VKDE ut SHORT, Architects 

A N D M A N Y O T H E R S 

IJ 1 . . - JL U " 
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METAL-COVERED WOODWORK. 
It Has the Surface and Appearance of Fine Hardwood. 

THERE is no time like the present" is a very trite remark, 
and it should present itself to-day to tlie man wlio is 

contemplating building, with considerable force. 
"Opportunity" must be accepted and acted upon to he of any 

value, and the man who 
(~) .-^'''^'t5^~^^^^^?r^\_ (7y succeeds in life is he who 

' ' ^ ^ ^ ^ ^ ' • grasps opportunity when 
presented, and , with en
thusiasm, force, and vigor 
brings his energy to bear 
on securing results. 

We hear with remarkable 
frequency of some piece of 
property that has b e e n 
lying dormant for years, be
ing bought at a price that, 
compared with f o r m e r 
valuations, seems to indi
cate that the new owner 
has a bad bargain—yet 
within a very short time 
the property is again sold 
at a profit, all o f which 
goes to prove tha t New 

J, F . BLANCHARD. 7 , , ^ ci ty real estate offers 
the best "opportunity" to-day for the man who wants to act. 

In the improvement of real estate, or in other words the 
erecting of new buildings, the manufacturer of Fireproof Win

dows, Doors and Interior Finish, occupies a very important 
position; and in no other line of manufacturing of material 
used in the erection of buildings has there been equa! advance
ment in the quality, flnish and durability of the flnished 
product. 

During the last year the leading manufacturers In this Une 
have expended thousand of dollars in the installation of new 
machinery, the working out of experiments to reduce cost of 
production, and the perfecting of new methods of manufacture, 
until to-day the "opportunity" is presented to every Archi
tect, Owner and Contractor of securing Fireproof Doors, Win
dows and Interior Finish, made entirely of heavy-gauge metal, 
so constructed that no screws, rivets or bolts are exposed to 
view, leaving an absolutely unblemished surface, and making 
a product that is practically indestructible. 

This product is also finished by the manufacturers in their 
factories before delivery at the building with a surface equal 
to the best that can be obtained on the finest hardwoods, and 

•imitating them so perfectly that it is practically imposible to 
detect one from the other. This affords still another "opp<ft--
tunity" in the very important matter of saving time. That 
"time is money" every owner realizes to the full extent in con
nection with the completion of a new building, and every step 
toward the reduction of the time required to reach the point 
where the contractor can turn over the keys and say to the 
ow-ner "the building: is yours," is an "opportunity" for saving 
money. 

In all these improvements the manufacturers of flrein-oof 
doors and trim have not lost sight of UTILITY, .The new type 
of construction referred to herein has been tested and approved 
by the National Board of Fire Underwriters at their labora
tories in Chicago, aind where a few years ago the Architect 

h'--..^-. 
^ , ^ i - l '^^ 

' • • . ' ^ 

1-Tf J.; 

. 1 

GRAMERCY PARK APARTMENTS. 
Nos. 35-3S Gramercy Park. 'J. Riely Gordori, Architect, 



t236 RECORD AND GUIDE December 19,1908 

"WE8TERGRENS" 
Hollow Metal Windows 

and 

Fireproof Doors 

bearing Underwriters' Laboratories Labels. 

Guarantees you the lowest rate of insurance. 

Manufactured by 

. F. WESTERGREN, Inc. 
213-231 E. 144th Street 

Will iam 
Youn^ 
Company 

Builders 
5 5 0 W. 41st Street 

New York 

•99 John Street and 11, 13, 19 
Sc 21 CliR Street , N. Y. C. 

Somie Buildings Erected 
Archi tects 

Central T rus t Co 54 Wall St., N. Y. C Clinton fi; Russell. 
Burns Res lauran i 44th St. and Gill Ave Charles I. Berg. 
Adolph LewisEohQ, Residence 9 West 57th St., N. Y. C Arnold W. Brunner . 
Grace Church Neighbor Houae 98 4 th Ave Renwick, Aspinwall Se Tucker . 
Miss Viola Allen, Residence 4G West 46th St., N. Y. C Paul R. Allen. 
W. G. McAdoo, Residence 1.̂  West 48th St., N. Y. C Clinton fi; Russell . 
McCreery Stables Bronx Paul R. Allen. 
F ru i t Auction Office Bldg Washington au(i P r auk l in Sts F rank Cornell . 
19-21 Clin St, Loft Building Five-Story for Wyllys Co Howell fi; Stokes. 
n - 1 3 Cliff St. Office Bui lding Ten-Story for Phelps-Dodge Co Par ish & Schroeder. 
00 John St. OfCice Building Seveu-Story for Phelps-Dodge Co Clinton Sc Russell . 
F ive-Story Beach Building 125 E a s t 23d St., N. Y. C , for F red Beach F r a n k Cornell . 
Howard Townsend. Residence Southampton, L. I Clinton & Russell . 
Charles E, Dleffenthaier, Residence New Canaan, Conn Joseph Wolf. 
South Eas te rn Wing American Museum of Na tura l His tory Cady, Berg & See. 
Lecture Hall American Museum Natura l His tory ; Cady, Berg Sc See, 
Residence for la te Mrs. Geo. Lewis Tar ry town, N. Y Wil l iam Eppie. 
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who desired to secure the much desired "Minimum Insurance 
Rate" was obliged to use unsightly tin-covered doors in stair 
and elevator enclosures, the "opportunity" is now offered him 
of using a product equal in appearance and flnish to the flnest 
hardwoods in the market, or in Metal effects of any desired 
shade or color. 

J. F. BLANCHARD 

JACQUES RIESER. 

MODERN BUSINESS INTERIORS. 

I N the days of my dear old grandmother the hand-loom weaver 
competed with the hand-loom weaver; to-day the steam 

loom competes with the steam loom. Yesterday one thousand 
small dealers competed with one thousand small dealers; to
day one dealer like R. H. Macy &, Co. competes with one dealer 
like John Wanamaker. R. H. Macy & Co. employ raore clerks 

than one thousand dealers of 
yesterday; the stock is more 
valuable in the aggregate 
than the stocks of the one 
thousand of yesterday. The 
aggregate of the values of 
their equipment or store fix
ture account is more costly 
than the aggregate of the one 
thousand of yesterday. 

"Where, then, is the oppor
tunity of to-day? 

For every man employed 
by the t h o u s a n d of yes
terday t h e r e are two or 
more employed by the one of 
to-day. For every dollar in
vested in merchandise by the 
one thousand of yesterday 
there are five dollars in
vested by the m e r c h a n t 
princes of to-day. And for 

every dollar invested in the store fixtures of the thousand of 
yesterday there are ten dollars invested by the up-to-date 
merchant of to-day. 

Competition is the same, only on a higher plane—not the 
small dealer with another small dealer, but the merchant prince 
with the merchant prince. "Where do we come in? We- have 
opportunities for work, but only at occupations for which we 
are well fltted. We have opportunities to sell, but only the 
naost desirable merchandise, and not any old thing to satisfy 
the indifferent. We have opportunities to sell store fixtures 
which were unknown yesterday, because the discriminating 
public of to-day demand comfort, system and luxury in the 
merchandising centres. 

If you could sell gold watches and rings from a peach-basket 
you would not buy a velvet-lined mahogany tray. If you could 
sell clothing from the packing-case in a dimly-lighted room, 
you would not buy up-to-date clothing wardrobes and illuminate 
them with expensive lighting fixtures. 

If you would take advantage of the opportunities of to-day, 
you must combine greater intelligence with more judgment, 
more capital and more luck than yesterday, but the oppor
tunity still exists only on a larger scale and a higher plane. 

If you sell or rent real estate, keep it looking right. If you 
sell merchandise, make it good and display it according to 
modern tastes. If you have too little of any of the require
ments essential to embark in your own business venture, evolve 
another. Be as thorough as you can in every incumbency 
and you will win. Tou cannot go higher than the top of your 
ladder, but if your ladder is not high enough, get to the top 
of higher ones, or more than one. If you are interested in 
knowing particularly how to make the best use of your store 
windows or the interior of your store for the display, storage 
and sale of merchandise, call CF. a representative store fixture 
and business interior builder, 

JACQUES RIESER. 
(William Kleemaii & Co.) 

NOT A QUESTION OF PROFIT IN 
STRUCTURAL STEEL. 

CONTRACTS HAVE BEEN TAKEN FOR DESS THAN C O S T -
JUST AS SOON AS THB RAILROADS COME STRONGLY 

INTO THB MARKET PRICES WILL RISE. 

JUDGING the business situation from the standpoint of struc
tural steel contractor, there is certainly no time like the 

present to award contracts for buildings containing this ma
terial, and it will probably bo a number of years before a like 

situation recurs. 
The great father of steel 

and of public libraries 
said, "It is either a feast 
or a famine in the steel 
business." This time has 
certainly been a famine of 
famines, extending, as it 
has. over practically one 
year. During August and 
September, 1897, and Oc
tober and November, 1904, 
the bottom dropped out of 
prices on all manufactured 
structural steel materials 
in a similar manner, but 
the periods of depression 
were short as compared 
with the present condi
tions. 

Owing to the nature of 
the structural steel busi
ness, a contracting firm, in 
order to keep up its repu

tation, gained after years of effort, must keep a large percent
age of its organization together, no matter how little business 
it may succeed in obtaining during famine times; so that when 
a long period of inactivity arrives (such as that of the present 
time) it is not a question of proflt, but of how much less will 
it lose by taking a contract showing a definite loss rather than 
let its plant and organization stand practically idle waiting for 
better times. With this condition existing contracts have been 
taken from $G to $10 per ton below the actual cost of turning 
the work out. 

It may be asked: Will not prices go even lower? This is 
highly improbable, for the reason that the whole situation de
pends at present upon the railroads. Just as soon as the rail
roads come into the market with the immense tonnage that 
they have got to buy in the very near future, the price of the 
finished product is bound to rise at least $10 per ton. That the 
railroads are in the market at the present time there is no 
doubt. 

These are unquestionable facts. Further argument to pros
pective purchasers of structural steel should be unnecessary. 

"WILLIAM H. McCORD, 
(President Post & McCord.) " 

WILLIAM H. McCORD. 

BE AN OPTIMISTIC THINKER. 
Did anyone ever get any good from talking about hard times. 

Or fault-finding, or that he does not have the chances others 
have, or that there is no use for him to try to do anything 
above the ordinary, and so on? Can you recall any man having 
been made better, or attracting to himself more friends or 
pleasanter surroundings, by such thinking? If not, then you 
can make up your mind that such thoughts are a waste of 
energy. Though he may think he has good ground for anger, 
hate, envy, fear, worry and the like, did such feelings ever get 
anything worth having? On the other hand, haven't you 
noticed that the man who doesn't complain about his trade, or 
his circumstances, or his lack o5 early advantages, or people 
or things, but keeps right on plugging away, thinking and doing 
things that are worth while—haven't you noticed that such a 
man forges steadily ahead?—American Carpenter and Builder. 

-̂̂ rtf»fl-«RL,_ îi!̂ ntj»f̂  '«i. ' 'w^r,fflt;h«r1aC .̂ -L • 
^j?jlr' pi:^_ 

•' -^-vv^. 

. ."mmy^^-. 

'1 .̂f-r. 

rV.- * ' * 
.•••. ' . ! & , 

THE GRAND CENTRAL STATION TO BE. 
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RICHARD DEEVES, President ESTABLISHED 1869 J. HENRY DEEVES, Vice-Pres. 

RICHARD DEEVES & SON, Inc. 

Mason Builders and General 
309 BROADWAY 

BUI.LDERS 
Manhat tan Life Building 

Mutual Reserve Building 

Sherry Building 

McKinley Square Library 

Connick Building 

Bishop Building 

Thorne Residence 

American Seamen's Home 

Christ Church Memorial Buildings 

Randall Memorial Church 

Wm. Salomon's Residence 

Brokaw Houses 

J. F. D. Lanier 's Residence 

OF 
64-70 Broadway 

305-309 Broadway 

44th Street and Sth Avenue 

Prankiin Avenue, Bronx 

244 Fifth Avenue 

76 William Street 

84th Street and Fifth Ave. 

Jane and West Streets 

334.344 West 36th Street 

Sailors* Snug Harbor, S. L 

83d Street and Sth Avenue 

984-98S Fifth Avenue 

123-12S East 3Sth Street 

ARCHITECTS 

Kimball & Thompson 

Wm. H. Hume & Son 

McKim, Mead & White 

Babb, Cook & Welch 

Robert Maynicke 

Clinton & Russell 

C. P. H. Gilbert 

Boring & Tilton 

Parish & Schroeder 

Robert W. Gibson 

Trowbridge & Livingston 

Charles F . Rose 

Hoppin & Koen 

John H. Parker 
Company 

GENERAL BUILDING 
C O N T R A C T O R S 

42 East 23d Street, New York City 

Some of the Representative Buildings which we 
have erected are: 

St, Monica's R. C, Church, New York City.' 
Botanical Gardens, Bronx, New York City. 
Pavilions A and B, New Bellevue Hospital, New York City. 
New Training School for Women Nurses, New Bellevue Hospital, Foot 

of East 26th Street , New York. 
New Fordham Hospital, Fordham. N. Y, 
AdminiRtration Building, Willard Parker Hospital. New York City 
New York Coffee Exchange, New York City. 
New York Wool Exchange, New York City. 
New York Maritime Exchange, New York City. 
Scribner Press Buildine, New York City, 
Officers' Mess and Quarters , West Point. N. Y. 
Union County Court House, El i iabeth, N. J. 
Dreicer Building, 560 Fifth Avenue, New York City-
Sevll leHotel Annex, New York City. 
Five Rapid Transit Power Houses for 1. R. T. Co., New York City 
Station House, Second Precinct , Ne^v York. 
R. C. Church of the Assumption, Brooklyn, N. Y, 
Gunther Building, 518 Fifth Avenue , New York, 
Residence, 12 East SSth Street , New York. 

ALFRED E. NORTON CO. 
18 Wesl 27th Street, NEW YORK 

Works ai Boonton, New Jersey 

F A B R I C A T O R S A N D E R E C T O R S 
O F I R O N A N D S T E E L 
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THE PROGRESS OF ILLUMINATING ENGINEERING, 
By ALFRED A, WOHLAUER. 

1. THE NECESSITY OP ILLUMINATING ENGINEEBING. 

I LLUMINATING ENGINEERING is a branch of engineering: 
which has been developed of late and is a necessary addition 

to the work reciuired in connection with the erection o£ build
ings. It is a necessity and not, as it may seem, the outgrowth 
of the activity of some enterprising engineers. Owing to the 
rapid progress which has been made recently in the manu
facture of new and efficient illuminants, it has become impos
sible for the man who laid out the illumination heretofore, be 
it the architect or the contractor, to keep well posted as to 
the properties and merits Of the various lamps unless lie de
voted special attention to this branch and has become an illu
minating engineer himself. The number of different types of 
electric lamps for instance which are on the market at the 
present time approaches 40, not mentioning gas lamps, nor 
taking in account the various makes of similar lamps manu
factured by the different lamp concerns, so that only one who 
devotes his entire attention thereto is able to properly specify 
the most suitable illuminant. 

The advent of the illuminating engineer has subsequently 
brought about a revival, so to speak, on the whole field of 
lighting. The conviction is constantly gaining ground that 
the metliods and principles which ruled in the old time of the 
wax candle and the oil lamp cannot hold good any more in our 
present time of high candle power electric lamps. We are 
henceforth about to witness a thorough cJiange in the mode 
of solving problems of illumination. X7p to our time problems 
of illumination were so simple that they could be solved by the 
architect as an incidental part of his duties; nowadays, how
ever, the demand and pretensions as to quantity and quality 
of light have rendered this task much more difficult and not 
only justify but also require the attention of a man es
pecially trained therefor. The problems involved are strictly 
engineering ones and as far as decorative purposes are not 
concerned, do not depend on the arbitrary taste of the indi
vidual designer, but cal! for usefulness, practicability and 
economy. Even from an aestlietic point of view, it is a well-
known fact that everything appeals much more to our taste if 
its form is justified, sanctioned we may say, by its useful
ness, than when representing only the more or less incom
prehensible expression of an artistical fantasy. 

Illumination is a necessity. Suggestions from the side of the 
illuminating engineer should therefore be observed by tiie 
architect, as it is the main object in building construction to 
fulfill and to comply with the wants of life, v.-hereof artistical 
features result, as a rule, in a most natural consequence. 

2. THE "WORK OF THE ILLUMINATING ENGINEER. 
It has become apparent to the engineer who started In to 

solve problems of illumination from an engineering point of 
view, that the rules and laws which heretofore have been ob
served and which were mostly of a i;ut-and-dried nature are 
by no means adequate and, as a consequence thereof, new 
rules, in fact, an entirely new science is being developed, 
whicii has as its scope the utilization and distribution of the 
light of the various lamps so that the' most satisfactory and effi
cient illumination is obtained. 

The design of reflectors has been taken up and directed into 
entirely new channels, based upon scientific "principles, which 
permit to send the rays of a lamp to tbe point where light is 
needed, and to combine the light of a multitude of lamps, in 
order to obtain even and uniform illumination. Investigations 
as to the properties of various kinds of glass are carried out 
and the effect of frosting, opalizing, etc., is being carefully 
examined. Furthermore, an exhaustive study is made as to 
the nature of daylight and its influence upon the human eye. 
The sanitary and hygienic side of the question .is looked into, 
with the result that entirely new exigencies have been set 
forth as to a satisfactory illumination from tiiis point of view. 

As a consequence of all this, • an up-to-date illumination 
differs from the old one almost as much as day and night, and 
one can safely say that the illumination of to-day is five to 
ten times more efficient and economical than that of yesterday, 
and at the same time more pleasing and less tiring to the 
human eye. It is, however, regretful to observe that these 
facts are by no means generally recognized as yet, and that 
an indifference, and even a lack of confidence, prevails, which 
prevents property owners and builders from availing them
selves of the benefits offered by the illuminating engineer. 
Whije conveniences such as sanitary heating and plumbing are 
considered requisites unavoidable for an up-to-date building, 
little attention is paid to the illumination, and it is interest
ing to observe that the owner of a downtown office building 
only felt himself obliged to overhaul the entire illumination 
when numerous tenants deserted him and removed to a 
structure of a more up-to-date character. 

In order to convey, therefore, a rough idea of the improve
ments which can be expected or which are just about to be 

realized in practice, a number of examples may be cited, easily 
to be grasped and talking for themselves with unmistakable 
precision. 

3, ILLUMINANTS. 
GAS LAMPS, Beginning with the illuminants themselves, we 

know that their efficiency has been increased several fold in 
recent years. This applies to gas as well as electric lamps: the 
old flat flame burner which, due to some strange conservatism, 
is still prevailing in the ma-jority oC New Tork residences, 
should be entirely out of date, as it is excelled by the Welsbach 
mantle with a four times greater efficiency. The so-called 
"inverted" incandescent gas burner even gives a five times 

FIG. ], INVERTED GAS MANTLE CH.\NDELIER. 
By courtesy of the Welsbach Co. 

greater efRciency, combining at the same time the additional 
advantages of being less fragile and approaching the electric 
lamps as to its appearance and other distinctive qualities of 
a downward shadowless liglit and therewith connected possi
bilities of an easy light distribution, etc. A very late type 
of gas chandeliers is illustrated in Fig. 1. 

ELECTRIC LAMPS. The electric lamp with its well-known 
features of self-lighting, portability, adaptability, minlmura fire 
risk, e t c , has also made considerable progress of late as to 
better efficiency and economy. By the advent of the tungsten 
lamp, which was introduced to the readers of the Record and 
Guide July 11, the efficiency of incandescent electric lighting is 

.K 

PIG. 2. A 250-WATT TUNGSTEN LAMP. 

increased threefold, so that, on this account, and also in view 
of the danger from fire in the case of gas, etc., one ought to 
seriously consider to wire cheaper apartments and even/ tene
ment houses for electric light. Illumination by arc lamps 
shall not be considered, since at least a t the present time it 
plays a subordinate part in building construction, 

4. THE USE OF REFLECTORS, 
The progress in the manufacture of more efflcient illuminants 

ds embodied by the inverted gas mantle and the tungsten lamp, 
Is, however, as stated above, only tlie introduction so to speak 
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to more extensive improvements. Considerable benefit is de
rived from the correct placing and suspension of the illuminant 
in connection with the use of proper reflectors and diffusers. 
THB LIGHT OF A LAMP SHALL BE UTILIZED WHERE 
LIGHT IS NEEDED. This is the first and main axiom of 
illuminating engineering. Its importance and significance, how
ever, is by no means generally appreciated at the present time, 
and although its proper solution requires usually the attention 
of specialists, its general and full comprehension is essential 
and rather simple at that. 

In order to convey a rough idea thereof, a very simple ex
ample may be quoted, and the problem of a bedroom reading-
lamp considered. All that is expected and required from such 
a lamp is to Illuminate the small area of the reading matter, 
while tbe other parts of the room may be kept in darkness. An 
8-candle power lamp placed near the bed without reflector is 
unsufficient; by the use of a 16-candle power carbon lamp 
without reflector, just about enough light will be thrown to
wards the book in order to recognize a fairly large print, while 
at the same time other parts of the room needlessly receive a 
more or less strong illumination. Using, however, a 4^candle 
power carbon lamp, which of course consumes only the fourth 
of electric energy, and coating half of its bulb with a re
flecting mirror, the light which will be concentrated at the 
small area of the book will be almost twice as large as In the 
case of the l(3-candle power lamp without reflector. The ad
vantage of such a 4-times superior econoray caused by the 
introduction of a reflector is not gained by an additional nor 
by a more efflcient light production, but is explained merely 
by the fact that the total light of the lamp is concentrated on 
a small area, while without reflector it is left to travel into 
all directions. These facts are illustrated in Fig. 3, showing 

FIG. 3. 

tbe light of a IG c. p. lamp (doited line) as compared with 
he concentrated light of a four times smaller reflector lamp. 

Another example: Similar considerations as the above explain 
why it is uneconomical in the case of dark walls and ceilings 
to use electric laraps in an upward position, a method that was 
unavoidable in connection with the wax candle, oil lamp or 
upward gas burner, and which is still adhered to in an over
whelmingly large number of installations. A fixture, the lamps 
of which throw all tbeir light upto a dark ceiling has no justi
fication any more, for it is possible to replace a chandelier 
with six old upright carbon lamps by one downward pointing 
tungsten lamp provided with a proper reflector and consuming 
as much electrical energy as each of the six old ones. 

One could use, however, the celling and walls themselves as 
reflectors, if they are of a light color, and thus increase the 
economy of the installation. So it is interesting to note that 
experiments have demonstrated that about 4.5 times more 
Illumination will be obtained if the walls and ceilings are white, 
than if they are of a dark-green color. For instance, one 
tungsten lamp in a white room would give 13.3 times better il
lumination than a carbon larap in a dark-green room at the same 
expenditure for electric current, 

5. XJNIPORM ILLUMINATION. 
Investigations and practical experience have demonstrated 

that uniformity is the chief exigency for a good illumination. 
Due to its adaptability, the human eye adjusts Itself accord
ing to the highest intensity of light In its fleld of vision so 
that less illuminated spaces appear darker than they actually 
are. An irregular illumination with spots of the highest bril
liancy of light, way above the necessary average illumination, 
causes not only a strain of our eyes, but also means a waste 
of energy. 

Prom this point of view, the new highly efflcient and bril
liant illuminants are "eye sores" to the conscientious illumi
nating engineer; if not concealed from plain view they do more 
harm than good, inasmuch as they attract and spoil the eye of 
the on-looker more than they contribute to the Illumination. 

In this connection it seems to be well to call attention to a 
current misuse adhered to especially by the layman in criti
cising illumination. Not the brilliancy of the illuminant is de
ciding, but only the degree of illumination. In sizing up the 
value of an illumination one ought, therefore, never to face the 
Illuminant nor give the most brilliant lamp the preference. 
The ease to work and to read by a certain light is the 
only criterion for tbe value of an illumination. An unscreened 
SO-candle power lamp, for instance, may furnish a less satis
factory illumination than a 60-candle power lamp, the light of 
which is well distributed and diffused. 

For general Illumination, uniformity is therefore indispen
sable as it offers the most economical and hygienic solution, 
though at the present time it is practiced only in rare cases. 
The problem of uniform illumination itself is pre-eminently a 
problem of engineering, and can be solved in numerous ways, 
which can be classified in the two groups of "direct" and 'in
direct" illumination. It would lead too far to discuss these 
methods, and it only can be stated that the direct Illumination 
is somewhat more economical aand is usually obtained by the 
distribution of lamps with reflectors over the area to be 
illuminated. The value of such an uniform illumination may 
be recognized by the following example. 

A downtown offlce which has an area of 20x70 ft. Originally 
it was illuminated by 20 chandeliers of four lamps each, which 
did not provide a satisfactory illumination, especially as the 
position of the desks was repeatedly changed in the course of 
time. A number of additional drop lights Tvere installed, which, 
however, spoiled not only the appearance of the room, but did 
not even result in sufflcient illumination. Altogether more than 
150 lamps were used, while by a substitution of 34 up-to-date 
lamps conveniently distributed along the ceiling, each with a 
smaller energy consumption than a single one of the 150 old 
ones, a uniform, stronger, better-looking, cheaper and more 
sanitary illumination was provided. This example is typical in 
older, as well as more recent, offices, and finds its cause in the 
inadequacy of the original outlay of the illumination on the 
one hand, and on the other hand in the fact that the offlce 
tenant tries to help himself to a better illumination by addi
tional drop lights that do not involve any extra cost for him, 
while considerable saving would accrue to the owner and a 
more satisfactory light to the tenant if the proper steps to
ward an overhauling of the illumination were taken. 

6. CONCLUSION. 
It has been shown in the foregoing along what lines illumi

nating engineering is developing, what possibilities are offered 
thereby, and how necessary It is to pay proper attention to 
the question of illumination in building construction. And 
there, is no doubt that the benefits offered will be recognized 
sooner or later, and when established will add to the com
fort and welfare of the people, as well as to the advantage of 
the property owner. 

It did not seem ad,vlsable to the writer to illustrate the above 
article by pictures of illumination Installations, as they will 
never give a correct idea of the value of a lighting system and 
are mostly more misleading than explanatory. 

FERRO-CONCRETE RESERVOIR.—The London Hydraulic 
Power Company has just let a contract to Messrs. Mowlem & 
Co., Limited, licensed contractors, for the construction of a 
large ferro-concrete underground reservoir on its recently 
acquired site at Vauxhall, which, when completed, will occupy 
a total aea of 23,000 square feet. The dimensions of the 
various tanks over all will be 202 feet by an average of 112 
feet. The average depth of water in the tanks will be 15 feet 
S inches, the tanlcs being divided into six compartments. The 
total capacity of the reservoir when filled will be 2,000,000 
gallons. The walls of the reservoir will be constructed with
out buttresses, with a thickness at the base of 12 Inches, 
tapering to S inches at the top. 

TEMPERING TOOLS.—In practice the color which bright 
steel assumes as its temperature rises is a sufficient guide to 
the workman in tempering steel articles. A light straw color 
indicates a heat from 428° P. to 406° F., and gives the hard
est temper required for surgical instruments, lancets, etc, A 
light yellow, 473° P., is employed for flne cutlery; dark yel
low, 500° P., for scissors, stone masons' chisels, etc.; purple, 
530° F., ordinary edged tools for cutting soft wood; bright 
blue, 580° P., for swords, bayonets, etc.; dark blue, 590° P., 
for watch springs, needles, saws, etc.; blackish blue, G40° P., 
for common wood sawa, etc. 

—"Trying to do business without advertising is like winking 
in the dark—you know what you are doing, but pobody else_ 
does."—G. W, Hubbard. 
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THE "ALLENHURST" APARTMENTS 
Broadway and IOOth St., s. e. Corner. Wm. L. Rouse, Architect. 

I24t 
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ORiGlNATOR 

OF 

SPECIAL 

SALES DAYS 

PIONEER 

OF 

CONCENTRATED 

PERSISTENT 

ADVERTISING 

EXECUTIVE OFFICES 

BANK OF COMMERCE BUILDING 

31 NASSAU ST., COR. CEDAR ST., NEW YORK CITY 

REAL ESTATE SPECIALIST 
Auction Department Appraisal Department 

•Private Sales Department Brokerage Department 

Telephones 741, 742, 743, 744, 745 Cortlandt 

At 932 EIGHTH AVENUE 

AGENCY DEPARTMENT 

INSURANCE DEPARTMENT 

Telephones 9, 10 Columbus 

NEW YORK CITY 

FRANK GASS 

REAL ESTATE 
and 

INSURANCE 

NOTARY PUBLIC 

2215 WESTCHESTER AVE., UNIONPORT, BRONX 
TELEPHONE 137 WESTCHESTER 

NEW YORK CITY 

Matthew B. Larkin 

Real Estate 
BROKER 

AGENT 

APPRAISER 

271 West OSth Street 
N. E, CcH-QCr S th Avenue 

Expert Testimony given on values 

affecting New York City Real Estate. 
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Robert tivingston Stedman 
Mortgage Loans 

10 Wall Street - - • - New York Cify 

279G Thiril Avenue - - - Bronx Office 

(630 Rector 
Telephones ] 

(186 Melrose 

Prompt attention to all applications. 

Competent appraisers. Examinations and 

appraisals at our own expense. 

W. SMITH JENNINGS 
APPRAISER AND MANAGER 

12/0 



1244 R E C O R D AND GUIDE December 19, igo8 

Establ ished 1887 Tels. j | | 0 | Riverside 

Charles S. Kohler 
REAL ESTATE and 
. . INSURANCE . . 

906 Columbus Ave.. At io4tnst., New York 

Renting Management oi E s t a t e s 
Collections NOTARY PUBLIC a Special ly 
Mortgage Loans Highest References 

HARRIE S. LINES 
Real Estate and Insurance 

Renting and Collecting 
A Specialty 

372 LEXINGTON AVENUE 

Telephone 3679, SSih St, CORNER 41st STREET 

If it Is a 

Colored Tenement 
Toil shou ld consu l t us 

For nea r ly 9 y e a r s we h a v e made Ihe 
m a n a g e m e n t ol co lo red t e a e m e n t 
p roper ty ou r spec ia l ty 

- If that Colored Tenement of yours 
is not paving you better than any
thing elseVou own, SOMETHING IS 
WRONG 

Write, Telephone or Call 

Philip A. Payton, Jr., Co. 
New York's Pioneer Nerfro Beal Estate Arfenls 

6 7 W e s l 1 3 4 t h St . , N e w Y o r k Tol., 017 Hai-lem 

jV. g._)F,; only offer such iw^egtmenfs as me.can guarantee. INVESTIGATE!! 

Henry Re Dwight 

Real Estate 

2 5 3 B R O A D W A Y 

Telephone, 
7194 Barclay NEW YORK 

CHAS. F. PORTER GEO. W. SHORT 

PORTER & CO. 
Real Estate 

159 WEST 125th STREET 

NEW YORK 

Renting and Collecting a Specialty 
TELEPHONE f | ^ | | MORNINGSIDE 

AMES 6c COMPANY 

Real Estate 
AGENTS, BROKERS, APPRAISERS 

26 WEST 31st STREET 

Between Broadway and Fifth Avenue 

NEW YORK 
Telephone 3570 Madison Square 
Eslablished 1881 

Frank D. Ames 
Burton J. Berry 

TELEPHONE 403 AUDUBON 

HENRY H. DREYER 

Real Estate and Mortgages 

N. W. Cor. 169th St. and Broadway 

Established 1889 Branch, 146 BROADWAY 

Washington Heights and Inwood Property a Specialty 

OPPORTUNITIES for INVESTORS, BUILDERS and 
OPERATORS TO MAKE SURE PROFITS 

Exceptionally desirable income property. Splendidly 
located Lots and Plots ripe for improvement. Choice 
Fiictorv Sites with remarkably good shipping facilities. 

NOW 16 the time to BUY, while prices are low. Get in 
on the Ground Floor and profit by the rise in values. 

GEO. PRICE, 138tli Street and 3rd Ave. 
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OPPORTUNITIES 
FOR OWNERS: 

To sell and lease through our Agency. 

FOR BORROWERS: 

To get the quickest results through our well organized Mortgage Depart

ment. Lowest rates ol interest. Moderate charges. 

FOR LAWYERS: 
To co-operate with a live and up to date firm that gets results (and quick 
ones) on mortgage, selling or leasing propositions. 

FOR "MR. ENTIRE BUILDING TENANT": 
You who have been paying rent for years. We have your opportunity. 
Why not purchase a business home? Save money, gain prestige with 
your competitors and be your own Landlord. 

Our office is the " O P P O R T U N I T Y - S H O P " for all who have money to in
vest, all who have property and want money, and for all who pay rent 
and desire to become Landlords. 

CHARLES F. NOYES COMPANY 
Real Realty Opportunities in Every Branch 

TELEPHONE 50 JOHN No. 92 WILLIAM' STREET 

Members of the Real Estate Board af Brohers ot the City of New York 

John R. and Oscar L. Foley 
REAL ESTATE 

BROKERS, A G E N T S AND APPRAISERS 
Loans on Real Estate Fire Insurance 

Entire Management of Estates 

149 BROADWAY 
Cor. L ibertySt . S u i t e 6 2 4 SINGER BUILDINC 

Phone—426, 427 Cortlandt 

We make a specialty of E X C H A N G I N G what 
Y O U D O N ' T W A N T for W H A T YOU DO 

"Great Fortunes Made 
in REAL ESTATE" 

W e have numerous chances 
at the present time to 

DUPLICATE 
Down Town Office Buildings 
Store and Loft Buildings in best sections of city 
Elevator Apartment Houses 
Old and New Law Tenements 
Dwellings 
ManhattanVacantProperty, Harleni and below 
Washington Hghts. improved and unimproved 
Dyckman and Property north to city line. 

Real Estate Barg:ains in Long- Island City 
SOME CHEAP LOTS FOR SALE. THESE WILL DOUBLE IN PRICE IN A SHORT TIME 

Vernon Avenue, between Hancock and Sanford Strcet.s, block 2, lots 4-16. $14,500.00. 
Fourth Avenue, between Potter and Ditmars, lots 21 and 22, block 78. Price, 3i2,O0O.0O. 
Second Avenue, between Pleasure and Woolsey, adjoining the Public School, each lot 25 x 175, numbere 'SO and 

4], block 912. Price, $2,000.00 each. 
Boirievard, near Harris Avenue, lots 14 and 15, block 146, 43 x 100. Price, $1,600.00. 
Vandeventer Avenue, between Tth and 8th Avenues, lots 86 and 87. Price, $3,000.00. 
Second Avenue, between Flushing and Vandeventer, lots 6 and 7, block 118. Price, $5,000.00. 
Thir teenth Avenue, between Flushing and Wilson Avenues, block 206, lots 25 to 31, 25 x 107. $1,400.00 each. 
Thirteenth Avenue, hetween Wilson and Vandeventer, block 208, lots 34 and 35. $2,500.00. 
Radde Street, 150 feet from the Bridge Plaza, lots 37, 38, 39, block 110. $10,000.00. 
Sacond Avenue, between Potter and Ditmars, lots 25 x 34, block 86. ®1,650.00 each. 
Wilson Avenue, S. W. corner of Uth Avenue, block 220, 125 x 100. Price, $6,000.00. 
Wilson Avenue, S. E. corner of 14th Avenue, 150 x 90. $7,000.00. 
Flushing Avenue, between 6th and Tth Avenues, T5 x 100 frame buildings, block 149, lots 35 and 36. $9,000.00. 
The entire Flushing Avenue block front, hetween 14th and 15th Avenues, eight lots. $18,000. 
Flushing Avenue, S. W. corner of 13th Avenue, 104 x 104. $T,500.00. 

TERMS TO SUIT. REGULAR COMMISSION TO BROKERS 

BRODSKY & SOVAK, 1389 Second Avenue, Cor. 72d Street NEW YORK 
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FLOYD S. CORBIN 
No. 10 WALL STREET 

SPECIALIST IN 

ig0^Water=Front Properties 
Factories, Factory Sites 

ALSO 

First and Second Mortgage Loans 

George Ketehum 

Real Estate 
Insurance and Mortgage Loans 

Tei. lS99John ' 4 9 LIBERTY S T . . NEW YORK 

EDWARD C. MARTIN 
(Formerly of Richard V. Harnett & Co.) 

1 

Auctioneer and Real Estate 
Money Loaned on Bond and Mortgage 

9 5 - 9 7 Liberty Street 
Telephone 4565 Cortlandt N E W Y O R K 

Bargains in 
the Pennsylvania Section 

WE MAKE 
P/ots on ^ SPECIAtTY Corners 

'L"1 OF PENNSYLVANIA "ZMS 
DEPOT PROPERTY 

HENRY M. WEILL 
161 Wes t 3 4 t h Street 

L I V E OPPORTUNITIES 
To purchase Elevator Apartments, flats 
and tenements in the best sections of 
Washing-ton Heights and tbe West Side. 
Investments of $5000 upwards will yield 
an income of len to twenty per cent, per 
atinimi. We make a specialty of this class 
of property, and will g"ladly submit com
plete particulars upon request. 

Bert Q. Faulhaber & Co. 
REAL ESTATE BROKERS 

Main Olfice ' Bianch Office 
206 Broadway 3596 Broadway, at 146th St. 

Mi'whcr Real Estate Board of Brokers 

A. M. Cudner 
Real Estate Co. 

Real Estate Agents and Brokers 

254 West Twenty-Third Street, N. Y. 

MATT. J. WARD CO. 

Original H O t C l D r O K C r S UDited States 

1 1 3 3 B R O A D W A Y 

est. James BmWinB, N F W Y O R K " 
Broadway and 26th Sl.) l l l - i ¥V 1 V ^ I X I V 

Hotels For Sale, Lease or Exchange, All Prices and AI 

Parts of the United States 

_ , , 142 1 ~D Cable Address 
Telephones 143 ,38 EDFORTH, NEW YORK 

Ashforth & Company 
U East 42d Street 

ESTABLISHED 1852 

AGENTS, BROKERS AND 
APPRAISERS 

Management of Estates A Specialty 
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LOANS 

• 

Uptown 

NEGOTIATED 

FRED'K ZITTEL 
R e a l E s t a t e 

266 COLUMBUS AVENUE Near Corner 

Office, 3453 BROADWAY 
Near 140th Slreet 

ESTATES MANAGED 

72d Street 

f 2 6 2 0 Columbus 
Telephonet { 

{ 2 2 2 6 Audubon 

HALL J. How & Co 
REAL ESTATE 

WE ARE OFFERING FOR SALE SEVERAL DESIRABLE PLOTS OF LOTS IN 
THE WASHINGTON HEIGHTS AND DYCKMAN SECTION AT PRICES AT 
WHICH WE CAN RECOMMEND THEIR PURCHASE. WITH SEVERAL OF THE 
PLOTS BUILDING LOAN WILL BE MADE TO RESPONSIBLE BUILDERS. 

Telephone, 1496 Cort. 141 Broadway, New York 

CITY OF NEW YORK REALTY COMPANY 
170 BROADWAY, NEW YORK 

CAPITAL - - . $ 5 0 0 , 0 0 0 
Telephone, 38th St., 287 

L. ROBERTS WALTON 
Real Estate Mortgages Insurance 

509 Fifth Avenue, NEW YORK 

I N S U R A N C E 

OF EVERY 

DESCRIPTION 

EFFECTED. 

ESTABLISHED 1868 TELEPHONE. 8189 CORTLANDT 

G. A. DERSCHUCH 
Real Estateand Insurance 

Agent and Broker 
150 BROADWAY NEW YORK 

RENTING AND 

COLLECTING. 

P R O P E R T Y 

MANAGED. 

Agent, Broker 
and Appraiser 

Loans Negotiated 

LOUIS SCHRAG 
Real Estate 

Established 1S90 
Phone 796 Chelsea 

142 West 23d Street. 
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Arthur Truslow 
3 B e e k m a n S t r e e t 

TELEPHONE 3 2 5 4 CORTLANDT 

New York City 

REALTY 
g"^ 1 in Manhat tan and in 

l 3 l 0 r G S Brooklyn Shopping Distr ict 

Li^h t in latest modern 
O f f i c e S u i t e s buildings 

F a c t o r y S p a c e s a n d F a c t o r y S i t e s 
also a 

GENERAL REAL ESTATE BUSINESS 

JOHN J. HOECKH 
Real Estate 
and Insurance 

650 NINTH AVE., B«.. 45th &46.hs.... NEW YORK 
I ' l iLEPHONE, 71) I!KY.\NT 

A Special Opportunity 
adjoining Pennsylvania Property. 75 x 100. 
Mortgage, $75,000. 4>^%. T o be sold 
quickly for small amount of cash. 

Other good parcels in same location. 

Tiilpphono, -'j:33r' Plaza 

POWERS FIREPROOFING CO. 

..w^w— 
3 4 3 Eas t 63d S t ree t NEW YORK 

General Blacksmithing For: 

Builders, Masons, Bricklayers, Carpenters, Electricians, 
Plumhers, Steamfitters, Roofers and Cornice Makers. 

We Carry In Stock: 
Beamclamps, Pipe, Timber and Boiler Hangers, Anchors, 
Hooks, Sockets, Furring Clips, Straps, Braces, Etc. 

Special Fac i l i t i e s for S k e t c h W o r k 

Repu ta t ions are Not Made in a Day 
ESTABLISHED 1867 

pASMENTO ROOFS 
W RELIABLE - DURABLE - REASONABLE 

Wornout roofs re-covered, made entirely new and 
guaranteed. Improved Plastic Slate Roofs, dry fin
ished, completed and ready for all uses same day. 
Estimates on request. 

Casmento Roofing Co. 
I 6 O FIFTH A V E N U E 

Mohttwt Buildine, corner aistSt. NEW YORK 
TELEPHONE. GRAMERCY-1G73 

Sacrifices in the Old 9th Ward 
G R E E N W I C H V I L L A G E 

Several 25-ft. 5-story flats and tenements 

at bargain prices, Italian tenants, 

plots and private homes. 

JOHN J. BOGERT 
277 Bleecker Streel 

EEtablished 1888. Tel., 995 Spring 

Telephone 1767 Melrose Estimates Furnished 

JOSEPH STOLZ 
ALL KINDS OF IRONWORK FOR 

BUILDINGS 
^ W e also make a specialty of Vestibule Doors 
Folding Gates, Elevator Enclosures, Stairs, Rail
ings and all kinds of Leaf and Scroll Work. 

854-856 JACKSON AVENUE 

Bel. 160-16Ut Streets NEW YORK CITY 

" S O M E T H I N G E N T I R E L Y D I F F E R E N T " 
Write for Booklet Estimates furnished 

GOLDEN'S METAL WEATHER STRIP CO. 
All Metal Interlocking Strips 

Telephone, Tremont 2160 Simpson & Home Streets, N. Y. 

BRICK PLANT FOR SALE OR TO LEASE 
A T F I S H K I L L L A N D I N G , N . Y . 

Property of Verplanck Brick Co. 2,500 feet river front. New sheds, 18 modern machines. 
Present capacity 45 millions. Forty houses for tenants, &c. Unlimited supply best quality of 
clay. May be divided. For further particulars apply to BENJAMIN RICHARDS, 75 Liberty St., N. Y, 

B 

] 
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DAVID SHULDINER 
Dealer and Importer 

of Polished Plate Glass Also Manufacturer 
of French Mirrors 

319 TO 331 EAST 64th ST., NEW YORK 

Pending and Completed Glazing Contracts 
BuildinsB 

Belnord Apartment 
N'atioaal City Bank 
Second National Banl; 
Geo. J. Gould Residence 
Rockefeller Inst i tute . . , 
Hudson County C. H 
West Shore Ferr? House 
TL-otos Club 
Golden Hill Buildiug 
Atlantic National Bank, Jacksonville, Fla 
State Library Se Sup. Court, Hartford, Conn. 
First National Bank, Pittsburgh, Pa 
M^onic Temple, Brooklyn 
Rensselaer Polytechnic Inst., Troy, N. Y. . , 
National Museum, Washington, D. C 
J. D. Rockefeller Residence, Pocantico Hills. 

Architects Builders 

Hiss & Weekes Geo. A. Fuller Co. 
iMcKim, Mead & White Geo. A. Fuller Co. 
McKim, Mead Sc White Geo. A. Fuller Co. 
H. A. Trumbauer D. C. Weeks & Son. 
York & Sawyer Marc Eidlitz & Son. 

John GUI & Sous. 
Company Hedden Construction Co. 
Donn Barber Marc Eidlitz & Son. 
.4. D. Shepard, Jr Whitney-Steen Co. 
Mowbray Sc Uffinger James Stewart Se Co. 
Donn Barber Marc Eidlitz & Son. 
D. H. Burnham & Co 
Lord Sc Hewlett Whitney-Steen Co. 
Lawlor Se Haase James Stewart Sc Co. 
Government Thompson-Starrett Co. 
r Delano Sc Aldrich ) 
( William Welles Bosworth, f 

Largest Stock 

on hand of Wire Glass For Fireproof Doors 

and Windows 

National Stone l̂ cnovating Company 
C. S. McKUNE, President and Treasurer 

W e make a specialty of intelligent renovating fronts 
of brown stone, marble, terra cotta, sandstone, etc. 

All Work Guaranteed 

References: Grant's Tomb, Liverpool and London and Globe Building, 
Metropolitan Club, Gen, Horace Porter, First National Bank, Charities 
Building, elc. Send for illustrated pamphlet. 

C. S. McKune Company 
G E N E R A L CONTRACTORS 

Alterations and General Repairs to Properties a 
Specialty. Carpentry, Masonry, Roof, Plumbing, 
Painting and General Overhauling. Alterations made 
necessary by widening Fifth Avenue a specialty. 

McKune=Hayes Company 
Painters and Decorators in all their branches. Hon

esty in Material and Workmanship our Guarantee. 

Address correspondence for three above firms to 

5 0 3 F I F T H A V E N U E L'i^T"" N E W Y O R K C I T Y 
METROPOLITAN" CLUii 



I2S0 R E C O R D AND GUIDE December 19 ,1908 

T e l e p h o n e 774 Sprine 

H. R I C H T E R & SON 
STRUCTURAL AND ORNAMENTAL 

I R O N W O R K 
204 LAFAYETTE ST., NEW YORK 

Nc: i r Spj ' iDj; St. S i ibwny S ta t ion 

. REPRESENTATIVE WORK FIHtSHED 190B 

Sl. Agalha Schaal, B7lh St., West End Ave. 

II. S. Custom House, New York 

Eldean Buildina, - 33-39 West 33il SIroet 
Lanosdorf Buildino, Spring and Crosby Streets 

Wareliouse. 792 WashinstDn SIreel 
Warehouse, - 10 Beach Slreet 

Qlficers' Cluh, Governor's Island 

Hospital Quarters, Bedloe's Island 

We have been 40 years on Gth Ave. in the 
stone renovating and repairing line. 

f l N N ^ ^ 
\ 

'^i^rxr^.0' 
p. 

REFERENCES: 

St. Patrick's Cathedral 

Park Row Building 

Brick Presbyterian Church 

Mohawk Building 

Private House Work a 

Specialty 

986 SIXTH A V E N U E 
Telephone 4070 Plaza N E W YORK CITY 

Smoky Chimneys 
and Poor Draught 

Can be cured by using our 

Ventilator 

Vacuum Proditced by Rotation 

G. E. WASHBURNE & CO., 
46 Cortlandt St., New York 

Telephone, 3125 Cortlandt Send Cor Illuatrated Circular. 

If You Must Have It 
Why not get The Best Gaso
line Outfit for your Garage ? 
We have been established 
since J 896. Most of the 
largest garages in New York 
use our system. 

N. Y. Tennis Racket Co. 
FACTORY OFFICE 

447 W. 125th St., N. Y. 36-38 Manhattan St. 
S. M. HODKIXSON, MAKAOHit 

INTERBOROUGH 
REALTY COMPANY 

Incorporated under the Laws of New York 

Capital, Reserve and Undivided Profits $250,000.00 

18 WALL STREET 

TelepliouB, 234 Rector 

BRANCH OFFICES: 

286 Niath Street 271 West 125th St. 509 48th Street 
Brooklyn Manhattan Broooklyn 

Brokers and Dealers in Real Estate and 
Mortgages, in IVlanhattan, Brooklyn, Queens, 
Bronx and Richmond Boroughs. 

Special funds for building and permanent 
loans. Strictly first-class care in collection 
of rents and managing estates. Appraisers 
and adjusters. 

Buying and selling large properties a 
specialty. 

CHAS. -A.. DKARE 
Telepbone 
Connoution HOKACE E, JONES 

Standard Metal 
Furring & Lathing Co, 

353 West 4 I st St., N. Y. City 

High Class Constrnction Careful Supervision 

LAURENCE J. RICE 

Mason Bui lder and 
G e n e r a l Con t r ac to r 

TERMINAL BLDG., 103 PARK AVENUE 

Corner 4Ist Street NEW YORK 

TELEPHONE 5886-3Sth ST-
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ESTABLISHED 1873 Telephone 6090 Gramercy 

ACME ROOFING CO 
Tile, Qravel, Slag, Plastic Slate Roofing: 
and Waterproofing, Watertight Cellars 

156 FIFTH AVENUE NEW YORK 

AEOLIAN PLASTIC-SLATE ROOFING CO. 
F I R E P R O O F 
PLASTIC-SLATE 
SLAG or GRAVEL 
AND TILE ROOFS 

CONTI BROTHERS 
AEOLIAN PLASTIC-SLATE ROOFS applied to any style 

of architecture and warranted for A TERM OF YEARS. 
,̂ .-^l^S-'-'y^^ PLiSTIC-SLATE is composed of pulverized slate aud oil. which, from 

tneir affinitive attraction, wlien spread on roofs and exposed to the sun aud atmosnhere 
slowly reeonatruct into bLATE-STONE again, retaining a certain elasticity. 

As a EOOFING it is unrivaled, being FIRE, WATER AND FROSTPROOF, anci 
apulieaWo to steep as well as FLAT roofs. 

FOR FLASHING IT IS UNEQUALED. 

The weight is about ONE-FIFTH of GEATEL EOOFING. it is perfectly smooth 
and has beeu tested for twenty years ou thousands of roofs. All Icinds of old roofs sub
stantially repaired and coated. Estimates cheerfully furnished. 

163 WEST TWENTY-THIRD STREET, NEW YORK CITY 

Telephone 433=434 38th St. 

WILLIAM J. TAYLOR 
General Contractor and Builder 

Building Construction^ 

5 and 7 East 42d Street NEW YORK CITY 

JOHN J. HEARN, President Terephone, 4 6 9 8 38th Street 

John J. Hearn Construction Co. 
BUILDERS 

509 Fifth Avenue 
Alterations a Specialty 

NEW YORK 

Telephone, Bryant II22 

George W. Ruddell Co. 

BUILDERS and CONTRACTORS 
25 West 42nd Street NEW YORK 
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THE STORIES OF OPPORTUNITIES 
AS TOLD BY ADVERTISERS 

MR. NOYES ON OPPORTUNITIES. 
It was the opportunities offered in real estate that influenced 

Chas. F. Noyes, the active head of the Charles F. Noyes Co., 
92 William st, to devote his energ-ies to this lucrative field 
•when but a lad attending school. A year before reaching his 
majority he came to New York with the determination to carve 
out his future in realty circles. How successful he has been 
any of his many friends are very ready to testify. The con
cern that bears his name is one of the most reputable of its 
kind in New Tork. Its successful career and increasing im
portance are the best evidence of its healthy and steady growth 
and' clearly demonstrate that it has taken the advantage of 
all the opportunities offered for promotion in its particular 
field. 

Commencing in a very small way, the Charles F. Noyes Co, 
is now looked upon as an authority in downtown real estate and 
is credited with doing tire largest business of any firm in the 
district east of William st, south of the Brooklyn Bridge. The 
company operates branch ofQces at Arverne, L. I., and Fa r 
Rockaway, L. I., these offices being under the direction of its 
vice-president, Lewis H. May, who has heen associated with 
the company for eight years. About twenty-five young men, 
all imbued with the opportunity spirit, are' required to repre
sent all of the departments of the company. The very word 
"Opportunity" has a charm for all of them, acting as they do 
like one great family of hard and enthusiastic workers, every
one satisfied and contented because they are in the one busi
ness that offers opportunities for their particular talent and 
because they all have opportunities that they know are oppor
tunities to present, whether it is a "Selling Opportunity," a 
'•Leasing Opportunity," or a "Mortgage Investment Opportun
ity." The company might he appropriately called "a great, 
big, enthusiastic opportunity sliop." 

EARLY JUDGMENT VINDICATED. 
Webster B. Mabie & Co. call attention to properties under 

their management in an advertisement on another page. They 
have recently built for a client at No. 290 Dth av, a- choice 
location in the west side of that thoroughfare, between tlie 
Holland House and the "Waldorf-Astoria, a 6-sty building which 
is now ready for occupancy for retail business. 

At Nos. 19-21 West 24th st they wiil begin early next year 
the erection of a 12-sty loft building to meet the growing de
mand for loft space near the new retail center of Sth av. 
Plans are now being prepared, but would be altered to meet 
the requirements of any prospective tenant for the entire build
ing. It is expected that announcement will soon be made con
cerning another improvement of a similar character, 

Mr, Mabie has for the past fifteen years given his special 
attention to the section between Mth and 59th sts, in and 
adjacent to Sth av and Broadway, and the volume of t rans
actions he has carried through in this district compares favor
ably with that of any brokerage flrm in the city. The record^ 
of the company covering tliis period show all recorded and 
reported transactions affecting every property within these 
limits, as well as the results of all personal interviews with 
owners, and have proven of unequaled value in appraising and 
in ni^gotiation of sales, leases and mortgage loans. 

Although connected for some years witli Messrs. H. H. Cam-
man & Co., with offlces in the down-town district, Mr. Mabie"s 
efforts were directed tOT\'ard this section, w^hich has developed 
in vindication of his early judgment. The management de
partment has been built up through a system showing unusual 
care in the scrutiny of the expense connected with each lease 
in a property, as well as with the general expense of the build
ing, and a feature of their system which has appealed to in
vestors has been the direct attention of a member of the firm 
to all details of management. 

INVEST IN MANHATTAN NOW, 
Pease & Elliman, Inc., 309 Madison av, give some strong and 

practical advice why prospective investors should select their 
properties now. In a nutshell it is as follows: 

"In reviewing the real estate situation at the present time 
there are two important facts which should be considered by 
the investor. No other securiliea have held as firmly during the 
past year and a half as Manhattan Island real estate and raort
gages on the same. We have no knowledge of any sales made 
in the past year and a half where the prices were less than 
could have been obtained three years ago, although slightly un
der the prices of the spring of 1007. With returning confldenee 
and with some pieces which can still be obtained at prices of 
three years ago, there is a cjjance for investofs tp secure well 

located pieces which W'ill give a handsome return on tiie money 
invested and which must materially increase in value. 

"New Tork is the one place to wbich the wealth of this coun
try is turning for its pleasures and investments, and with the 
population increasing by over 100,000 per annum, there is no 
doubt but that all parcels centrally'located which can still be 
had at reasonable prices will soon be sold. We would strongly 
advise any one with money to invest to act promptly and pur
chase some centrally located piece of property in the lieart of 
Manhattan Island." 

PROMINENT AS AN AUCTIONEER. 
Parish, Pisher & Co., 140 Broadway, is an incorporated com

pany of brokers, successors to Parisli, Fislier, Mooney & Co., 
who in 1902 bought the plant and succeeded to the business of 
the late "William M. Ryan, Since the erection of the flrst 
Singer building, at Broadway and Liberty st, the offices of 
Parish, Fisher & Co. and their predecessors have been in that 
building. John L. Parish is president and Major. Harris B. 
Fisher secretary and treasurer of the present corporation. Its 
system of records of ownerships, past and present, is one of 
the best in the city, being excelled only by some of the larger 
title companies. 

This equipment gives them special facilities for the work 
which has been most conspicuous in their history, namely, ap
praisements, expert testimony in legal proceedings, auction 
sales and exclianges. Some of the largest and most success
ful of the auction sales of lots in outlying sections of the city 
were made by Parish, Fisher & Co., Mr. Parish being the auc
tioneer. He still holds tlie record for the number of hours of 
selling and number of lots sold in a single day. The company 
has also effected some of tiie largest sales and exchanges of 
improved property in the city, and if asked to-day what was 
their specialty would probably say that it was trading. Con
trary to a widely held impression, Parisli, Pislier & Co. say 
that it is not necessary' for either party to be "stuck" in a 
trade, and point to several large trades as examples of t rans
actions wherein all the parties were satisfied, and none has 
ever had occasion to regret the operation. 

TREND OF REALTY INVESTMENTS. 
That the wholesale investment by wealthy individuals, estates 

and corporations hailing from every part of tiie United States, 
and even by foreign governments, in high grade New Tork City 
property is rapidl.v evolving a condition hi New York similar to 
that existing in that part of central London termed the "City," 
where nine-tenths of all the land is owned by less than twenty 
interests,-—church, individual and corporate—is evidenced by the 
fact that it is rapidly becoming more and more difficult to pur
chase property in any but the outlying districts of Manhattan, 

Mr. Raymond Roberts, manager of the brokerage department 
of the Underwriters' Realty & Title Co., which has handled a 
large number of transactions involving the acquisition of cen
trally located business and apartment hotel property in New 
Tork for out-of-the-city estates and financial interests, said in 
this connection: "Multi-millionaires and estates from every 
part of the country have made permanent investments of such 
large sums in New Tork City property during tiie past eight 
years that choice pieces are now very difficult to buy. They are 
not for sale. Only recently my offer of $125,000 for a lot 25x100 
ft. in SSth st, near 5tli av, which in ISoS cost ?S,500, was flatly 
refused, and to-day there is but one piece on the west side of 5th 
av, from 29th st to SSth st, that can be purchased." 

HOW TO INCREASE YOUR INCOME. 
Those who have not been along 125tli st, tiie principal artery 

of Harlem, for several years would have their eyes opened by 
the changes that have transformed that thoroughfare into one 
of the busiest in Manhattan. The two features that stand out 
prominently are the great crowds and the rapid advance in 
realty values, M. E. Larkin, 271 West 125th st, whose real 
estate business has progressed hand in hand with the develop
ment of this section, cites a case in point: 

"In the heart of the neigliborhood, which might be called the 
gate to Washington Heiglits, I sold a property after suggesting 
certain alterations. When these were raade the value of the 
property was increased by an amount equivalent to the income 
on $50,000. The same opportunities are to be found all through 
this section. Tlie proposed subway station at 122d st and 
Broadway will increase them. The same might be said of 
Washington Heights, for example, along ISlst st, This neigh
borliood as far south as lootli st and west of Broadway, is 
destined to be one of the gelgQt residential sections of New 
York." 
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COMFORTABLE HOMES IN BROOKLYN. 
Contemplated subway transportation facilities are going to 

bring in their train the migration of thousands of families to 
tha t borough to select homes amid pleasant surroundings and 
yet within half an hour from Manhattan. The proposed rapid 
transit extension includes plans for a station at Albany av 
and Eastern Parkway. Within 400 feet of this corner are the 
handsome two-faraily houses erected recently by William R. 
O'Brien, 96 Broadway, who foresaw what a future that section 
of Brooklyn had before it. The structures, or, rather homes, 
have facades of brownstone and Indiana limestone, are set 
back from the sidewalk to permit of an inviting grass plot in 
front, and are fltted up to please the eye and provide physical 
comfort. The interiors are flnished in liardwood trim, with 
mantels, open plumbing, tiled bathrooms, gas flxtures, carpets, 
etc. The first floor contains flve rooms and bath, the second 
s is rooms and bath. Even now they are very accessible via 
the City Line elevated road. 

The lots are 110 feet deep, and the houses 25 by 55 feet. 
They face the south, having the full beneflt of the sun most of 
the day. New asphalt pavements are to be laid very shortly. 
They can be purchased for $1,000 cash and the balance on a 
second mortgage. When the subway will have been extended 
these homes will be witiiin thirty minutes of lower Manhattan 
and forty minutes of 14th st. With prices of building material 
on the rise, now is a good time to buy a home. 

BULLISH VIEW OF OUTLOOK. 
speaking of the immediate outlook for real estate, Oscar L, 

Foley, of J. R. & O. L. Foley, 149 Broadway, said: 
"The realty market is in splendid condition at the present time 

and I am more than bullish on the outlook, and predict a good 
winter and spring trade in all classes of realty, but more espe
cially in properties which require an investment of from $10,000 
to $50,000, Durisg the past month we have made a number of 
deals with people who have never before invested in real estate, 
and this, I Jhink, is a good sign, for it goes to show that otiiers 
than the regulars are beginning to turn to real estate for a safe 
and sure investment. 

"The exchange business is also good. The numerous trades 
recently made for Pittsburg and other properties show that out 
of town investors are anxious to own Manhattan realty. Since 
the publication of the last large Pittsburg-New Tork deal we 
have received coramunications frora two prorainent Pittsburg 
flrms. asking us to send particulars of Manhattan investment 
properties for sale or exchange." 

DEAL INVOLVING SIX MILLIONS 
The leading real estate operators in New York are associated 

so frequently with the purchase, sale or exchange of valuable 
properties in Manhattan that deals involving miilions of dollars 
are regarded as not uncommon. For example, John H. Berry 
figured in a $6,000,000 deal, whereby the Broadway-Maiden 
Lane Euiiding, at the soutiieast corner of the two streets men
tioned, changed hands, Mr. Berry also figured in the sale of 
the Central Park View apartment house, southwest corner of 
SGth st and Central Park "West, the consideration being $1,850,-
COO. He makes a specialty of these classes of buildings. 

Mr. Ecri'y has been located in the Bank of Commerce Build
ing, 31 Nassau st. corner of Cedar st, since it was erected ten 
years ago. 

• 

APARTMENT HOUSE WELL LOCATED. 
The Passadena Apartment House, located at the corner of 

Broadway and Olst st, has the advantage of being near enough 
to the busy Circle, with its many transit faciiities and business 
opportunities, and yet being far enough up-town to make it 
extremely desirable for families wishing to have large Iiouse-
kgeping apartments in a desirable neighborhood. Suites of 
nine, ten and eleven rooms and three baths are available, 

Richtmeyer & Irving, 2640 Broadway, who have their rental 
agent upon the premises, have for many years been recognized 
as agents in whose hands such higli-class property can be made 
to produce excellent investments, and at the same time main
tain its high reputation. 

TWENTY YEARS IN BROKERAGE BUSINESS. 
Edgar & Curtis, 546 5th av, call attention in an advertisement 

elsewhere in this issue to the lines in which they specialize. Mr. 
Herman L. R. Edgar, who has actively been engaged in the 
brokerage business for the last twenty years, controls the man
agement of many estates for trustees and executors, with head
quarters at the downtown ofHce, 81 Nassau st. The oth av office 
has the advantage of Mr. Curtis' ten years' experience, besides 
having n-gotiated some of the large deals in the Sth av resi
dential section. It makes a specialty of choice country estates 
in Westchester County and in some of the more important Con
necticut towns, such as Ridgefieid, New Canaan, Greenwich, 
Litchfield, Washington, Norfolk, etc. 

WASHINGTON BRIDGE OPPORTUNITIES 
Referring to the values around the terminals of Washington 

Bridge. Mr. Smith, of E. Osborn Sniith & Co., ISlst st and St. 
Nicholas av, says: 

"The values in these two sections are not high for the fine 
class of improvements made recently and the natural advantages 
are the best in Manhattan and the Bronx. There are also new 
schools and churches. The transportation facilities are excel
lent. We have choice lots improved and unimproved for sale at 
prices that would net big returns to investors in the near future. 

"At the west end of the bridge there are completed and fully 
occupied high-class apartment houses- erected by builders oi 
well known reputation. . Some have stores. The large demand 
is not by any means fully satisfied. At the end of the bridge wo 
find vacant property at a value suitable for smaller houses for 
one or two families. Can you get a better place to live according 
to your income?" 

ON STABILITY OF REAL ESTATE. 
"Real estate is the last security to be affected by periods of 

depression." That this maxim is true was illustrated during the 
panic that gave such a blow to business interests. Prices of 
securities are generally influenced by the law of supply and de
mand, except in times of depression, wlien confidence is shaiien. 
Real estate is not easily convertible into cash and so must be 
held until the storni blows over and confidence is restored. It is 
for this reason, according to P. R. "Vî ood & Co., 2240 Broadway, 
that there has been little, if any, recession in values and tiiat 
there are now few vacancies. The great residential area west 
of Central Park looks just as well and healthy to-day as it did 
before the panic, and the rent rolls in most of the offlces are 
quite as large as in former years. 

OPTIMISTIC CONCERNING REALTY VALUES. 
A. V, Amy, of A. V. Amy & Co,, 7th av and llStli st. reports 

that recent developments in the real estate inarket point lo 
the beginning of an ei'a of activity and of higher prices, in 
some localities, than iiave yet been reached. 

"During the past year progressive buyers iiave been holding 
off," he said, "thinking tliat sellers would be tempted to sacri
fice tiieir holdings on account of the tightness of the money 
market and the general uncertainty of trade; but now that 
all these factors have been eliminated, and these buyers have 
been convinced that real estate values are not depreciating, it 
is oniy natural to conclude that the future of the market is 
well established. Easy money and restoration of confidence are 
the principal factors pointing to an active and healtliy market." 

WHAT RAPID CONSTRUCTION MEANS. 
When the razing of the old Fiftli Avenue Hotel was started 

last May the announcement that the new skyscraper to replace 
it would be ready for occupancy within a year was received 
witii almost incredulity. How rapid the construction has pro
ceeded and how justifiable the announcement was has been in
dicated from time to time by the Record and Guide. In the 
issue of December 5 last the extraordinary transformation of 
the busy corner at 23d st and Broadway is shown in an illus
trated article. That offices will be ready for tenants the flrst of 
next May is now assured. It will not be the fault of tbe 
general contractor, the Hedden Construction Co., tlie general 
contractor, if they are not. 

GLASS FOR WAINSCOTING. 
For many years marble or tile has been closely associated 

with high-class wainscoting in modern structures, especially 
those erected for business purposes. It may not be generally 
known that a new kind of glass was put on the market for this 
interior facing within a comparatively recent time and that it is 
growing in favor very rapidly. Altliough available less than a 
year, it passed the experimental stage before it was submitted to 
owners, architects and contractors, the result being tliat in the 
short space of about nine months more than 300,000 square feet 
have been placed in structures scattered from New York to San 
Francisco. The new material is known as "Cosmos" and is 
manufactured by David Shuldiner, 325 East 64tli bt, New York, 
wliose identiflcation with tlie glass industry requires no explan
ation. In a iarge building put up tiiis year at Waukesha, Wis., 
by a concern of national reputation "Cosmos" was used to cover 
both walls and ceilings. The beauty of the interior of the big 
Mills Building at San Francisco will be enhanced by the use of 
"Cosinos." 

The glass, which is generally white, altliough it has been pro
duced for use as blackboards in schools, is applied by means of 
plastic cement. Its durability practically coincides with the life 
of the structure. In other words, with reasonable attention it 
will last until the building is demolished. As might be divined, 
there is no surface that is more easily cleaned and no surface 
that lends itself so little to the existence Of crevices fqr tiie 
accumulation of dust. 
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RISE OF A GREAT TRIM BUSINESS. 
Among the manufacturers of sash blinds, doors and trim in 

Brooklyn, there is probably no name which has been associated 
with this branch of industry for as long a period as that of 
Gerard. G. H. Gerard, tlie president of the company that bears 
his name, has been engaged in this line for forty years. During 
the seventies the business was conducted in what was then 
known as Orchard st, now Manhattan av. In 1881 Mr. Gerard 
purchased a tract of land on Greenpoint av, which was then 
meadows and swamp. The flrst buildings were there erected, 
and from this modest beginning the business steadily developed 
and grew to its present proportions. For about twenty years the 
business was carried on under the well, remembered name of 
Toung & Gerard, and after Mr. Young's retirement in 1903 Mr. 
Gerard assumed control of the entire plant, and then organized 
the company of which be remains president and active head. The 
surrounding territory has developed into a thriving and active 
manufacturing district, with graded and paved streets. 

The company's property, entirely devoted to their manufac
turing purposes, covers an area of four acres, two complete 
blocks of which are bounded by Greenpoint av, Calyer, Diamond. 
Jewell and Moultrie sts, where the factory and lumber yards 
are situated. The offlce, warehouse, stables, glazing department, 
moulding rooms, etc., are situated on the northern side of Green
point av at Provost st. Another large lumber yard and store
house is situated on Greenpoint av, Kent and Provost sts. An 
average stock of ten million feet of lumber is carried for the 
purposes of the company alone. 

Everything in the line of mill work that enters into the con
struction of buildings of al! types, such as window and door 
frames, sash, blinds, doors, closets, paneling of all kinds, brack
ets, turning, mouldings and trim of every description, in all 
varieties of wood, is manufactured by the company in its large 
plant, equipped with the most modern machinery and appli^ 
ances. In busy times upwards of flve hundred men are em
ployed in the various departments, and the fact that all goods 
are manufactured on the premises assures builders of the 
promptest possible service, and freedom from the delays which 
are such a great source of annoyance. The plant is operated 
under union conditions, and the affiliation of the company with 
the Building Trades Employers' Association of New York 
insures its patrons of absolute freedom from labor complica
tions. 

Among the buildings for which the interior woodwork was 
recently supplied by this company are tlie following: In Manhat
tan; 12-story office and loft building in West 33d st, known as 
the Builders' Exchange Bldg., Clinton & Russell, architects; 
12-story ofHce and loft building at 507 Sth av, Buchman & Fox. 
architects; Phipps Model Tenement House No. 1, 321-325 E 31st 
st, Grosvenor Atterbury,. architect, and No. 2. in West 63d st, 
Whitfield & King, architects; Strauss Laboratory, 348-350 East 
32d st, John H. Duncan, architect; Crippled Children's Free 
School at 155-159 Henry st, Schickel & Ditmas, architects; Tem
ple Anche Chesed, 114th st and 7th av, Edward I. Shire, archi
tect; model tenements in 64th st, 70th st, and 7Sth st, for the 
City & Suburban Homes Co., apartment houses in 184th st, west 
of St, Niciiolas av, Neville & Bagge, architects; apartments at 
the southeast corner of Broadway and 147th st. Clarence True, 
architect; apartments at the northwest corner of ISIst st and 
St. Nicholas av, Neville & Bagge. architects. In Brooklyn: St, 
Ambrose R. C. Churcli on Tompkins av, near De Kalb av, Brook
lyn, Geo. H, Stretton, architect; St. Cecelia's Parochial School 
at Richardson and Monitor sts, T. H. Poole & Co., architects. 

STRATEGICAL POINTS IN BUSINESS. 
For the business man who has to have a number of advan

tageous locations to meet the requirements of constantly in
creasing ramifications in his line, it is to his beneflt to use 
strategy in selecting the distributing points. Take, as an ex
ample the business of masons' supplies. In the boroughs of 
New Tork, where distances are so great, it is absolutely neces
sary for a large manufacturer or dealer to have a number of 
yards wliere material can be stored and from which orders can 
be fllled expeditiously. Time is so valuable to the average cap
tain of industry in the metropolis of America, that those who 
save this asset are increasing their orders and building up a 
profltable reputation. 

Mr. Kane, who established the John P. Kane Co. about fifteen 
years ago, realized the importance of strategic positions as the 
growth of the business called for distributing points. Construc
tion activity in Brooklyn. The Bronx, Harlem and on Washing
ton Heights created the demand for shorter hauls. The flrst 
yard was started on the East River front at 14th st. Although 
the company has four yards now, three of them diverting busi
ness from the original one at 14th st, the amount of materials 
passing through this yard annually is now more than four times 
what it was in the nineties. I ts storage capacity is about 20.000 
barrels of cement and 2,000,000 brick. This yard feeds lower 
Manhattan and the east side of the island to 59th st. 

The following year it was necessary to start another yard on 
the North River at 96th st. This is still the only yard of its 
kind on the Manhattan side of the North River from the Battery 
to Spuyten Duyvil. Its storage capacity is about 40,000 barrels 

of cement and 4,000,000 brick. The yards of the company on 
the Harlem River front at 145th st and in Brooklyn followed a 
few years afterwards. Their combined covered storage capacity 
is about 30,000 barrels of cement and 7,000,000 brick. The for
mer yard supplies principally The Bronx and Washington 
Heights. It will be noted from the location of ali of the yards and 
their great storage capacity that large orders can be executed in 
any part of Greater New Tork almost immediately. The largest 
order for brick that the Kane company had to undertake was 
tliat for the 25,000,000 common brick used in the Public Library 
at 42d st and Sth av. The largest amount of cement supplied for 
any one undertaking was approximately 90,000 barrels for one 
of the power houses of the Interborough Rapid Transit Co. The 
company has control of an uncovered yard on the East River in 
addition to the four protected ones referred to. At one time, 
during one of the recent big years in construction work, all of 
the yards were so full tliat it was necessary to store 20,000 bar
rels of cement elsewhere. On the top of all this it may be said 
that about 75 per cent, of the cement sold is delivered direct, 
not passing through the yards. 

INVESTMENT VS. SPECULATION. 
Tlie average investor, and particularly the small investor, Is 

prone to make the common error of paying scant attention to 
the deflnition of tiie term "Investment." He will buy securities 
of all natures and grades, promising much but guaranteeing 
nolhing, under tlie mi.=apprehension that lie is investing his 
money, when, as a matter of fact, he is playing a game that is 
only for the man who can afford to lose. 

An investment is the act of laying out money productively, 
as opposed to speculation. The Realty Gold Bond comes under 
this head, offering as it does the tangible security of real es
tate and the realty bond of the New York Central Realty Co. is 
particularly desirable, because tlie item of security is strength
ened by its deposit of actual flrst mortgages on approved real 
estate with its trustees, the Windsor Trust Co., to cover all 
coupon bonds issued. Thus is the essential point of safety satis
factorily covered. In addition, it offers the highest Interest 
compatible with absolute safety (6%) and may be surrendered 
at any time after two years for its face value with 6% interest. 

These three essentials, safety, cash availability and profit, 
constitute the perfect investment. The prospective investor 
would do well to investigate the securities of the New Tork 
Central Realty Co. before committing liimself elsewhere. Read 
their advertisement in another column and write them for 
further information. 

ROOFS TO LAST A GENERATION. 
In the office of the Aeolian Plastic-Slate Roofing Co., 163 West~ 

23d st, is a piece of plastic slate rooflng which was in use on a 
building in New Tork nearly seven years. The elements did 
not seem to have liad any effect on it. There are in this city 
roofs of a similar kind that have been in service for more than 
twenty years without being repaired. Plastic-slate roofs can 
be applied to any style of architecture and are warranted for 
a term of years. The material used is composed of pulverized 
slate and oil, which mix very, readily. When the composition 
is spread over a roof and exposed to the sun and atmosphere, 
the reconstruction into slate stone is slowly accomplished. As 
a resistant to fire, water and frost, it is without a superior. The 
material is also used for flushing and dampproofing. The weight 
is about one-fifth of gravel roofing. 

LARGE DECEMBER CONTRACTS. 
The John H. Parker Company, 42 East 23d st, whose adver

tisement appears in this issue, has closed several large con
tracts during the past month. These include those for the R. C. 
Church of the Assumption. Brooltlyn; the Sunday-school of the 
First Churcli of Christ Scientist, in Brooklyn; the new Second 
Precinct Police Station; the Gunther Building, 518 5th av, and 
the Gavin residence at 12 East 65th st. The company is also' 
erecting the Training School for Women Nurses for the Bellevue 
Hospital, the R. C. Church of the Immaculate Conception at 
Montclair, N. J., and numerous other structures. Its business 
career covers a long and prosperous era. The company has exe
cuted large contracts satisfactorily on government,,state, mu
nicipal and private worit. and enjoys an enviable reputation. 

A. E. NORTON CO. INCREASES CAPITAL. 
The Alfred E. Norton Co., of 18 West 27th st, which haa 

made a reputation as erectors of structural iron and steel, has 
recently been reorganized, and through the purchase of a 
fabricating plant, in which it has installed modern machinery 
and equipment, is now in a position to manufacture and erect 
structural work of all kinds of the material referred to. The 
corapany, which was incorporated in the State of New York, 
has increased its capital to $100,000, and Edwin A, Bradley, 
for many years president of the prominent house known as 
the Bradley & Currier Co., has become actively interested in ft. 
The officers are as follows: Alfred E. Norton, president; William 
B. Shafer, Jr., vice-president; George G. Bradley, secretary and 
treasurer. 
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LOFTS ADVANTAGEOUSLY LOCATED. 
There are three attributes which a building jn New York must 

have if it is to be leased at a figure that will give the owner a 
reasonable income. These are advantageous location, flreproof 
construction and an up-to-date mechanical equipment. This 
applies pre-eminently to oflice and loft structures. Such attr ib
utes are possessed by the new Mercantile Building at 149 and 
151 West 26th st, between Broadway and Seventh av, only three 
blocks frora the Pennsylvania Terminal now in course of 
erection, and but two blocks from the busy intersection of 34th 
st and Broadway. The location is one of the finest in Manhat
tan for a loft building, which the Mercantile is. As might be 
expected in such a neighborhood, it has store fronts on the flrst 
floor and a modern basement. The structure is twelve stories 
and stands on a plot 40 by 100 feet. It is as proof against flre 
as the latest methods and materials could make it. Heated by 
steam and wired throughout for electric light and power, ample 
provision is made in respect to these important features for the 
physical comfort and convenience of the tenant. Added to this 
are two speedy electric elevators, exceptionally good light and 
ventilation, and no adjoining buildings over three stories high. 
The transit facilites, when the new ralroad terminal will have 
been finished, could hardly be surpassed. They will include the 
great Pennsylvania system, the elevated road and several sur
face lines within two or three blocks. The subway is but a short 
distance away and Herald Square is almost within a stone's 
throw. 

The structure was put up primarily for comfort and conveni
ence, but the artistic side was incorporated as far as consistent. 
The halls are wainscoted with marble, the ceilings are high and 
the glass fronts of the stores made attractive witii a granite 
base. The facade is of close-grained limestone." The owner is 
Robert S. Finney, 103 Park av. A booklet showing the floor 
plans can be had upon request. 

AN APPRAISER ON THE OUTLOOK. 
"There is no section in the City of New York which has held 

its own so constantly from the real estate standpoint as that 
formerly linown as Yorkville. My activity as an appraiser for 
the past quarter of a century justifies me in malring this s tate
ment, more especially as ray appraisals have been mostly on the 
East Side, from 7Sth st to 92d st." 

This is a message from Chas. H. Schnelle, Lexington av and 
SSth st, who is weli known in real estate circles and who is 
identifled with many organizations which have as their primary 
object the protection of tiie interests of operators and owners, 
Mr. Schnelle is secretary of the Greater New Tork Taxpayers' 
Conference, corresponding secretary of the United Real Estate 
Owners' Association, flnancial secretary of the 12tli and 19th 
wards of tiie House and Real Estate Owners' Association, a 
member of the board of directors of the Realty League, and a 
district chairman of the Taxpayers' Congress. 

BRONX INVESTMENTS PROMISING. 
Frank Gass, of Unionport, who is known as the pioneer real 

estate operator in the section east of the Bronx River, is optim
istic concerning the futui'e of investments in that borough. Re
ferring to realty conditions in this part of Greater New York, 
he said: 

"There is every evidence that this borough will soon witness 
another marvelous development in real estate. Conditions are 
more than healtiiy and when spring opens I look for a great 
impetus in real estate values. There is no safer investment than 
Bronx real estate and people with money az'e now largely seek
ing investments in our section," 

Mr. Gass is Register of the County of New Tork, and lawyers 
and real estate men who have official relations with that office 
hold him as one of the most efficient officials the county has ever 
had. He has systematized the work of the office, and papers 
recorded there are returned in less than two weeks, where for
merly nearly a month was required to do the same work. 

HOW TO SURFACE FLOORS WELL. 
The best hardwood floor laid requires surfacing, and further, 

no matter how good it is laid it can be spoiled by carelessness 
in the flnishing so that it is necessary to get a firm of good 
reputation to do the work. The Rapid Floor-Surfacing Co. 
employs expert floor-raen, and their work on the roughest sur
face to the finest parquetry cannot be excelled. The fact that 
the company is taking contracts from some of the best con
cerns in the city is a guarantee of its methods and work, Wit'n 
its unsurpassed equipraent it is prepared to take contracts of 
all sizes for surfacing and finishing old or new fiooring in any 
style desired. The fact tha t the method used is quicker than 
handscraping should at tract the attention of carpenter con
tractors. Since this concern has been in business it has estab
lished a repu-tation for honest work and living up to its con
tracts in every particular. It is a member of the Building 
Trades Employers' Association and of the Master Carpenters" 
Association. The office is at 9 East 42d st. 

LNORTHWARD TREND,_OF VALUES. 
With the completion of the Bron.x and Nepperhan sewers, the 

electrification of the New Tork Central lines and other import
ant Westchester improvements, that county will undoubtedly 
witness activity in real estate outside of New York City unsur
passed in any section. It will offer to the home-seeker and in
vestor extraordinary actual and natural inducements, and as 
the natural growth is northward, this beautiful territory must 
of necessity receive the preference. Fortunately few, if any, 
cheap or mushroom developments have been made in this 
county, and for obvious reasons Westchester is destined to 
represent a permanent and substantial growth and increase in 
values. 

To the investor who is content to purchase at a moderate price 
and await the completion of improvements, property on the 
Putnam Division of tlie New York Central undoubtedly offers 
great inducements. The Putnam Association, composed of men 
of high standing, has recently been formed for the betterment 
of conditions in this territory, while a Real Estate Exchange, 
representing the leading real estate brokers and operators in 
the county, is to be organized at an early date. The unusual 
interest which is now observed in Westchester, together with its 
many advantages and improvements, would certainly indicate 
an era of unquestionable prosperity and activity in its real 
estate. J. Prescott Gage, Tonkers, who has been closely identi
fied with the advance in values in the section referred to, is one 
who taltes this view of Westchester. 

OLDEST BUILDER IN N E W YORK. 
Richard Deeves, of Richard Deeves & Son, 309 Broadway, is 

credited with being the oldest builder in active business in 
Greater New Tork today. He built in 1SS4 the Navarro Flats, 
which face Central Park on 59th st and extend through to SSth 
st, also facing 7th av. This was considered a great achievement 
at that time. Mr. Deeves personally superintended the entire 
operation, which consisted of the construction of eight separate 
buildings. Two of them were built by contract under his super
vision and a double entry account was kept as to their cost in 
comparison witii similar ones built also under his supervision 
by day work, Mr. Navarro found on completion that $50,000 
had been saved to hira by the latter raethod, documentary evi
dence of w-hich is in the possession of the firm today. Another 
notable aciiievement of this concern was the erection of the 
Temple Court Building at Beekman & Nassau sts, considered at 
the time one of the flnest offlce structures in the city. This im
provement was raade for Eugene Kelly, a well-known banker, A 
noteworthy undertaking was the construction about four years 
ago of a concrete gas holder tank in The Bronx, the first of its 
ivind in this country. It is 200 feet in diameter, 46 feet deep 
below the curb, and 38 feet below high water mark. The major
ity of the gas works in and around New Tork city, including 
the Astoria plant, which, when finished, will be the largest and 
most complete in the world, were put up by Richard Deeves & 
Son. The firra was established in the sixties of last century and 
conducts a mason building and general contracting business. 
Richard Deeves is president, and J. Henry Deeves, vice-presi
dent. 

BUILDING ACTIVITY IN THE BRONX. 
The coming year promises to be a most active one for the 

American Real Esta te Co. in the development of its valuable 
holdings. In the Westchester av and Soutiiern Boulevard dis
trict of the Bronx, the company has already constructed, in 
tlie last two years, over twenty apartment houses, elevator 
and non-elevator, and forty-four two-family houses of the best 
type. The newest building operation of the company is an 
entire block front of apartment houses in 163d st, between 
Fox and Simpson sts. Thirty-five apartments have already 
been rented in the first house, whicii was opened November 1. 
The company has started the erection of ten more houses in 
Simpson st, to be completed next summer. At Park Hill many 
private houses and bungalows of a modified California type are 
being built by the corapany. 

ESTABLISHED BUSINESS IN 1819. 
One of the oldest real estate offices in New Tork City is that 

of Jaraes N. "Vv'ells' Sons, 191 9th ave, near 22d st. This busi
ness was started eigiity-one years ago in Hudson st, and in 
1S3S removed to its present location, w'here it has remained 
ever since as one of tlie landmarks of the Chelsea district. The 
business was established by James N. Wells in 1819. At his 
death, in ISGO, the business was continued by his son, James N. 
Wells. 2d. who died in 1892. and who was, in turn, succeeded 
by his sons, James N. Wells, 3d, and Wiliiara J. Weils, making 
a line of succession rarely found in any vocation in this coun
try, although more frequently found in England. Although 
the firm has had charge of old estates in Manhattan since they 
existed as farms, it does a general real estate and insurance 
business, the office being a center in the Chelsea section. The 
organization is now a partnership between Wiiiiam J. Wells 
and James P. Eadie. 
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EFFECT OF LARGE TRANSACTIONS. 
Joseph P. Day, the auctioneer, on being interviewed by a rep

resentative of the Record and Guide shortly after the outcome 
of the big Whitney Estate sale, gave out the following state
ment : 

"In view of the pronounced activity which has refiected itself 
in all branches of the real estate business and which has given 
new impetus to developments in the auctioneering field, I am of 
the opinion that the year 1909 presents a most encouraging 
aspect for the real estate man. The numerous large transac
tions reported during the past few weeks indicate an awaliening 
in sections of the city that have lain comparatively dormant 
during the past ten months and they have served to stimulate 
the market in other directions, producing a most beneflcial effect. 
Conditions during the past year have made the public fully 
aware of the value of real estate as an investment; values are 
now on a sounder basis, and these facts, taken together with 
the near completion of immense transit improvements now un
der way, will materially serve to strengthen the values during 
the next twelve months, 

"With respect .to the transactions of this offlce during the 
year 190S, I have succeeded in disposing to advantage some of 
the largest lot developments in The Bronx and a majority of the 
outiying boroughs have conducted the largest sales of improved 
property since this business was first inaugurated. I strongly 
believe that the coming year holds forth bountiful in promise, 
in view of recent indications and of the increased business which 
has already poured into this offlce, and that the reaction will 
be steadily upheld by a recurrence of new developments in the 
different fines of the real estate business." 

YEAR HAS BEEN PROFITABLE. ' 
At the offlce of the Wm. Toung Co., 550 West 41st st, it was 

stated that this year has been one of the best that the com
pany has had and that the contracts for general construction 
work were not only numerous, but involved large amounts. 
It is partly on the strength of the good results obtained this 
year that the officers of the concern are looking forward to 
1909 as a year of much greater activity in construction work 
of all kinds. William Toung. president, and formerly of Mc
Millan & Co.. 327 West 42d st, expects one of the best twelve 
months that contractors of New York have ever been through. 
His opinion is shared by Jas. W. Pacey, vice-president, and 
also formerly of McMillan & Co., as well as by A. A. Mac
donald. secretary and treasurer of the coinpany. 

In the execution of contracts in the past few years the Wil
liam Young Co. has done work for not only sorae of the most 
representative business men and concerns, but lias been asso
ciated with leading architects at the same time. The struc
tures erected include liigh-class residences, loft and office 
buildings, museums and mercantile houses generally. Owners 
have been such as "W. G. McAdoo, of Hudson Tunnel fame; 
Miss Viola Allen; McCreery, known from New Tork to San 
Francisco; Phelps Dodge & Co.; Fred. Beach, Howard Town-
send ; the "Wyllys Co. and Grace Church. The architects were 
such as Clinton & Ru.^sell, Renwick, Aspinwall & Tucker, 
Howell & Stokes, Parish & Schroeder, Cady, Berg & See, Frank 
Cornell, Paul R. Allen and Chas. I. Berg. 

TITLE CO. CLIENTELE INCREASING. 
The United States Title Co., whose principal office is at 20 

Vesey st. New York City, on account of its prompt attention 
and help given to both attorneys and real estate brokers in 
Bxamining and reporting on title examinations committed to 
it, is steadily increasing its list of clients, customers, friends 
and supporters. Its success is but another proof of the great 
development of real etate activities in and around New Yorit, 
while demonstrating also that courtesy, care and attention to 
business bring success in their train. 

The company maintains offlces and complete title plants in 
New York, Brooklyn. Jamaica, White Plains and Staten Island, 
and eaters to business not only in the boroughs of New Toriv 
City, but also in Westchester County and all Long Island, 

CAN IMITATE STONE TO PERFECTION. 
The National Stone Renovating Company, 503 Sth av. corner 

42d St. whose advertisement appears in this issue of the Record 
and Guide, is almost too well known to need mentioning. In
corporated in 1903, its progress has been rapid, and to-day it 
ranks among the foremost of practical, intelligent workers in 
the renovating business. The motto of the concern has been 
"Honest Work," and it is this, backed up by its ability to 
provide a material which will as nearly as possible imitate the 
natural brownstone, and which will not fade white, like so 
many other concerns, that has brought it into good repute and 
increased its business so extensively. 

The effort of this company has been to give the best satis
faction for the money, and as it guarantees all its work, an 
owner is assured that his house will be well and permanently 
repaired. A handsome illustrated pamphlet will be sent on 
application. This coinpany proposes making a specialty of the 
work involved in the widening of Sth avenue. 

CONFIDENCE RAPIDLY RETURNING. 
A reassuring statement concerning realty conditions is that 

given out by J. Edgar Leaycraft & Co. It is as follows: 
"We have passed througii a period of panic and great de

pression in business, within a little more than one year's 
time; and already the indications are unmistakeable that confi
dence is rapidly returning and that business activity is being 
resumed. Tho country is in its youth and renewed vigor suc
ceeds every fit of financial sickness. 

"It is but a iieadaciie or a fit of indigestion that has affected 
us and we are again pushing forward with renewed energy to 
a new and higher station in the production of wealth. Who 
shall see or fail to see tlie opportunities for competence or 
fortune at tliis inception of a new period of uplift? 

" 'Shall I buy now and what shall I buy, or shall I wait?' 
How may the uncertainty indicated in tliis common question, 
which everyone puts to himself before venturing his money, be 
resolved into certainty and decision? He who knows the 
ground over which he walks even in the darkness will step 
forward ftrraly. He who knows it not will tread with anxious 
feet or not at all. There is one form of investment to which 
Andrew Cai-negie has recently referred as being tlie greatest 
source of wealth in this country, and that is the value created 
by the comraunity out of real estate. 

"Aside from many fundamental factors which render it the 
most stable of all securities, it can always be managed and 
directed by the owner himself without the intervention of 
anyone else. He can always control his own investment. He 
may make himself independent of defalcation, mismanagement 
and manipulation.' He is master of his own fortune and be
comes its sole architect and builder. He can inform liimself 
concerning the security he is about to accept in all of its 
aspects. He is not obliged to talte anj'thing for granted., 

"All of this sounds very trite, but it needs reiteration at 
tills present moment wheii opportunity offers to carry us for
ward upon the crest of another wave, lest we fail to take notice 
and not avail ourselves of the chance that arrives but a very 
limited number of times in a man's life. 

"Let us become alert and observant, awalte to what is about 
to go forward, and ready to act with intelligence, energy, cour
age and faith. 

INFLUX FROM OTHER CITIES. 
Frank Zittel, 266 Columbus av, calls attention to tlie increas

ing number of people coming to New Yorit frora the Western 
and Southern cities and the resultant effect. He says: 

"An interesting factor in the real estate market of to-day, 
especially so since tiie recent election, is tlie large influx of both 
Western and .Southern people to this city. We particularly 
noticed this fact by the number of leases in new apartment 
houses under our management on the upper west side. One 
owner, fearing that his house was flnished too late to rent, was 
much surprised at the excellent class of .tenants with which 
it was speedily fllled. Among tiie late renters in this house, 
no less tlian five were from Chicago. 

"Such questions are often asked as, 'How can ali these apart
ment houses pay? "Wiiere are the people to flll them?' With 
the population of this city increasing over one hundred thou
sand souls each year, these people must have homes. Each 
montli flnds new properties placed under our management, and 
all properties now managed by us are paying good returns to 
owners, doubtless due to personal attention. The fact of these 
different houses paying proves that the apartinent house ques
tion is not overdone, Tliis has been the cry of many pessi
mistic people, but notwithstanding the general depression of 
the past year the houses under our management have made 
a very good showing, which is very gratifying to all con-

ACME WANTED IN ALL THINGS. 
When the word acme is mentioned one naturally thinks of 

the best of anything with which it is associated. When a firm 
incorporates the word in its name the assumption would be that 
its methods or its works are of a superior kind, Tlie Acme 
Rooflng Co,, 156 Sth Avenue, can justify the use of this word 
in its name to the satisfaction of those who are at all reason
able in their demands for tlie construction indicated. The 
concern started in a modest way and now ranks high, which 
is saying a great deal for any business organization in a great 
metropolis like New York. In the past three years it has 
covered about flfty of this city's public schools, a number of 
flre engine houses, a score of theatres, public baths, buildings 
for the Hudson Terminal Co., several of the new piers, many 
structures for the Interborough & Long Island Railroad Co., 
the Museums of Art and Natural History. 

GREAT INCREASE IN INQUIRIES. 
J. Clarence Davies, who makes a specialty of real estate in 

the Bronx, is optimistic regarding the inimedi_ate possibilities 
for profltable investment in that borough. When asked for 
his opinion he said: ''The inquiry for real estate in the Borougii 
of the Bronx has increased greatly, particularly in the neigh
borhood of 149th st and 3d av. A number of new business 
buildings are about to be erected in that neighborhood," 


