Beatrice Stern research files, Vertical Files, Box 3, H
From the Shelby White and Leon Levy Archives Center, Institute for Advanced Study, Princeton, NJ, USA



Beatrice Stern research files, Vertical Files, Box 3, H
From the Shelby White and Leon Levy Archives Center, Institute for Advanced Study, Princeton, NJ, USA

July 3, 1956

Dear Mr. Hardin:

Again I am in your debt. Thank
you very much for your letter of
June 28.

I know you understand I was not
pressing you to change your mind about
revealing anything which you feel you
can not ethically do., I was merely
casting around for a source to which
I could attribute such valuable
information as I have.

Thank yousagain for your kindness,

Sincerely yours,

Beatrice M, Stem
BMS: jeb

John R, Hardin, Esquire
Pitney, Hardin & Ward -
National Newark Building
Newark 2, New Jersey
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PITNEY, HARDIN & WARD
NATIONAL NEWARK BUILDING
NEWARK 2, NEW JERSEY

MARKET 3-1980
WALDRON M. WARD
JOHN R.HARDIN
MAHLON PITNEY
FREDERICK FRELINGHUYSEN
PIONALD 5. IKI[Hg CORWIN HOWELL
WILLIAM H. OSBORNE, Jr. Canee s
FRANK C.0O' BRIEN
ALFRED |. MANSON, JR.
WILLIAM P. REISS

ROBERT P. HAZLEHURST, Jr. ! June 28, 1956

JOHN BARKER

Mrs. Max Stern
Institute for Advanced Study
Princeton, New Jersey

Dear Mrs. Stern:-

I doubt very much if any records
in the office of either the Transfer Inher-
itance Tax Bureau of New Jersey or the Federal
Internal Revenue would give you the lead which
you seek and, furthermore, I doubt if these.

1A A _ s o
records are open for public inspection. Thim v WY

e D et A
I regret that I cannot release the (

information which you wish but I have again

reviewed the question with my partners and

we feel that our information is of a confiden-

tial nature which should not be divulged, even

if the use to which it would be put were com-

pletely justified.
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June 25, 1956

Dear Mr, Hardin:

I am wondering if in the records
of the tax question arising under state
law after the death of the founders
there would be any official and quotable
assurances on the subject about which
you so kindly telephoned me recently.

If these are public records, and if I
could see them, I could then document
my knowledge.

Thank you again for your courtesy
and kindness to me.

Sincerely yours,

Beatrice M. Stern

John R. Hardin, Esquire
Pitney, Hardin & Ward
National Newark Buillding
Newark 2, New Jersey
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FOUNDERS Corporation

GENERAL Finance

INSTITUTE HISTORY Institute History

Mr. John R. Hardin phoned 10:55 a. m., June 1, 1956,

"We have discussed your letter of June l, 1956, in the
firm, and feel it raises questions of relations between lawyer
and clients." Therefore he cannot formally answer my request
for the information.

But off the record, and not to be quoted, he can assure
me in reference to the second paragraph of my letter that there
is nothing to indicate that the Founders ever changed their
intentions to leave the residue of their estates to the
Institute.

I asked him whether it was true that the Founders had
added codicils to their wills in January or February, 1930,
providinﬁ for I, A. S. Also not for quotation he said, "That
is true.

I said it was important information and that I would
write with assurance on these matters and find some other
source for citation purposes if I could.

When I thanked him he said he was glad to help, and that
I should phone him if I needed any more information. Very

cordial and gracious.
@lwm\- M. Yl —

Tele phone conversation with Mr. John R. Hardin, 6/14/56
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June g, 1956

John R. Hardin, Esquire
Pitney, Hardin & Ward
National Wewark Building
Newark 2, Wew Jersey

Dear Mr, Hardin:

You have already been very kind in sending me your father's
files on the Institute which have proved to be very valuable
for prospective on the early period. Because of this and for
another reason, Imesitate to ask a question which you may not
be able to answer or which you will not be able to answer, and
I hope that you will forgive me if you find the question unethical.

As you may not know, there was considerable doubt cast upon
the willingness of the founders to leave the bulk of their estates
to the Institute, particularly in the early 1940's. Many
representations are made that though they had pledged themselves
to the continuing growth of the Institute, they either had
misgivings or became less devoted to it than they were at its
initiation,

The final will of Mr, Bamberger, I know, was dated
Pebruary 20, 19:3. I don't know whether copies of previous
wills exist, and if they do whether you can tell me:

(1) Whether in those wills the Institute was designated
as residual legatee,

(2) And whether the residuum would have been
approximately the same through the years.

Another question raised by a statement made by Abraham
Flexner in his autobiography, I Remember, indicates that the
founders may have attached a codicil to their wills on leaving
for Arizona for their winter vacation in January or carly
February, 1930, providing for an institute of higher learning
or for the Institute for Agvanced Study. Since the formulation
of the idea had not proceeded far at that time, it would be
interesting to know how a codicil providing for it could have
been drafted. And of course it may be that your files on the
matter are either privileged or non-existent.

Sincerely yours,

Beatrice M, Stern

BMS: jeb
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April 30, 1956

John R, Hardin, Esquire
Pitney, Hardin & Ward
National Newark Building
Newark 2, New Jersey

Dear Mr. Hardin:

Thank you very much for your
letter of April 27. I have gone
through the correspondence file and

have found nothing particularly
personal in it.

It is very kind of you to make
these records available to the
Institute.

Sincerely yours,

Beatrice M. Stern

BMS: jeb
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PITNEY, HARDIN & WARD
NATIONAL NEWARK BUILDING
NEWARK 2, NEW JERSEY

MARKET 3-1980
WALDRON M. WARD
JOHN R.HARDIN
MAHLON PITNEY
FREDERICK FRELINGHUYSEN
DONALD B.KIPP
WILLIAM H. OSBORNE, Jr. CORWIN HOWELL
FRANK C.O'BRIEN OF COUNSEL
ALFRED |. MANSON, JR.
WILLIAM P. REISS
ROBERT P. HAZLEHURST, Jr.
JOHN BARKER

April 27, 1956

Mrs. Max Stern
Institute for Advanced Study
Princeton, New Jersey

Dear Mrs. Stern:-

I see no reason why we should
retain in our files the records relat-
ing to the Institute which I sent to
you. However, if you come across any-
thing which seems particularly personal
or confidential, I would appreciate its
return.

Sincerely,

f 7 7 ek
{ // ’/.v /%( ; /

“JOHN R. HARDIN
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THE INSTITUTE FOR ADVANCED STUDY

PRINCETON, NEW JERSEY

April 25, 1956

| John R. Hardin, Esquire
Pitney, Hardin & Ward

] National Newark Building
Newark 2, New Jersey

Dear Mr., Hardin:

The records which you sent on
the Institute arrived yesterday in
good condition. We shall advise you
when we express them back to you. Vi

Thank you again for your court .——_—_ﬁ\\$>
Sincerely yours, (/ji§Z:\

AN
Beatrice M. su\Q)

BMS: jeb <E§zzziij\"//
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THE INSTITUTE FOR ADVANCED STUDY

PRINCETON, NEW JERSEY

April 23, 1956

Mr., John R, Hardin
Pitney, Hardin & Ward
National Newark Building
Newark 2, New Jersey

Dear Mr, Hardin:

Thank you for your prompt and kind
letter of April 20 and the information
it conveys.

I have not received the express
papers, but shall inform you immed

a
when I do. Of course I shall re 1yﬁf:§

papers after I have finished wit

Sincerel ours
y Y/yf/ﬂ\\\\

T

. sterm

Beat
BMS: jeb
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PITNEY, HARDIN & WARD
NATIONAL NEWARK BUILDING
NEWARK 2, NEW JERSEY

MARKET 3-1980

WALDRON M. WARD

JOHN R.HARDIN

MAHLON PITNEY

FREDERICK FRELINGHUYSEN

DONALD B.KIPP CORWIN HOWELL
WILLIAM H. OSBORNE, Jr. OF COUNSEL

FRANK C.O' BRIEN

ALFRED |. MANSON, JR.
WILLIAM P. REISS

ROBERT P. HAZLEHURST, JR.
JOHN BARKER

April 20, 19%

Miss Beatrice M. Stern
The Institute for Advanced Study
Princeton, New Jersey

Dear Miss Stern: -

This is in reply to your letter of
April 16th addressed to my late brother
Charles R. Hardin.

We find in our file considerable
correspondence and other documents relating
to the formation and early days of The In-
stitute for Advanced Study. This material
is being expressed to you under separate
cover and I would appreciate an acknowledgment
of its receipt.
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THE INSTITUTE FOR ADVANCED STUDY

PRINCETON, NEW JERSEY

April 16, 1956

Charles R. Hardin, Esquire
Pitney, Hardin & Ward
National Newark Building
Newark 2, New Jersey

Dear Mr, Hardin:

I have been employed by the Anstiftute for Advanced
Study to collect materials for hf§§5F9\§§ its first
years in which I understand y ther, « John R,
Hardin played an important p ;%;;\ counsel to Mr. Louils
Bamberger and Mrs, Fuld,

In reviewing the ocumentary materials,
I find there is a subgtant of information on the
very early days, ineclpd actual formation of the
Corporation, the comple gf/ the first By-Laws and
correspondence ds of /discussions at that time.

I should in a clearer impression of the
part played by|your fgther both then and later, I
would hope you ve in his papers correspondence
and memoranda w uld assist me. I should be
pleased to come to Newark to your office for this
purpose.,

Thanking you for any assistance you may give me,
I am,

Sincerely yours,

Beatrice M. Stern

BMS : jeb
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HOUSING Facilities

Memoranda on professors' housing.

Filed in Vertical file under "H" for Hous ing.

12/3
1/27
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December 3, 1936

HOUSING FOR INSTITUTE PROFESSORS

The Princeton housing situation is developing in a menner which may pro-
vide serious problems for the Institute for Advanced Study. Already pmwfessors
and members of the Institute find it difficult to locate suitable housing and
there are definite indications pointing to an accentuation of these difficul-
ties in the near future. It is the purpose of this memorandum to outline and
discuss in specific terms the means by which the Institute may act to solve the

problems

Princeton as a2 Community

Many of the factors which make Prince£on attractive as a location for the
Institute operate also to increase the local cost of living, particularly, with
respect to housing facilities. The whole life of the place, for example, cen-
ters around the University. The population, aside from students, consists pre-
ponderantly o families who have located here because the head of the family was
on the faculty of the University, the Institute, the Theological Seminary, etc.,
or because he derived his living from servicing these groupss The remainder con-
sist, for the most part, of families attracted by the environment of professional
veople who enjoy the University atmosphere, and of 2lumni, some of them wealthy,
whe have estzblished estates in the neighborhoode There is practically no out-
side industry. These environmental conditions make Princeton a charming place
in which to work and to livee It is guiet. There is 2 minimum of distraction.
The cultural and intellectual atmosphere is congenial to the type of people brought
here by the Institute. They 21so raise economic problems, however. Economically
the whole place is on a nine months' basis, It is stagnant during the summer,

Annual costs of business, of housing, ané of service, accordingly, must be re-
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couped for the most part during.the nine active months, and the general cost of
living tends to be higher than in neighbofhoods dependent'upon,a more divergi-
fied industrial background. Taxes, especially real estate taxes, are also high,
not only because the educationmal institutions located here are tax exempt, but
also because the community is one that demands a high standard of community ser-
vices, and because in New Jersey, even to a greater extent than in other states,
the bulk of the revenues are raised through taxes on real estate,

The housing situatiom in Princeton reflects these conditions. Much of the
land which is suitably located for residential construction is held by the var-
ious edvcational institutions. The proportion of old houses, many of them ob-
solete or costly to maintain, is larger then one would expect and there is a
corresponding dearth of modern houses of the general type that would be suitable
for the Faculty of the Institute, Large houses requiring expensive upkeep are
still available and can be rented for sums below carrying charges. Modest houses,
on the other hand, are at a premium and bring rentals which appear excessive as
compared with other localities., There is no organized building industry which
develobs areas and builds houses of different price classes for sale, Attempts
at such developments have been made, but the market is too small to support such
an industry. Such hoﬁsing as is built, therefore, is done for the most part on
order, either for the University, which at one time built a considerable number

of faculty houses, or for individualse

Immediate Problem for the Institute

During the past three years, the new professors brought here by the Insti-
tute have been able to obtain fairly suitable housing accomodations largely be-

cause of the depression, which created a few vacancies in the larger houses and
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reduced their rents to relatively low levels, Under the circumstances, profes-
sors could afford to pay the higher costs for maintenance of these houses. These
conditions are now changing. Vacancies have diminished and we face a period of
rising rentss, It is obvious that new residences must be built in Princeton, and,
particularly, from our point of view, residences of a general character suitable
for the Institute faculty. As there is no building industry organized to meet
this particular type of demand, several professors face the problem of providing
housing for themselves on order. If the Institute makes any further appointments,
the problem will be accentua ted. The financial situation of most of the Institute
professors, however, precludes their building houses without some sort of organ-
ized support. Many of them are newly arrived end have not yet accumilated suf-
ficient savings to finance the down payment recuired.

Many universities in the past, in meeting similar situations, have employed
the expedient of ueing part of their endowment to build houses to rent to the
faculty, Their reports on their experience with this policy vary. In Swarth-
more, for example, it is meeﬁing with successe In Princeton, the authorities
seem to feel that it has been only moderately successfuls If vossible, it should
be avoided in the case of the Institute. We have a small, intimate faculty with
considerable wariation in the type of housing suitable for their individual nmeds.
Cur emphasis, moreower, is on a reduction of administrative responsibilities to
a minimume, If the Director of the Institute were to occupy the position of land-
lord to the faculty, he would be subject to handling petty details of maintenance,
etce Houses built for the present professors, further more, might not be suitable
for their successors., Unless very expensivé tyves of construction were used, fi-
nally, the relative degree of care given by the occupants qf houses would exert

considerable influence on the cost of maintenance. It would be bad policy to

put the Director in the position of enforcing a common degree of maintenance, etce,
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among 2 group as intimate as ours. The program outlined below avoide these dif-
ficulties by providing a2 means by which the Institute mey help the professors to
build and own their own houses. While it involves definite concessions of a
generous character on the part of the Institute, it has been worked out on =
strictly business basis. The Institute will neither lose money nor forego in-
come by adopting ite The faculty, on the other hand, will be enabled to build
houses of the kind they desire and to pay for them gradually out of their income.
They will be completely responsible for mainténance and upkeep. The complete
carrying costs, including amorti zation, should anproximate the rents they now
pay and should give them, in most cases, housing as well located and as ample as
they now occupy, and definitely superior tc their present housing with respect
to such qualities as modernity and convenience.

Specifically, it is proposed that the Imstitute make available lénd on the
Olden property and lend the faculty funds with which to build on this property,
the costs to be amortized on a monthly basis out of the professor's salary. The
program can be extended, if it is desired, to include professors on the Univer-
sity faculty. From some points of view this would be highly desirable. It would
help to spread development costs over a larger group, and would make it possible
to avoid housing the Institute faculty in one homogenous zroup. Various technical
safeguards are detailed below to protect the Institute, the faculty, and also to
assure that this development will add to the advantages of Princeton as a commun-

itye

o

THE OLDEN PROPERTY

The Institute's purchase of the Olden property was not made with any view

Yl to its immediate vse, but rather as a protection for the future development of

Princeton as a community. The property, in fact, is located too far from the
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center éf the University to be put to use by the Institute at the present time.
Ig occupies a strategic site in the land pattern of Princeton, however, since
any marked extension either of the University or of the Institute in coming de-
cades would probably take the direction of the Olden property. By removing this
proerty from the market, therefore, at a2 time when it was available at a reason-
able price, the Institute sought to safeguard the growth of Princeton and to in=-
sure that that growth would not be impeded by prior development of this land for
other uses. In doing this, it has incurred an initial outlzy of a moderate amount
and some responsibility for upkeep, even though the tract is tax exempt so long
as it is not put to commercial use. Pending the development of these futvre needs,
4 however, there is no reason why the tract should not be converted to residential
uses, There are positive considerations, in fact, which make it advantageous to
put it to use, for the Olden tract, together with property owned by the University,
practically surrounds the one residentizl development in Princeton that is most
suitable for faéulty needs. There =re a handful of vacant lots still availsble
within this area, but it is almost completely built up with the result that fur-
ther building of any volume must necessarily take place in other less suitable
areas, unless the Institute a2dopts a housing program. In the plan outlined be~
low, a current use of the proverty for residential purposes would not conflict

with its uwltimate dedication to other uses.

PROPOSED COURSE OF ACTI ON
" Briefly, it is profosed that the Institute announce that it is prepared to
lease residential sites on the Olden broPerty to professors on its faculty and
also, if desired, to professors in the University. The leases would be made on

a fifty year basis with a proviso that they would continue to remain in effect

as long as the professor lived. This would take care of those individual cases,
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e
if any, in which a professor was still alive at the expiration of the lease.
The offer to lease land on this basis would remaih open for ten years. This
means that at the end of fifty years the individual sites that had been leased,
including the improvements which had been made on them, would begin to revert
free and clear to the Institute and that by the end of sixty years the whole de-~
velopment would again be in the Institute's hands., The individual improvements
might still retain some value at that time. If they should, and if the Institute
should not desire to convert the land to institutional use, it would stand to
f#ain something by the whole program. It is not safe,_however, to forecasti a
useful life of over fifty years for a residential development of this character,
The chances of changes of neighborhood status and of a desire on the part of the
Ingtitute to make other uses of the land are too great. The whole program hds
been worked out, therefore, on the assumption that the individual residences
would have lost their value by the time the leases expired and that the Institute
would gain nothing by their reversion. Instead, it would simply be placed once
more in the position it now holds with respect to its freedom to develop this
property as it sees fit. In the meantime, however, the holdings would have beén
mafde available for residentisl purposes, and the faculty housing problem would
have been solved.
~To induce professors to invest in property which wopld revert to the In-
stitute without compensation at the end of fifty years will require sufficient
privileges to ensble them to recover on their complete investment within that
time. It is proposed, therefore, that the annual rental on thig fifty year
lease-hold be reduéed to 2n amount sufficient merely to cover outlay costs with-
U out reimbursing the Institute for its present investment in the land, If it
coste around $3,000 per lot to put. in the necessary public improvements (roads,

sewers, water, electricity, =nd gas), an annual rental of $150.00 per year would

be suf ficient to ‘return the Institute 4-1/2 per cent on its outlays 2nd also
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to amortize the expenditure in fifty years. Land taxes, of course, would be
paid by the lessore.

Further inducements could be provided (2) by lending funds to the professors
for building at rates which would be less than rates now available commercially
but would still yield the Institute 2s much 55, or more than, it is now getting
on its investments, and (b) by offering more favorable terms and by waiving the
necessity of a down payment on the part of the professor. Under the Federal
Housing Administration program several New York banks and investment institutions
are now makinz mortgage money available for residential developments at 4-1/2 per
cent interest, nlus 1/2 of 1 per cent service charge, plus an insurance fee that
will probably work out a2t about 1/3 of 1 per, cent for the life of the loan., In

\, other words, 5/1/3% per cent is the most favorable rate that the professors would
be 2ble to obtain in the commer cial market today, al though there are signs that
these rates may g lower during the next few years. Under the F,H.A. program,
loans may be made for as long as twenty years and are available up to 80 per
cent of'appraised value, but may not exceed $16,000 in any individual case.

The program here advanced has been worlked out in such a way that service costs
would be negligible. Safeguards to protect the security of the loan have also
been worked out so that F.H.A. insurance or its egquivalent would not be needed.
It would be perfectly btusinesslike, therefore, to lend funds to the professors

v at a net total cost of h-l/e per cent, thus giving them a much lower rate than
they can now obtain outside on a commercial basis and still yielding the In-
stitute as high a2 return as it would receive if it should'inveét in F. H.A,
mortgages. Similar concessions can be made with respect to the term of loans
without saérifice of security on the part of the Insfitﬁte; Under fhe F.H.A, pro-

gram, the maximum térm of loan is twenty years. These terms are available to a
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wide variety of owners, the great msjority of whom are much more subject to loss
of income or other eventualities which might make it impossible for them to com-
ply with their mortgage contract than is true of university professors, who com-
prise a very favorably selected group from the point of view of tenures A term
of loan for as long as twenty-five years, therefore, in the case of mortgages on
r ofessors! houses, would not necessarily involve sacrifice of security in com-
parison with commercially available terms. It is proposed, therefore, that the
loans be made for a maximum term of twenty-five years in the case of professors
N who are forty years of age or under, This would permit an annual amortization
rate starting at about 2 per cent of the original face value of the mortgage.
In the case of older professors, the term of the loan should be adjusted so that
it would be completely paid off at the retirement age of sixty-five. This is
desirable in order that the professors may have their houses completely paid
for when they retire and their income is reduced to a pension., Finally, it is
proposed that the Institute waive the necessity of a down peymente This waiving
of the necessity for a down payment constitutes the one real sacrifice of security
which the Institute is asked to meke in this program. Several of the professors
will not be in a2 position to take zdventage of the program unless a2 down payment
is waived. Under the F.H.A, program a 20 per cent down payment is required. Many
other developers operate on a program involving down payments as low as 10 per
cent, but in these cases the interest cost, and the term of the loan are much less
favorable than in F,H.A. loans, In order to minimize the risk arising out of this
element in the program, several other specific safeguards which are ordinarily

not required in mortgege transactions are included in the plan.

vV Safeguards

To recapitulate, it is proposed (1) that the Institute for a period of ten

years stand ready to lease residential sites on the Olden tract to professors

for their life time, but in no case for less than fifty years, the professors
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to pay all taxes and the Institute to receive an annual ground rent sufficient
approximately to yield b.1/2 per cent on its outlays for improvements and to
amortize these cutlays over fifty years, and (2) that the Institute lend to
these same professors sums sufficient, if desired, to cover the full cost of con-
struction of the residences constructed, faking in return mortgages on such pro-
perty bearing an interest rate of 4-1/2 per cent and providing for amortization
at a monthly rate sufficient to repay the mortgage in full within a maximum of
twenty-five years, and in all cases by the time the mortgagor has reached the
age of sixty-fives

To safeguard the Institute against risk in extending these generous terms,
the following stipulations have been worked out:

ls The original principal amount of the mortgage should not be
in excess of twice the annual income of the professor from
his academic salary. (In general the average value of resi-
dential property in this country, including land, is about
2-1/2 times the annusl income of the owner. Anything above
this amount tends to place too heavy 2 burden for housing
upon the income of the owner, An amount twice the annual
income of the owner for residential construction, exclusive
of land, should be a maximum for safe development in this
projecte)

2. The mortgagor (owner), at the time of signing the mortgage,
should take out insurance in favor of the Institute suffi-
cient to repay the principal face value outstanding in the
event of his death prior to the maturity of the mortgage.
(Insurance of this character is not expensive, because the
amount covered decreases each year ~s the principal of the -
loan is amortized. It might even be possible to work out
a very low cost group insurance policy to cover all of the
houses in the development. 3By providing automatically for
the full payment of the mortgage in the event of the pro-
fessorls death before sixty-five, the Institute would be
freed from any pos=ible embarrassment in its mortgagee rela-
tions with the family of the professor. The professor would
also be assured that he was leaving his family a' shelter free
and clear of debt.)
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3. The lessor would 2gree that any person to whom he might rent
or sell the property prior to the expiration of the sground
lease would be acceptable to the Institute. (This would help

y Dvrotect the character of the reighborhood and would be a means
of preventing abuses of the privileges granted.)

4, The lessor and mortgsgor would agree that the Institute should
deduct in advance from his monthly salary a sum sufficient to
cover (a) ground rent, (b) interest and =mortization payments
on the mortgage, (c) an estimate of the taxes on a pro rata
monthly basis, and (d) premiums for vorincipal insurance, fire
insurance, etcs cn a pro rata monthly basis. If professors
from the University are permitted to partake of the advantages
of the project, similar arrangements should be made with these
professors and with the University. The Institute would agtee
to use these sums for the purpose outlined as they came due.
By handling payments in this way the costs of servicing the
mor tgages would be reduced to 2 minimum, The Institute would
always know that its property was free from liens and that its
prior interest was protected because it would have attended to
insurance, taxes, etc. itself on a wholesale basis. It would
also be completely assured of thorough fulfillment of the con-
tract so long as the professor retained hig academic income.

The se safeguards, taken as a whole, would reduce administrative procedure,
negotiation, etc. in connection with the project to a minimum and would protect
the Institute sutomaticeally from almost every possible eventuality that might
involve either embarrassment or mone tary loss except in the case where a profes~
sor should lose his académic connection prior to the maturity of his mortgzage.
Shonld this happen, aﬁd ghould the professor concerned not transfer to a new
connection with sufficient income to'permit him to continue payments on the
mortgage, or should he refuse to make such payments, the Institute would have to
protect its rights By the institu&ion.of_foreclosure proceedings and might find
the amount for which it could resell the property insufficient to cover its com-
mitments. In this cése, therefore, the favorable terms proposed, including the
waiving of down payments and twenty-five year loans might possibly involve the

Institute in some administrative costs and some financial risks. The chances of

these eventuslities occurring, however, are extremely small, Professorsof the
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type who are likely to take advantage of the opportunity outlined have life tenure
in most cases, and when they move, it is frequently to take advantage of a better
income. The housing situation in Princeton is such, furthermore, that it will
probably be possible to dispose of these houses easily and without loss even if
they should be taken over by the Institute through foreclosure. In any event,

the risk under this procedure would seem to be much less than thaéwhich might come

under a rental plan or any other housing plan which the Institute might adont.

Estimate of Cost

These inducements taken together should be sufficient to make a fifty year
investment attractive to the professors even though the properﬁy mould revert
te the Institute on the expiration of the ground lease. The fOIIOWihg tentative
estimates are advanced to show in round figures the way housing costs would work
out under this prlan. None of these estimates have been chedked, but in the ag-
gregate they sre probably of the order of magnitude which may be expected:

Annual Charge

Ground rent (based on estimnte that $3,000 per
site would cover outlays for public improve-
mentS)'-oo‘oocoooc.ooo.ooooo-o.-.oco-oo-a-ooo-ocoo $ 150.00

Interest and smortization on house (no down pay-
ment; 25 year term; interest at L:%; total con- _
struction Outlay for house, $20,000)o.o.o..oao.o.o 1,300.00

Taxes, fire insurance, principal insurance, etCesee hﬁ0.00

R S o i i $1,900,00
These figures are worked out on the assumption that $20,000 would cover the
cost of building 2nd that the mortgage would run for twenty-five yesrs., They
indicate that on this basis the complete monthly cost to a professor for housing
would be around $160.,00 per month up to his age of retirement and $50.00 per

month thereafter. These amounts would vary, of course, according to the amount
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actually spent for construction. In addition, they would be increased somewhat
if the loan were written for a time that was less than twenty-five years, Should
these estimates prove o rrect, the proposal should be attractive to the profes-
sors. The annual charge up to the age of sixty-five is probably not in excess

of what they are now required to pay in the form of rent for similar housing and
less than they will be required to may if rents advance. Their present annual
costs would not be increased under this plan, therefore. In addition, they

would have provided themselves with owned homes reguiring outlays only for iaxes

and ground rent when they reach retiring age.

Scope of Program

It has been suggested above that it might be desirable to make this program
a¥ailable to Princeton professors ( provided they are full professors with life
tenure) on the same basis as I=stitute professors.) To do this would constitute
more than a gesture of good will to the community. It would also have the ad-
vantage of avoiding housing the Institute professors in a single group. Socially
-nd culturally as well as intellectually it is desirable that the Institute group
should mingle with the community, not be isolated from it. In addition, it would
be of advantage in that it might help to reduce construction costs. The build-
ing of one house at a time is expensive, especially in Princeton where there is
no organized house building industry. If a single contract could be made for

several houses at once, it might result in lower building costs.

Immediate Procedure

Should this program appear to merit serious consideration, it would be de-
sirable to proceed rapidly in order that construction may be undertaken during
the present winter and early spring before the shortages of labor that are im-

pending become too acute. The most effective procedure probably would be to
retain the services of a general architect or architectural firm capable of
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surveying the whole cituation and of reducing it to specific proposals and reliable
estimates on which action may be taken. The legal situation should also be checked
with a view to ascertaining the form which the various contracts contemplated in
the plan should take.

The first task of the architect would be the preparation of a preliminary
ground nlot of the Olden tract. The present layout of streets in the adjacent
residential sector follows the grid plan which is no longer advocated in view
of modern traffic conditions. Inasmuch as the residences built under the pro-
posed program would never be so numerous as to fill the Olden tract, the archi-
tect would have considerable freedom in laying out a plat that was not only
economical and modern, but alsc one that would provide a maximum of beauty and
privacy as well ag protection from traffic hazards On the basis of this plat,
he would be able to provide estimates of the developmental outlays required so
that the ground rent to be charged could be estimated with precisione.

The second task of the architect would he to consult with the various pro-
fessors who might be interested in order to prepare pr=liminary plans of the
type of housing that would be desired and preliminary estimates of the range of
costs involved. With this material available, it should be possible to go to
the Board of Trustees with & definite proposal for action and to the professors
of the Institute and possibly the University with a program sufficiently definite
fo permit commitments to be made and contracts to be let before spring,

-
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Januvary 27, 1937 <

Dear Dr. Fle;ner:

I was not present at the meeting of the Trustees while they discussed the ques
tion of Institute housing, but from vhat you have told me, I judge that the action
taken was slong the lines of the attached progmam. Please read it carefully and
make any changes which I may have missed.

If houses are to be available for occupancy next Sevtember, ( the month when
our leases exnire), it is extremely important that the interested professors be in
a position to select their lots immediately in order that the architect may start
plans for the houses. The most important thing I should like to have the Building
and Grounds Committee do at their meeting on Saturdsy, Januvary 30, therefore, is to
adopt definitely a plat and to authorize the construction of roads, sewers, etc. on
that plat as they are needed. The adoption of a definite »nlat is not easy, however,
until we know how many professors prefer sites on the Olden vproperty. If all four
come into the plan, my own susgestion would be to adopt Plan B as submitted by Mr.
Black, subject to the following modificotions:

l. A reservation of the center lot on Mercer Street for park purposes.

2. The roadways marked "X" to be rescrved but not developed for the

present, They are now registered as roads with the authorities
and this registration should be withdrawn,

3« The lots "1", "m" and "a" should be eliminated for the present.
Adoption of this program would make nine acceptable building sites available.

If Professors Weyl and von Neumann desire to build off the Olden property,
there is need for only two si tes at present. In this case, I would advise drop-
ping the attached plat entirely and running an extension of the roadway into
Olden Manor along the rear of the lots fronting on Olden Lane as far as the rear
of the lots fronting on Battle Road extended. This would be relatively cheap and

wouléd yield two extremely choice sites.
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January 27, 1937

MENOT N DUM

To: The Committes on Building and Grounds of the
Ins titute Or Advanced Study

Prom: Dr, Abraham Flexner, Director

There are definite eigns that a housing shortage 1z 1mpending in Prince-
ton, partioularly s shortage of housing in the types and locations suitable
for professors in the Institute for Adwvanced Study. I propose that the In.
stitute act %o meot this situntion by adopting the following plan of afd W
such prefessors as desire to duild and om their own homes in Princeton,

The plan is set forth below in the form of o series of proposi tions sultadble
for sdoption Yy the Board of Trustess at its meeting on Januvary 25, 1937,

~ 1s The DMreector ia suthorized to take such metion mnd incur guch
outlays sz mny be mcesonry to make the parcel of land indicated
by the shaded area on the nceompnnying disgram availsble for resi-
dential uses, This land is alveady owned by the Institute and
waprises the end of the Olden tract which abute on Yerger Toad,
It liea entirely outside the area contemplated by the Institute
as sites for Institute building and is varticulsarly suitable for
residential development of the type desired by Institute profesge
sorg, It #1111 require outlaye for such things as roads, sewers,
other public utilitien, otc., %o make it avalladble for nuiuunal
usess

?e The Director is authorized to sell residential eites on thie pro-
perty to professors in the Institute and to such others ng may be
myroved by the Committee on Building and Grounds on the following
torasie

Ae The price for each lot to be sufficient %o reimburue
the Inptituts for its outlays in preparing the land
for residentinl uses,

B The buyer to sgres that he will not transfer the
leanse, or rent or sell the property to any party
that ie unnceceptable to the Committes on Building
and Grounde of the Institute,
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C. The buyer to agree that all plans for residences and
other improvements mnde on the property will be sub-
mitted for approval to a jury of architects appointed
by the Director,

The Executive Committee, on the recommendation of the Director,
is authorized to lend funds at the disposal of the Institute to
professors in the Institute for the purpose of =2cquiring houses
under the following conditions:-

A, The tot2l loan to be covered by a mortgage on the pro-
perty and for a sum not in excess of either (1) the
amount expended on the proverty, or (2) twice the an-
nual salary received by the professor from the In-
stitute at the time the original loan is contracted.

B, The »rofessor to take out or =2ssign life insurance
in favor of the Institute in an amount sufficient to
repay the mortgage in full in event of his death prior to
the repayment of the mortgage.

Ce The Institute to deduct in advance from the salary of
the professor each month a sum sufficient to (1) vield
a return of U ner cent to the Institute on the principsl
outstanding, (2) retire the entire debt within 25 years or by
the time the vprofessor is 65 years o0ld, whichever is shorter,
and (3) pay taxes, fire insurance, special assessments, etcs
on the property and, in addition, the insurance premiums on
the life of the professor referred to above. (The Institute
in turn agreeing to pay such taxes, insurance, etce)

The Director is authorized to t=ke such additional actions and incur
such additional outlays of an incidental character as may be necessary
to effectunté the broad program outlined above.
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\ December 3, 1936

HOUSING FOR INSTITUTE PROFESSORS

The Princeton housing situation is developing in a manner which may pro-
vide serious problems for the Institute for Advanced Study. Already professors
and members of the Institute find it difficult to locate suitable housing and
there are definite indications pointing to an accentuation of these difficul-
ties in the near future, It is the purpose of this memorandum to outline and
discuse in specific terms the means by which the Institute may act to solve the

problem.

Princeton as a Community
Many of the factors which make Princeton attractive as a location for the

Institute operate also to increase the local cost of living, particularly with
respect to housing facilities. The whole life of the place, for example, cen-
tere around the University. The populatiop, agside from students, consists pre-
ponderantly of families who have located here because the head of the family was
on the faculty of the University, the Institute, the Theological Seminary, etc.,
or because he derived his living from servicing these groups. The remainder
consist, for the most part, of families attracted by the environment of profes-
sional people who enJjoy the University atmosphere, and of alumni, some of them
wealthy, who have established estates in the neighborhood. There is practically
no outside industry. These environmental conditions make Princeton a charming
place in which to work and to live. It is quiet. There is a minimum of distrac-
tion. The cultural and intellectual atmosphere is congenial to the tyne of people
brought here by the Institute. They alsc rmise economic problems, however. ZEcon-
omically, the whole place is on 2 nine months' basis. It is stagnant during the
summer. Annual costs of business, of housing and of service, accordingly, must

be recouped for the most part during the nine active months, and the general
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cost of living tends to be higher than in neighborhoods devendent upon a more
diversiﬂed industrial background. Taxes, esvecially real estate taxes, are also
high, not only because the educational insgtitutions located here are tax exempt,
but also because the community is one that demands a high standard of community
services, and because in New Jersey, even to a greater extent than in other
states, the bulk of the revenues are raised through taxes on real estate,

The housing eituation in Princeton reflects these conditions, Much of the
land which is suitably located for residential construction is held by the var-
ious educational insti tutions. The proportion of old houses, many of them ob-
solete or costly to maintain, is larger than one would expect and there is a
corresponding dearth of modern houses of the general type that would be suitable
for the faculty of the Instimte. Large houses requiring expensive upkeep are
still available and can be rented for sums below carrying charges. Modest houses,
on the other hand, are at a premium and bring rentals which appear excesgsive as
compared with other localities. There is no organized building industry which
develops areas and builds houses of different price classes for sale. Attempts
at such developments have been made, but the market is too small to support such
an industry. Such housing as is built, therefore, is done for the most part on
order, either for the University, which at one time built a considerable number

of faculty houses, or for individuals,

Immediate Problem for the Institute
During the past three years, the new professors brought here by the Institute

have been able to obtain fairly suitable housing accomodations largely because of

the depression, which created a few vacancies in the larger houses and reduced

their rents to relatively low levels. Under the circumstances, professors could
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afford to pay the higher costs for maintenance of these houses. These conditions
are now changing. Vacancies have diminished and we face a period of rising rents.
It is obvious that new residences must be built in Princeton, and, particularly
from our point of view, residences of 2 general character suitsble for the In-
stitute faculty. As there is no building industry organized to meet thie par-
ticular type of demand, several professors face the problem of providing hous-
ing for themselves on order. If the Institute makes any further appointments,
the problem will be accentuated. The financial situation of most of the In-
stitute professors, however, precludes their building houses without some sort

of organized support. MNany of them ére newly arrived and have not yet accum-
lated sufficient savings to figance the down payment required.

Many universities in the past, in meeting similar situations, have employed
the expedient of using part of their endowment to build houses to rent to the
faculty. Their revorts on their e?perienco with this policy vary. In Swarth-
more, for example, it is meefing v;th gsuccess. In Princeton, the authorities
seem to feel that it has been only moderately successful. If possible, it should
be avoided in the case of the Institute. We have a small, intimate faculty with
considerable variation in the type of housing suitable for their individual needs.
Qur emphasis, moreover, is on a reduction of administrative responsibilities to
a minimu;. If the Director of the Institute were to occupy the position of land-
lord to the faculty, he would be subject to handling vetty details of maintenance,
etc. Houses builﬁ for the present professors, furthermore, might not be suitable V%
for their successors. Unless very expensive types of construction were used, |
finally, the relative degree of care given by the occupants of houses would ex-
ert considerable influence on the cost of maintenance. It would be bad policy to
put the Director in the position of enforcing a common degree of maintenance, ete.,

among a group as intimate as ours. The program outlined below avoids these diffi-
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culties by providing & means by vhich the Institute may help the professors to
build and owmn their own houses. While it involves definite concessions of a
generous character on the part of the Institute, it has been worked out on a
strictly business basis. The Institute will neither lose money nor forego in-
come by adoptirg it. The faculty, on the other hand, will be enabled to build
hous.u of the kind they desire and %o pay for them gradually out of their in-
come, They will be completely responsible for msintenance and upkeep. The com-
plete carrying costs, including amortiiation. should approximate the rents they
now pay and should give them, in most caseg, housing as well located and as ample
as they now occupy, and definitely superior to their present housing with respect
to s_uch qualitios as modernity and convenience.

Specifically, it ig proposed that the Institute make available land on the
Olden property and lend the faculty funds with which to build on this property,
the costs to be amortized on a monthly basis out of the professor's salary. The
program can be extended, if it is desired, tc include professors on the Univer-
sity faculty. From some points of view this would be highly desirable. It would
help to spread development costs over a larger group, and would make it possible
to avoid housing the Inetitute faculty in one homogenous group. Various techni-
cal safeguards are detailed below to protect the Institute, the faculty, and also
to assure that this development will add to the advantages of Princeton as a com-

munity.

THE OLDEN PROPET
The Institute's purchase of the Olden property was not made with any view
to ite immediate use, but rather as a protection for the future development of

Princeton as a community. The property, in fact, is located too far from the
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center of the University to be put to use by the Institute at the present time.
1t occupies o strategic site in the land pattern of Princeton, however, since any
marked extension el ther of the University or of the Institute in coming decades
would probably take the direction of the Olden property. By removing this pro-
perty from the market, therefore, at a time when it was available at a reasonable
price, the Institute sought to safeguard the growth of Princeton and to insure
that that growth would not be impeded by prior development of this land for other
uses, In doing this, it has incurred an initial outlay of a moderate amount and
some responsibility for upkeep, even though the tract is tax exempt so long as

it is not vut to commercial use, Fending the development of these future needs,
however, there is no reason why the tract should not be converted to residential
uses, There are positive considerations, in fact, which mske it advantageous to
put it %o use, for the Olden tract, together with property owned by the Univer-
sity, practically surrounds the one residential development in Frinceton that is
moet suitable for faculty needs. There are a handful of vacant lots still avail-
able within this area, but it is almost completely built up with the result that

further building of any volume must necessarily take place in other less suit-

'able areas, unless the Institute adopts a housing program. In the plan outlined

below, a current use of the property for residential purposes would not confliect

with its uvltimate dedication to other uses.

PROPOSED COQURSE OF ACT
Briefly, it is proposed that the Institute announce that it is prepared to

leagse residential sites on the Olden property to professors on its faculty and
also, if desired, to professors in the University. The leases would be made on
a fifty year basis with a proviso that they would continue to remain in effect
as long as the professor lived. This would take care of those individual cases,

if any, in which a professor was still alive at the expiration of the lease.
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The of fer to lease land on this basis would remain open for ten years. This
means that at the end of fifty years the individual sites that had been leasged,
including the improvements which had been made on them, would begzin to revert

| free and glear to the Institute and that by the end of gixty vears the whole

| development would again be in the Institute's hande. The individual improvements
might still retain some value at that time. If they should, and if the Institute
ghould not desire to convert the land %o institutional use, it would stand to gain
something by the whole program. it is not safe, however, to forecast a useful
life of over fifty years for a residential develonment of this character. The
chances of changes of neighborhood status and of a desire on the part of the In-
stitute to meke other uses of the land are too great. The whole program has been
worked out, therefore, on the assumption that the individual residences would have
lost their value by the time the leamses expired and that the Institute would gain
nothing by their reversion, Instead, it would simply be placed once more in the
position it now holds with respect to its freedom to develop this property as it
lgeos fit. In the meanti me, however, the holdings would hﬁvo been made available
for regidential purposes, and the faculty housing problem would have been zolved.

To induce professors to invest in property which would revert to the Insti-

tute without compensation at the end of fifty years will require sufficient pri-
vileges tc enable them to recover én their complete investment within that time.
It is proposed, therefore, that the annual rental on this fifty year lease-hold
be reduced to an amount sufficient merely to cover outlay costs without reimburs-
ing the Institute for its present investment in the land, If it costs around
$3,000 per lot to put in the necessary public improvements (roads, sewers, water,
‘electricity, =nd gas), an annuval rental of $150.00 per year would be sufficient

to return the Institute 4-1/2 per cent on its outlays and also to amortize the

. expenditure in fifty years. Land taxes, of course, would be paid by the lessor. |
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Purther iniuncements could be provided (2) by lending fumis to the profes-
sorg for building at rates which would be lese than mates now available commer-
cially, but would still yield the Institute as much as, or more than, it is now
getting on its investments, and (b) by offering more favorable terms and by waive
ing the necessity of a down payment on the part of the professor. Under the Fed-
eral Housing Administration program severzl New York banks and investment institu-
tione are now meking mortgage money available for residential developments at
4.1/2 per cent interest, plus 1/2 of 1 per cent service charge, plus an insurance
fee that will probably work out at about 1/3 of 1 per cent for the life of the
loan, In other words, 5-1/3 per cent is the most favorable rate that the profes-
sors would be able to obtain in the commercial market today, although there are
signs that these rates may zo lower durine the next few years. Under the F.H.A,
program, loans may be made for as long as twenty years and are available up %o
g0 per cent of appraised value, but my not exceed $16,000 in any individual case.
The program here advanced has been worked out in such a way that service costa
would be negligible. Safeguards to protect the security of the loan have also
been worked out so that F.H.A. insurance or its equivalent would not be needed.

It wauld be perfectly businegs-like, therefores, to lend funds to the professors

at 2 net total cost of 4-1/2 per cent, thus giving them & much lower rate than
they can now obtain outeide on a commercial basis and still yielding the Institute
as high a return as it would receive if 1t should invest in F.H.A. mortgages.
Similar concessions can be made with respect to the term of loan without sacri-
fice of security on the part of the Institute. Under the F.H.A. program, the
maximum term of loan is twenty years. These terms are available to 2 wide variety
of owners, the great majority of whom ars much more subject to loss of income or

other eventualities which might meke 1t impossible for them to comply with their
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mortgaze contract than is true of university professors, who comprise a very
favorably selected group from the point of view of temure. A term of loan for
as long as twenty-five years, therefore, in the case of mortgages on professor's
houses, would not necessarily involve sacrifice of security in comparison with
commercially available terms. It is proposed, therefore, that the loans be made
for = maximum term of twenty-five years in the case of professzors who are forty
yvearg of age or under., This would permit an annual amortization rate starting
at about 2 per cent of the original face value of the mortgage. In the cese of
older professora, the term of the loan should be adjusted so that it would be
completely paid off at the retirement age of sixty-five. This is desirable in
order that the professors msy have their housesg completely paid for when they
retire and their income ie reduced to a pension. Tinally, it is proposed that
the Institute waive the necessity of = down payment. This waiving of the neces-
gity for a down payment constitutes the one real sacrifice of security which the
Institute is asked to make in this program. Several of the professors will not
be In a position to take advantage of the program unless a down payment is
waived. Under the F.H.A. program a 20 per cent down payment is required. Many
other developers operate on a program involving down payments as low ag 10 per
cent, but in these cases the interest coet, and the term of the loan are much
1633 favorable than in F.H.A. loans., In order to minimize the risk arising out
of this element in the program, several other specific safeguards which are or-

dinarily not required in mortgage transactions sre included in the plan.

Safeguards

To recapitulate, it is proposed (1) that the Institute for a period of ten
years stand ready to lease residential sites on the Olden tract to professors

for their life time, but in no case fer less than fifty years, the professors
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to pay all taxes and the Institute to receive an annual ground rent sufficient
approximately to yield 4-1/2 per cent on its outlays for improvements and to
amortize these outlays over fifty years, and (2) that the Institute lend to
these same professors sums sufficient, if desired, to cover the full cost of
cons truction of the residences constructed, taking in return mortgages on such
property bearing an interest rate of 4-1/2 per cent and providing for amortiza-
tion at a monthly rate sufficient to repay the mortgage in full within a maximum
of twenty-five years, and in all cases by the time the mortgagor has reached the
age of sixty-five.

To safeguard the Institute against risk in extending these generous terms,
the following stipulations have been worked out:-

l. The original principal amount of the mortgage should not be
in excess of twice the annual income of the professor from
his academic salary. (In general, the average value of
residential property in this country, including land, is
about 2-1/2 times the annual income of the owners. Anything
above this amount tends to place too heavy a burden for hous-
ing upon the income of the owner, An amount twice the annual
income of the owner for residential construction, exclusive of
land, should be a maximum for safe development in this project.)

2. The mortgagor (owner), at the time of sizning the mortgage,
should take out insurance in favor of the Institute sufficient
to repay the principal face value outstanding in the event of
his death prior to the maturity of the mortgage. (Insurance
of this character is not expensive, because the smount covered
decreases each year as the principal of the loan is amortized.
It might even be poseible to work out a very low cost group
insurance policy to cover all of the houses in the development.
By providing automatically for the full payment of the morigage
in the event of the professor's death before sixty-five, the
Institute would be freed from any possible embarrassment in its
mortgagee relations with the family of the professor. The pro-
fessor would also be assured that he wae leaving his family a
shelter free and clear of debt.)
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3. The lessor would agree that any person to whom he might rent or
,  sell the property prior to the expiration of the ground lease
would be acceptable to the Institute. (This would help protect
the character of the neighborhood and would be a meansg of pre-
venting abuses of the privileges granted.)

4, The lessor and mortgagor wonuid agree that the Institute should
deduct in advance from his monthly salary a sum sufficient to
cover (a) ground rent, (b) interest and amortization payments
on the mortgage, (¢) an estimate of the taxes on a pro rata
monthly basis, and (d) premiums for principal insurence, fire
insurance, ete. on a pro rata monthly basie. If professors
from the University are permitted to partake of the advantages
of the projeet, similar arrangements should be made with these
professors and with the University. The Ingtitute would agree
to use these sume for the purpose outlined, as they came due.
By hendling psaymente in this way, the costs of serviecing the
mortgages would be reduced to a minimum., The Institute would
always know that its property was free from liens and that its
prior interest was protected because it would have attended to
insurance, taxes, etc. itself on a wholegale basis., It would
also be completely assured of thorough fulfillment of the con-
tract so long as the professor retained his academic income.

These safeguards, taken as = whole, would reduce administrative procedure,
negotiation, etc. in connection with the project to a minimum and would protect
the Institute antomatically from almost every possible eventuality that might
involve either embarrassment or monetary loss, except in the case where a pro-
fessor should lose his academic connection prior to the maturity of his mortgage.
Should this happen, and should the professor concerned not transfer to a new
connection with sufficient income to permit him to continue payments on the
mortgage, or should he refuse to make such payments, the Institute would have
to protect its rights by the institution of foreclosure proceedings and might
find the amount for which it could resell the property insufficient to cover
its commitments. In this case, therefore, the favorable terms proposed, in-
cluding the waiving of down payments and twenty-five year loans, might possibly

involve the Institute in some administrative costs and some financial risks.
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The chances of these eventualities occurring, however, are extremely small., Pro-
fessors of the type who are .likely to teke advantage of the opportunity outlined
have life tenure in most cases, and when they move, it is frequently to take ad-
vantage of a better income. The housing situation in Princeton is such, further-
more, that it will probably be possible to dispose of these houses easily and
without loss even if they should be taken over by the Institute through fore-
closure. In any event, the risk under this procedure would seem to be much less
than that which might come under 2 rental plan or any other housing plan which
the Institute might adopt.

Estimate of cost

These inducements taken together should be sufficient to make a fifty-year
investment attractive to the professors even though the property would revert
to the Institute on the expiration of the ground lease. The following tentative
estimates are advanced to show in round figures the way housing costs would work
out under this plan., None of these estimates have been checked, but in the ag-

gregate they are probably of the order of magnitude which may be expected.

Annual Charge

Ground rent (based on estimate that $3,000 per
site would cover outlays for public improve~ )
mnt.).l....Q...‘.l...l..'....'..-.0........0.0!.... ‘ 150.00

nte: ang amor sy on on _house (no down
payment 28-year tem. interest at W4, to-
tal construction outlay for house - $20,000).cccce.. 1,300.00

? re ins 2 r G4 91- NSUrance P esoes H’!Egm

?mL.....I....... $1.9°Oom
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Thege fizuree are worked out on the assumption that $20,000 would cover the
cost of building and that the mortgaze would run for twenty-five years. They in-
dicate that on this basis the complete monthly cost to a professor for housing
would be around $160.00 per month up to his age of retirement and $50.00 a month
thereafter. These amounte would wary, of course, according to the amount actually
spent for construction. In addition, they would be increased somewhat if the loan
were written for a2 time that was less than tweniy-five years. Swould these esti-
mates prove correct, the proposal should be attractive to the professors. The
annual charge up to the age of sixty-five is probably not in excess of what they
are now required to pay in the form of rent for similar housing and less than
they will be required to pay if rents advance. Their present annual costs would
not be increased under this plan, therefore. In addition they would have pro-
vided themselves with owned homes requiring outlays only for taxes and ground rent

when they reach retiring age.

Scope of Program
It has been suggested above that it might be desirable to make this program

available to Princeton profsssors (providing they are full professors with life
tenure) on the same basis as Iustitute professors. To do this would constitute
more than a gesture of good will to the community. It would also have the ad-
vantage of avoiding housing the Institute profeseors in a single group. So-
clally and culturally as well as intellectually it is desirable that the Institute
group should mingle with the community, rot be isolated from it. In addition,

it would be of adveantage in that it might help to reduce construction costs,

The building of one house at a time is expensive, especially in Princeton where
there 1s no organized house building industry. If a single contract could be

made for several houses at once, it might result in lower building costs.
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Impediate Procedure

Should this program appear to merit serious consideration, it would be de-
sirable to proceed rapidly in order that construction may be undertaken during
the present winter and early sorinz before the shortages of labor that are im-
pending become too acute. The most effective procedure probably would be to
retain the services of a general architect or architectural firm capable of
surveying the whole sl tuation and of reducing it to specific proposals and
reliable estimates on which action may be taken., The legal situation should
also be chacked with a view to ascertaining the form which the various con-
tracts contemplated in the plan should take,

The first task of the architect would be the preparation of a preliminary
ground plot of the Olden tract. The present layout of streets in the adjacent
residential gsector follows the grid plan, which is no longer advocated in view
of modern traffic conditions., Inasmuch as the residences built under the pro-
posed program would never be so numerous as to fill the Olden tract, the archi-
tect would have considerabls freedom in laying out a plat that was not only
economical and modern, but also one that would provide 2 maximum of beauty and
privacy as well as protection from traffic hazard. On the basis of this plat,
he would be able %o provide estimtes of the developmental outlays required so
that the ground rent to be charged could be estimmted with precision,

The second task of the architect would be to consult with the various pro-
fessors who might be interested in order to prepare preliminary plans of the
type of housing that would be desired and preliminary estimates of the range of
costs involved. With this mate¥ial available, it should be poseible to go to
the Board of Trustees with a definite proposal for action and tc the professors
of the Iastitute and possibly the University with a program sufficiently definite

to permit commitments to be made and contracte to be let before Spring.

-
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GENERAL Facilities
HOUSING

BUILDINGS AND GROUNDS

A long memorandum on "Housing for Institute Professors"
dated December 3, 1936, (Extra Copy)

Filed in Vertical File under "H"™ for Housing.

Extra Copy from D File, Buildings and Grounds, 1932-1936
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HOUSING Facil 14 oe

Housing for Institute Professors.

Filed in Vertical File under H for Housing.

8 File, Housing Plans, IAS.
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e Decowbor 3, 1936

The Princeton housing situation ig developing in a mamner which may pro-
vide serious problems for the Institute for Advenced Study. Already pmfessors
and mexbers of the Inastitute find 1t 41fficult to locats sultable housing and
thare are definite indloations pointing to an agcentuation of thase 4ifTicul-
ties in the nonr futurs, It 48 the purpose of this memorandum %o nutline and
dipvcuse in gpecific terms the means by which the Instdtute may mct to solve the
problem,

Ixinceton ne s Communlty

lanmy of the factors which wake Princeton atiractive ss = lovalion for the
Instd tute opernte also to incrsnse the loenl eost of living, varticulsarly, with
rogspect to housing facilities. The whole life of the place, for example, cen-
ters around the University. The population, aside from students, conelsts pre-
ponderantly of familise »ho have locnted here becsuse the head of the family was
on the faculty of the University, the Institute, the Theological Seminary, etcs,
or becsuse he derived his living from servicing these groups. The resainder con-
sigt, for the most pary, of families attracted by the environment of professional
people who enjoy the University atmosphere, snd of alumni, some of them wealtly,
vhe have established eststes in the nelghborhood. There is practioslly ne oute
slde industry. “hese environmental conditions make Princeton a charsing place
in which to work and to live. It is guiets Thors is o minfoum of dletraction.
The cultural md intellectuml ntmosphers ia congenial to the type of people brought
here by the Inetitute. They slso mise eoonomic probleme, however. Teonomically
the whole place 13 on o nine montha' baeis. It iz stagnant Suring the summer,
Annunl costs of businegs, of housing, sand of service, mccordingly, munt be re-
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couped for the most part during the nime active months, mnd the gensral cont of
living tends to be higher '_nsm in aommrhooﬁa depenient vponas more diversi-
fied industrial btackground, Taxes, sspeclally real sstate taxes, are nlso high,
not only because the educatiom] ingtitutions lecated here 2re tax exempt, but
nleo becaune the community 1o one that demands a high standard of commumity ser-
vices, and bocause in New Jersey, even to a greater extent than in cther stntes,
the bulk of the revenuss are mised through taxes on real estnte,

The rousing situation m-&uﬁ-ﬁa reflects these conditions, Much of the
land which 1s sultably located for Tesidentin)l construction is held by the vare
tous oducational institutions. The vroportion of old houses, many of them ob-
solete or coetly %o maintaln, 1s larger them ome would expect and there ie a
correspond ing dﬁrth of modern houses of the general trye that would be mimh
for the Faculty of the Inctttute., lerge houses reguiring expensive upkeen are
still available and ean bLe rented for sums below ecarrying charges, WNodeat houses,
on the other hand, sre at a pramive md bring rentals which sppear sxcessive me
commared with other localities., There is no organized bullding industry which
develops aroms mnd builds houses of differant price clagwen for sale, Attempts
at such daﬁlmgts have been made, tt the market is too smmll o support such
an industry., Such housing ss s bulls, therefure, is done for the most part on
order, either for the University, vhich st one time built a considerable number
of faculty houses, or for infividuale.

lagediate froblom for the Ingtitute
Juring the past three years, the new professors brought here by the Ineti-

tute bave been able to obtain fairly sultable housing aceomodations largely bee

cause of the dapression, vhich cronted a few vacancles in the larger houses »nd
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reduced thelr remte to relatively lovw levels. Unfer the ofrcum:tances, profes-
sors emld afford to pay the higher coats for msintenance of these houses. Thesa
conditions are now ghanging. Vacaneise have diminished and we fuce a poriod of
rising rents., It 10 obvious that new residences sust be built ia Princeton, and,
particularly, from our point of view, residences of n gensral charscter sultable .
for the Institute fhoulty., As thore is no dullding industyy organi-ed to meet
thie pnrtl@ar trpe of dewsnd, severnl profeseors fage the problem of providing
housing for themselves on order. If the Institute makes any further appointments,
the probles t;I}. be scoentun ted. The nn;mdal situntion of moast of the Instilyte
profesgors, however, precludes their building houses without some sort of crgane
ized support. MHany of them are newly arrived snd have not yet accumlsted sufe
flelent savings to finance the down payment required,

Many universities in the past, in seoting stmilar eituations, heve esployed
the expedient of using part of their endowsent to build houses to rent to the
facultye Thelr reports on thelr experience ;mh'mu w0ligr vary. In Gwarthe
more, for oxsmple, 1% is weeting with succese. In Pr!‘nooton, the authorities
soom t feel that 1% has been only uoderstely successfuls I poreible, it should
be awided in the cnee of the Institute. Yo have o wseall, intisste faculty with
conaiderable wariation in the type of housing suliable for their individual needs,
Our emphasle, soreover, is on & rMduction of aduninistrative responsibilitiss to
» minlmum, If the Director of the Inetitute wers to ocoupy the position of land-
lord %o the faculty, he would be subject to Mandling petty detalls of maintenance,
ete. Houges bullt for the present professors, further move, might not be sultnble
for thelr guccessors. Unless very expengive tyves of consiruction were used, fle
mily, the relative degree of care given by the occupants of houses would exert
considernble infTuence on the cost of maintenance. It would be bad poliey to

sut the Director in the position of enforcing » cosmon degree of zaintenance, otc.,
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among o croup as intimate as ours. “he progwm ocutlined below svoide these 411
floultiea b providing a mesne by which the Inst!tute sey hels thw professord to
tulld and own thelr own housees. While it ‘mvolves dafinite concessions of a
generous charactar on the part of the Institute, 1t has been worked out on a
striotly bueinesy basie. The Institute will nelither lose money mor forsgo in-
coma by adonting ite The faculty, on the other hand, »ill be sanbled to bLuild
houses of the kind they deslire and to pay fr them gradvally out of thelir income,
They w111 be ermplotely respomsible for saintenance and upkesp, The complete
carrying costs, including seort setion, should saryproximate the rents they now
poy snd should glve them, In moet coges, houeing me well located and ne smple ne
they now cocuny, méd deflinitely euperior to thelr present housing with reepeat
%o such gqualitiens ss wodernity snd convenlence.

Speeifieally, 1t 1a proposed et the I=stltute maks naveilsble land on the
Olien property snd lend the feculty funde with which %o bulld on this property,
the coste to be neortived on a monthly dasis out of the professor's ealery, The
prograx can be erxtended, 1 1% le desived, %o inclule professors on the Univere
ity foculiys Trom some points of view this wuld be highly desirable, It would
hale to spread development coete over a larger growp, mé would snke 1t possidble
to awveld Lousing the Institute faculty in one homogenous srows. Yarious teo'mical
safoguards are detailed balow to protagt the Inetitute, the famlty, »nd alen %o
aasure that this Jevelopment 111 add % the advantages of Princeton as a commmune
itye

The Institute's purchase of the Dlden property wae not made with any view
to 1ts jmmedints use, tut rather as s protection for the future Aevelopment of

Princeton ng a commumnity. The property, in fact, is located too far from the
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canter of the University %0 be put % use Iy the Institute at the pmemmt time.

It ocouples a strateglc slte in the land pattern of Princeton, howaver, since

any sarked extension either of the University or of the Inetitute in coming de-
cades would probably take the directiom of the QOldem property. iy removisg this
proerty (rom the sarket, therefore, at n tlms when 1t was available at a reason-
ehle price, the Insiitute sought to safeguard the growth of Prisceton mmd to ine
sure that thal growth would not be lmpeded by prior development of this land for
other ugses, In doing thie, 1t has incurred an initial outlay of a moderate amount
and asome resoonsibility for wpkeepn, evon though the twmoet 1s tax exempt so long

ng 1% in »ot put to commercial use, Pending the development of these future needs,
hovever, there ig no ranson vhy the troot should not be converted to residentinl
uses, There ame positive considerations, in fact, which make it sdvantageous o
put 1t to use, for the Olden tmet, together with property owned by the University,
practioslly surrounds fie one resideniisl development im Princeton that is most
gultadls for faculty needs. Thore wre a handful of vacent lots 2411l svailshle
vithin thig nrea, Wt 1% is almost completely bulls up with the result that fur.
ther building of any wilume muat necessarily take place im other lese suitable
arens, unleps the Inetituts adople a housing progras. In the plan outlined bee
1ow, o currant wse of the property for mﬂd&tm}. purposes would not eonfliet
with 1ts Wltluate dedication to other uses,

Briefly, 1t is proposed that the Institute snnounce that it is prepared to
leage residentisl ailtes on the Dllen property to professors on ite facdty and
alao, if doglred, to profesesors in the University. The lesases would be sade on

n fifty year basls with o proviso that they would continue to remin in effect

as lonz as the professor lived, This would takm csre of thove individual caees,
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if any, in vhich a professor wma s2till alive st the axpiration of the lease.

The offer to lease land on this basis would reseih open for tem years. This
weane that at the end of 1 fiy rears the individua) sites that had been lensed,
ingl uding ‘ﬁm improvesen ta which had besn made on them, would bagin to revert
free and clear to the Inatitute and that by the end of sixty yenre the whole de-
valopment would again bde in the Institute's hands, The indMvidual lmprovesments
right #3111 retain some vnlue at that time., If they should, and 1f the Institute
should not desire to convert the land %o Inotitutional use, 1t would stand to
gain gonething by the whole »rogmm. I8 iz not ealle, however, to foreenst a
useful 1ife of over Mty years fr o reaidentin) develosment of this cheracter,
The chenens of changes of nelpghborhood atatus and of o desire on the vart of the
Institute to mke other uses of the land are too grest, The whole progmm has
been worked out, therefore, on the ssvumption that the individusl residences
would have loat their valus by the time the leases expired and that the Inetitute
would gain nothing by thelr meversion, Instead, 1t would simply be placed once
zore in the position 4t now holdsg with respect to ite fresdom to develop this
property as 1t sees 1%, In the meantime, howaver, the halinge would have bean
nade avallable for residential muyposes, nnd the faculty lousing probles would
have been solved,

To infuce profegsors to invest in property which would revert to the Ip-
gtitute without eompensntion at the end of PIfYy wvenre will require sufficient
orivileges ¢~ en,ble them to recover on thelir cowplete investuent within thet
time, It 18 proposed, thersfore, that the amual rental om this fifty year
leapa-hold be reduced to an smount sufficient merely %t ocover sutley costs withe
out relzbureing the Inctitute for ite present investmont in the land, If %
costs around 47,000 par 1ot to put in the necesesry publie improvemente {roade,
sewers, wmier, sleciriolty, md gas), an apmnl rental of £150,00 per year would
be sufficlont o weturn the Institute %-1/2 per cmt on its cutlays and alse
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to anortize the expend iture in €1fty years. Lend taxes, of course, would be
pedd by the lessor,

Purther infucements could be provided (a) by lending funds to the professors
for Wl 124ng at ratos vhich would be lesn then mies now available cousercially
but mould ot111 yield the Institute as much .8, or more than, it is now getiing
sn its inveateents, md (b) by offerins more favorable terms snd by wmiving the
nagansity of a down payment on the part of the professor, Under the Federal
Housing Administration progemo geveral Hew York banke sad investament inotttutions
are now making mortgage monay availsble for regidential developments at 4<1/2 per
cent interest, nlus 1/2 of 1 per gent service charge, plus sn insurance fee that
vill probably work out at about 1/3 of 1 per cent for the life of the loem. In
othar worde, 5/1/% per cent is the zost favorable mte thet the professors would
be able to obiain in the comwereial wariet today, »l thoush there are sizns that
thege Mt e muy 2 lover during the next few years. Under the V,H,A, prograsm,
loane may he mede for ag long as twenty rears and ars avallable up to 80 per
cent of spyraieed velue, ut say not excead $15,000 in any {ndividunl case.

The progras hers advanced has been worked out in sueh & wny thet service cosis
would be negligible, Safepuards to protect the seourdty of the loam have also
boon worked out so that P,H,A, ineurmce or its eguivalent would not be nesded.

It muld be perfegtly Musinesslike, therafore, ¥ lend funde to the professors

at & net total coet of ¥.1/7 per cent, thus givisg them n such lower rete than
they ean now oblain sutside on a commereisl baels and sti1l) yislding the Ine
etitute ae high o roturn as 1% would recelve if 1t should Snvest in W.i,A,
morégages. “lailar concessions can be made with respect to the term of loans
without sserifice of security on the part of the Inetftute. Under the V.H,A, pro.
gram, the maximus term of loan is twenty years. "hwge terss are available to a
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wide variely of owners, the grest majority of vhom nre much more subject %o lose
of income or other eventuslitiee »hich mizht make 1t imposcible for them to come
ply with thelr mortgnge contrsct them is trus of university yrofessors, who com-
prise n very favorably selected group from the point of view of temure, A term
of loan for ns long as twenty-five years, therafore, in the case of wortgages on
r ofessors' houses, vould rot necesanrily involve sserifioce of security in ocome
parison with commereially avallalble torss. I% 18 propoased, therefore, that the
loang be mnde for a m.::mn tern of tevanty-five yoars in the onse of ;;mfuwﬁ
vho are forty years of apge or under, This would permit mn anmisl asortization
rate starting at about 2 per cant of the orlgiml face wlue of the smortgage.

In the onse of older professors, the tarm of the loan ghoul be adjueted so that
it would be completely pald off at the retirenent nge of slxty-five. This is
tesirable in order that the professors say have their louses completely paid

for when they wetire and their incows 1s reduced to a pension. Pinally, 1% 18
proposed that the Institute waive the negezelly of a down payzent, Thie walving
of the necessity for a down payment coriziitutes the ome yenl sacrifiecs of security
shich the Iratitute 1= asked to make in this progmem. Several of the professors
=111 not be in 2 postition to take advantage of the program unless a down payaent
iz wmived, Under the F.H.A, progma a 20 per cont down payment is required, Nany
other developars opsrale on a program ‘nvolving down peayments sa low as 10 per
cont, but in these onses the interest cost, and the term of the loan are much less
favorable then in Y.H.A, loans., In order to sinimize the rigk arleing out of this
eloment in the progmea, several other speeific eafegusrde which are ordimarily
not required in mortgnge tranesctions are inciuded in the plan,

ipfesuords

To recapitulate, 1% i1n proposed (1) that the Inetitute for a period of ten
yoarg stand resdy t lease residential sites on the Olden tract to professors
for their 1ife time, but in no case for less then ity years, the professors
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to pay all taxes and the Inptlitute to recsive an snnual ground rent sulficient
aporoxisately to yield %e1/2 per cent on ite sutlays for fmprovements and %o
ssortize thege outlays over fifty yorrs, and (2) that the Imstitute lend to
those soze professors sume sufficlent, if desired, to cover the full cost of con-
stroction of the vesidences conmtructed, taking in return sortasges on such pro-
porty bearing sn interest rate of Uei/2 per cent and providing for amortirzetion
at o sonthly rate sufficient to repsy the mortgage In full within a waximam of
teanty-Live venrs, and in all onses Yy the time the mortgngor has reached the
age of sixty-five,.

To sofaguerd the Inmgtituts sgeinet risk in exleonding these generous terms,
the following stipulations have beon worked oul:

1. The original principal smount of the wortgage should not bé
in excess of twice the smnual income of the professor from
his agademic salary. (In general the average wmlua of resi-
dentinl property in this country, including land, is adout
2-1/2 times the anmuw) incoms of the owmer, Anything above
this smount tends %o place $oo heavy o burden for housing
upon the ineowe of the owmer, 4An smount twice the annual
income of the omer for residential construction, exclusive
of land, should be a maximum for safe fevelopment in this
pm&e‘l;)

2e The mortesgor (oemar), nt the tume of signing the morignge,
should $ake out insursmce in favor of the Ingtitute suffi-
cient to repay the princival face wmlue ocutstanding in the
ovent of his denth prior to the matarity of the mortgage.
(Insurance of this character is not expensive, because the
naount covered decresses eanch yenr re¢ the principal of the
loan is amortived. It wight sven be posnible o work out
n very low goet grour insursnce poliqr to cover all of the
houges in the development, By providine sutomatically for
the full payment of the mortgmge in the event of the pro-
fesnorls Zenth before sixty-five, the lnstitute would be
freed from any poeridble ssbarrasssent in {ts aorigagee rela-
! tione with the family of the professer. The yrofessor would
also be assursd that he was leaving his family a ghelter free
and elear of dent.)
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3. The lescor would sgree that any person to vhom he mizht reat
or sell the property vrior %o the expiration of the sround
lesse would be necertabls to the Imstitute. (This would help
protect the character of the meighborhocd and would be a means
of preventing abuses of the rrivileges granted,)

4, The lessor and mortgagor vould agree that the Institute should
deduct in advance from hie monthly selary a sum sufficient to
cover {n) zround rent, (1) inieorest ani smortizstion rayments
on the mortgege, (e) an estimate of the taxes on a pro rata
monthly basis, snd (4) premtups for prineipal insurance, fire
insumnce, etc. on a pro rata sonthly basis. If professors
from the University ame nermitied to partake of the advantages
of the project, similar arvangements should be made with these
profossors mmd with the University. The Institute would sgree
to use these sums for the purpoge outlined as they came due.
By handling paymenta in this way the costs of cervicing the
wortgages would be reduced to = minimum. The Institute would
plwnys know that its property s free from liene ond that {te
prior intareat was protected because 1t would have sttended to
insurance, taxes, otc., iteelf on n wholesale basis, It would
also be conpletely sssured of thorough fulfillment of the con-
tranet 82 long as the professor retained his nendewic income,

These safosuards, thken as » whole, would reduce administrative procedure,
negotiation, ete. in connection with the project to a minimup snd would protect
the Institute sutomationlly frow almost svery poseible eventuality that might
x‘moln ol thar exbarragswent or mmw loes erxcept in the canme where a profeg-
sor .héuld lose hie scademic connection prior to the maturity of his mortgage.
Should thia happen, snd should the professor concerned not transfer 0 o new
connection with sufficient incone to perait him %o continue poyments on the
zortgage, or should he refuse % meke such paymente, the Institute would have to
protect its righte by the institution of foreglosure procesdinge and sight find
the amount for which 1t could resell the preperty insufficient to cover its come
wituents. In this case, therafbore, the favorable terms proposed, incluling the
waiving of down payments and twanty-Live yenr loanes might poseidbly involve the
Institute in some adeinistrative coels and some fimancial riske. The chances of

thess eventuslities occurring, however, are extresely small. Professorsof the
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type who are 1ikely to take advantage of the opportunity outlined have 1ife tenure
in mogt cases, mnd when they wmove, 1t is frequently to take adwantage of o Letter
income. The housing sitwetion in Princeton is such, furthermore, that it =11}
probably be nossible to dispose of these houses easily and without loss even if
they should be tnken over by the Institute through foroglosures In sny svent,

the risk under this procedure wuld ssew Yo be much leas than that vhich might come
under a rental plan or sny other housing plan which the Institute might adopt,

Zatimte of Cost
These inducements taken together should be sufficient %o make a fifty year

invastoent attractive to the professors even though the property would revert

to the Institute on the axpiration of the ground lease. The following tentative

estimates are ndwanced to show inm round figures the way housing eosts would work
out under thies plan, YNone of these estimates have been checkad, dut in the ag-

gregate they are prodably of the order of magnitude which may bYe expectad:

sanual Choree
(based om sationte that 83,000 per
site would cover ocutlays for public improve-
m“}uﬁcootoOOOQC.O0.0.QCOOQ....O.ouc.ooooooo"o' ‘ 150O

$ “L h%; total cone
ﬂmﬂm outlay far houee, ﬁ«”@.ﬁﬁﬁi......on.un 1,300,00

TPAL. soesssscannvensss  51,900,00
Those fipures are worked out on the sssumption that £20,000 would cover the
cost of bullding aad that the aortgage would run for twenty-five yesrs., They
indionte thot on thie besis the complete monthly et %o a professor for housing
would be around 5160.00 per month up to his sge of retirement amd 250,00 per

month thereafter. These amounts would wary, of course, according to the amount
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actually spent for construction, In Mdiﬂm. they weuld be inerencsd somewhat
if the loan were written for a time thst was less than twenty-live years, Should
these eptimates prove ® rrect, the propossl ghould Le attractive to the profes-
sorg. The anmual charge up to the age of sixtr-five 1s vrobshly net in exceass
of what they are now required to pay in the form of rent for eimilar houvelng nnd
less than they w111 bYe reguired to pay 4f vente ndvance, Thelr present annual
costs would not be ineressed under this plan, therefore. In addition, they
would have provided themsselvesz with owned homes regquiring outlays only for taxes
and ground rent vwhea thay reach retiring sge.

Zeape of Trozrng
It kas been susgeated mbove that 1t might be desivedle to sake this program

a¥ailadle to Princeton profegcors { provided they are full professore with 1ifs
tenure) on the same dasls ne Irgtitute professors,) To do this would constttute
wore than n gesturs of god 1l ¢ the commnity. It would aleo have the ade
vantege of avelding houping the Inmstdtute professors in a single pgroup. Socially
08 culturslly ae well ag Intellectually 1t is desirable that the Inetitute group
should wingle with the comsunity, not Be {solated from it. In addition, it would
be of advantage In that 1t aizht hels to reduce tonstruction costs. The build-
ing of one house at a $ize i exvensive, especially ia Princeton where thare i
no organized house building industry, If a singls contragt could be made feor

several houges at omce, 1t might reeult in lower bhullding moete,

Izpediate Proceduss
Should this progrmum sppear to merit serious consideration, it would be de-

siradle to proceed reapidly in order that eonstruction may be undertsken during
the presmnt winter and esrly soring before the shortages of ladbor that are ime

pending become too acute. The most effective procedurs probadly would be t6
retain the services of a genernl srehitect or architectural) firm capable of
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surveying the wwole situntion and of reducing 1t to specific proposals ond relindle
eatinntes on which action mey be taken, The legel situstion should =2lso be checked
with 2 view t¢ ascertaining the form which the various contracte contemplated in
the plan should take.

The firet tack of the srechitect would be the preparation of a preliminary
ground plos of thq Clien truote The present loyoud of gtreets in the ad jncent
residential gector follows the grid plan M ch s no longer ndvocatsd in view
of modern traffic conditions, Imamch as the residences bullt under the pro-
poeed srogras wiuld nover Le 50 numsrous cs o £111 the Dlden tract, the archie
tect would have considerable freedom In laying out a plat that was not only
sconomical snd sodern, but alao one that would provide » maximum of bdesuty snd
privagr as well ap protection from traffic hasard. On the besis of this plat,
he wsould be able % provide estimntes of the develoumenial outlays required se
that the ground rent %o be charged sould be estimsted with preclsion,

The second task of the architect 'ould be %o consult with the various pro-
fessors who aight be Interested in order %o prepare prliminary plans of the
type of housing that would be desired and preliminary estimates of the range of
conte involved, With thig materisl availlable, 1t rshould ds poseible to go to
the Board of Trustees with a definite proposal for sction and %o the professors
of the Imstitute snd possibly the University with » progma sufficiently definite
to perait comnitments to be male and mmimm to be let before aprlag..

el
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HOUSING FOR INBTITUI'E PROFESSORS

The Princeton housing situation is developing in a manner which may pro-
vide serious problems for the Institute for Advanced Study. Already nrofessors
and members of the Institute find it difficult to locate suitable housing and
there are definite indications pointing to an accentuation of these difficul-
ties in the near future. It is the purpose of this memorandum to outline and
discuss in specific terms the means by which the Institute may act to solve the

problems

Princeton as a Community

Many of the factors which make Princeton attractive as a location for the
Institute operate 2lso to increase the lbcal cost of living, particularly, with
respect to housing facilities. The whole life of the place, for example, cen-
ters around the University. The population, aside from students, consists pre-
ponderantly of ﬁaﬁilies wno have located here because the head of the family was
on the faculty of the University, the Institute, the Theological Seminary, etc.,
or because he derived his living from servicing these groups. The remainder con-
sist, for the most part, of families attracted by the environment of professional
people who enjoy the University atmosphere, and of alumni, some of them wealthy,
who have established estates in the neighborhoods There is practically no out-
side industry. These environmental conditions make Princeton a charming place
in which to work and to live. It is guiet. There is a minimum of distraction.
The cultural and intellectual atmosphere is congenial to the type of people
brought here by the Institutes They also raise economic problems, however.
Economically, the whole place is on a nine months' basis. It is stagnant dur-

ing the summer. Annual costs of business, of housing and of service, accord-
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ingly, must be recouped for the most part during the nine active months, and the
general cost of living tends to be higher than in neighborhoods dependent upon
a more diversified industrial background. Taxes, especially real estate taxes,
are also high, not only because the educational institutions located here are
tax exempt, but also because the community is one that demands a high standard
of community services, and because in New Jersey, even to a greater extent than
in other states, ‘the bulk of the revenues are raised through taxes .on real es-
tates

The housinzg situation in Princeton reflects these conditions. Much of the
land which is suitably located for residential consttuction is held by the var-
ious educational institutions. The proportion of old houses, many of them ob-
solete or costly to maintain, is larger than one would expect and there is a
corresponding dearth of modern houses of the general tyve that would be suitable
for the Faculty of the Institute. Large houses requiring expensive upkeep are
still available and can be rented for sums below carrying charges. MNodest houses,
on the other hand, are at a premium and bring rentals which appear excessive as
compared with other localities. There is no organized building industry which
develops areas and builds houses of different price classes for sale. Attempts
at such developments have been made but the market is too small to support such
an industrye. Such housing as is built, therefore, is done for the most part on
order, either for the Uhiversity)which at one time built a considerable number

of faculty houses, or for individuals,

Immediate Problem for the Institute.

During the past three years, the new professors brought here by the Institute
have been able to obtain fairly suitable housing accomodations largely because of

the depression, which created a few vacancies in the larger houses and reduced
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their rents to relatively low levels. Under the circumstances, professors could
affad to pay the higher costs for maintenance of these houses, These conditions
are now changing, Vacancies have diminished and we face a period of rising rents.
It is obvious that new residences must bé built in Princeton, and, particularly,
from our point of view, residences of a general character suitable for the In-
stitute faculty, As there is no building industry organized to meet this par-
ticular type of demand, several professors face the problem of providing hous=-

ing for themselves on order. If the Institute makes any further sppointments,

the problem will be accentuated. The financial situation of most of the Institute
professors, however, precluies their building houses without some sort of organ-
ized supvort. Many of them are newly arrived and have not yet accumulated suf-
ficient savings to finance the down vayment required.

Many universities in the past, in meeting similar situations, have employed
the expedient of using part of their endowment to build houses to rent to the
facultye Their reports on their experience with this policy vary. In Swarth-
more, for example, it is meeting with success. In Princeton, the authorities
seem to feel that it has been only moderately successful. If possible, it shoul
be avoided in the case of the Institute. We have 2 small, intimate faculty with
considerable variation in the type of housing suitable for their individual needs.
Our emphasis, moreover, is on a reduction of administrative responsibilities to
a minimame If the Director of the Institute were to occupy the position of land-
lord to the faculty, he would be subject to handling petty details of maintenance,
etce Houses built for the present professors, furthermore, might not be suitable
for their successors. Unless very expensive types of construction were used,
finally, the relative degree of care given by the occupants of houses would ex-
ert considerable influence on the cost of maintenance. It would be bad policy to
put the Director in the position of enforcing a common degree of maintenance, etc.,

smong 2 group as intimate as ourse The program outlined below avoids these diffi-
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culties by providing a means by which the Institute may help the professors to
build and own their own houses. While it involves definite concessions of a
generous character on the part of the Institute, it has been worked out on a
strictly business basis, The Institute will neither lose money nor forego in-
come by adopting ite The faculty, on the other hand, will be enabled to build
houses of the kind they desire and to pay for them gradually out of their income.
They will be completely responsible for maintenance and upkeepe The complete
carrying costs, including amortization, should approximate the rents they now
pay and should give them, in most cases, housing as well located and as ample as
they now occupy, and definitely superior to their present housing with respect
to such gualities as modernity and conveniencee

Specifically, it is proposed that the Institute meke aveilable land on the
Olden property and lend the faculty funds with which to build on this property,
the costs to be amortized on a monthly basis out of the professor's salary., The
program can be extended, if it is desired, to include professors on the University
facultye From some points of view this would be highly desirable. It would help
to spread development costs over a larger group, and would meke it possible to
avoid housing the Institute faculty in one homogenous groupe Various technical
safeguards are detailed below to protect the Institute, the faculty, snd also to
assure that this development will add to the advantages of Princeton as 2 com=-

munitye

THE OLDEN PROPERTY

The Institute's purchase of the Olden proverty was not made with eny view
to its immediate use, but rather as a protection for the future development of
Princeton as a community. The property, in fact, is located too far from the

center of the University to be put to use by the Institute at the present time,
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It occupies a strategic site in the land pattern of Princeton, however, since any
marked extension either of the University or of the Institute in coming decades
would probably take the direction of the Olden property. By removing this pro-
perty from the market, therefore, st a time when it was available at a reasonable
price, the Institute sought to safeguard the growth of Princeton and to insure
that that growth would not be impeded by vrior development of this land for other
uses. In doing this, it has incurred an initial oiitlay of a moderate amount and
some responsibility for upkeep, even though the tract is tax exempt s0 long as it
is not put to commercial use. Pending the development of these future needs,
however, there is no reason why the tract should not be converted to residential
uses, There are pos?tive cons iderations, in fact, which make it advantageous to
put it to use, for the Olden tract, together with property owned by the University,
oractically surrounds the one residential development in Princeton that is most
suitable for faculty needs. There are a handful of vacant lots still available
within_this area, but it is almost completely built up with the result that fur-
ther 5uilding of any volume must necessarily take place in other less suitable
areas, unless the Institute adopts a housing program. In the plan outlined be-
low, a current use of the property for residential purposes would not conflict

with its vltimate dedication to other usese

PROPOSED COURSE OF ACTION

Briefly, it is proposed that the Institute announce that it is prepared to
lease residential sites on the Olden property to professors on its faculty and
also, if desired, to professors in the University. The leases would be made on
a fifty year basis with 2 proviso that they would continue to remain in effect
as long as the professor lived. This would take care of those individusl cases,
if any, in which a professor was still alive at the expiration of the lease.

The offer to lease land on this basis would remain open for ten years.

Thie means that at the end of fifty years the individual sites
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that had been leased, including the improvements which had been made on them,
would begin to revert free and clear to the Institute and that by the end of
sixty years the whole development would agzin be in the Institute's hands. The
individual improvements might still retain some value at that time. If they
should, and if the Institute should not desire to convert the land to institu=
tional use, it would stand to gein something by the whole vprogram. It is not
safe, however, to forecast a useful life of over fifty years for a residential
development of this characters The chances of changes of neighborhood status

and of a desire on the part .of the Institute to make other uses of the land are
too greate The whole program has been worked out, therefore, on the assumption
that the individual residences would have lost their value by the time the leases
expiredand that the Institute would gain nothing by their reversion. Instead, it
would simply be placed once more in the position it now holds with respect to

its freedom to develop this property as it sees fite In the meantime, however,
the holdings would have been made available for residenti,l purposes, and the
faculty housing problem would have been solved.

To induce professors to invest in property which would revert to the In-
stitute without compensation at the end of fifty years will require sufficient
privileges to enable them to recover on their complete investment within that
time. It is proposed, therefore, that the annual rental on this fifty year
lease-hold be reduced to an amount sufficient merely to cover outlay costs with-
out reimbursing the Institute for its present investment in the land., If it
costs around $2,000 per lot to put in the necessary public improvements (roads,
sewers, water, electricity, and gas), an anmel rental of $150,00 per year
would be sufficient tc return the Institute h1/2 per cent on its outlays and

also to amortize the expenditure in fifty years. Land taxes, of course, would
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be paid by the lessor,

Further inducements could be provided (2) by lending funds to the professors
for building at rates which would be less than rates now available commercially
but would still yield the Institute 2s much as, or more than, it is now getting
on its investments, and (b) by offering more favorsble terms and by waiving the
necessity of a down payments on the part of the professor. Under the Federal
Housing Administration program several New York besnks and investment institutions
are now making mortgage money available for residential developments at 4-1/2
per cent interest, plus 1/2 of 1 ver cent service charge, plus an insurance fee
that will probasbly work out at about 1/3 of 1 per cent for the life of the loane.
In other words, 5—-1/3 per cent is the most favorable rate that the professors
would be 2ble to obtain in the commercial market today, although there are signs
that these rates may g£o lower during the next few years. Under the F. H. A
program, loans may be made for as long as twenty years and are available up to
80 ver cent of appraised value, but may not exceed $16,000 in any individual
case., The program here advanced has been worked out in such a way that service
costs would be negligible. ©Safeguzrds to protect the security of the loan have
also been worked out so that F. Hs A. insurance or its equivelent would not be
neededs It would be perfectly businesslike, therefore, to lend funds to the
professors at a net totel cost of 4-1/2 per cent, thus giving them 2 much lower
rate than they can now obtain outside on a commercial basis and still yielding
the Institute as high a return as it would receive if it should invest in
F. H, A, mortgages. Similar concessions can be made with respect to the term
of loan without sacrifice of security on the part of the Institute. Under the
F. Ho A. vrogram, the maximum term of loan is twenty years. These terms are
available to a wide variety of owners, the great majority of whom are much more
subject to loss of income or other eventualities which might make it impossible

for them to comply with their mortgage contract than is true of university pro-
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fessors; who comprise a very favorablj/selected group from the point of view of
—tenure. A term of lcan for as long as twenty-five years, therefore, in the case
of mortgages on Professors' houses, would not necessarily involve sacrifice of
security in comparison ;vith commercially available terms. It is proposed, there-
fore, that the loans be made for a maximum term of twenty-five years in the case
of professors who are forty years of age or under, This would permit an annual
amortization rate starting at sbout 2 per cent of the original face wvelue of the
mortgage. In the case of older professors, the term of the loan should be adjust-
ed so that it would be completely paid off at the retirement age of sixty-fivee
This is desirable in order that the professbrs may have their houses completely
paid for when they retire and their income is reduced to a pension. Finally,

it is proposed that the Institute waive the necessity of 2 down payment, This
waiving of the necessity for a down payment constitutes the one real sacrifice
of security vwhich the Institute is asked to make in this program, Several of
the professors will not be in _ position to take advantage of the program unless
a down payment is waived. Under the F. H. As. pregram a 20 per cent down pay-
ment is required. D""a.ny other devéopers opesrate on a program involving down
payments as low as 10 per cent, but in these cases the interest cost, and the
term of the loan are much less favorable than in ¥, H. A. loans. In order to
minimize the risk arising out of this element in the program, several other
specific safeguards which are ordinarily not required in mortgage transactions are

included in the plan.

Safeguards
To recapitulate, it is proposed (1) that the Institute for a period of ten

years stand ready to lease residential sites on the Olden tract to professors
for their life time, but in no case for less than fi fty years, the professors

to pay all taxes and the Institute to receive an annual ground rent sufficient
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approximately to yield M—1/2 per cent on its outlays for improvements and to

amortize these outlays over fifty years, and (2) that the Institute lend to

these same professors sums sufficient, if desired,to cover the full cost of con~

struction of the residences constructed, teking in return mortgages on such pro-

perty bearing an interest rate of U4-1/2 per cent and providing for amortization

at a monthly rate sufficient to repay the mortgage in full within a meximum of

twenty-five years, and in all cases by the time the mortgagor has reached the

age of sixty-five.

To safeguard the Institute against risk in extending these generous terms,

the following stipulations have been worked outs

1.

2o

3e

The original principal amount of the mortgage should not be in
excess of twice the annual income of the professor from his ac-
ademic salary. (In general the average value of residential
property in this country, including land, is about 2-1/2 times
the anmnual income of the owner., Anything sbove this amount
tends to place too heavy a burden for housing upon the income of
the owner, An amount twice the annual income of the owner for
residential construction, exclusive of land, should be a maximum
for safe development in this projecte)

The mortgagor (owner),at the time of signing the mortgage, should
take out insurance in favor of the Institute sufficient to repay

the principal face wvalue outstanding in the event of his death

prior to the maturity of the mortgage. (Insurance of this char-
acter is not expensive, because the amount covered decreasses each
year as the Drincinal of the loan is amortized. It mizht even be
possible to work out™ very low cost grouw § insurance policy to cover
all of the houses in the development. y providing automatically for
the full payment of the mortgage in the event of the professor's death
before sixty-five, the Institute would be freed from any possible em=-
barrassment in ite mortgagee relations with the family of the profes-
sors The professor would also be assured that he was leaving his
family a shelter free and clear of debt.)

The lessor would agree that any person to whom: he might rent or sell
the property prior to the expiration of the ground lease would be ac-
ceptable to the Institute. (Thie would helo protect the character of
the neighborhood and would be a means of preventing abuses of the
privileges granted.)
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Y, The lessor and mor tgagor would agree that the Institute should de-
duct in advance from his monthly salary a sum sufficient to cover
(2) ground rent, (b) interest and amortization payments on the
mortgage, (c) an estimate of the taxes on a pro rate monthly basis,
and (d) premiums for principal insurance, fire insurance, etc. on
a pro rata monthly basis. If professors from the University are
permitted to partake of the advantages of the project, similar
arrangements should be made with these professors and with the
University., The Institute would sgree to use these sums for the
purpose outlined as they came due. By handling payments in this way
the costs of servicing the mortgages would be reduced to a minimum.
The Institute would always know that its property was free from
liens and that its prior interest was protected because it would have
attended to insurance, taxes, etce. itself on a wholesale basis. It
would also be completely assured of thorough fulfillment of the con-
tract so long as the professor retained his academic income.

These safeguards, taken as a whole, would rcduce administrative procedure,
negotiation, etce in connection wi th the project to a minimum and would protect
the Institute automatically from almost every possible eventuality that might

except
involve either embarrassment or monetary loss/in the case where a professor
should lose his academic connection prior to the maturity of his mortgage.
Should this happen, and should the professor concerned not transfer to a new
connection with sufficient income to permit him to continue peyments on the
mortgage, or should he refuse to make such payments, the Institute would have
to protect its rights by the institution of foreclosure proceedings and might
find the amount for which it could resell the property insufficient to cover
its commitments. In this case, therefore, the favorable terms proposed, in-
cluding the waiving of dom payments and twenty-five year loans might possibly
involve the Institute in some administrative costs and some financial risks,
The chances of these eventualities occurring, however, are extremely small.
Professors of the type who are likely to take advantage of the opportunity out-
lined have life tenure in most cases, and when they move, it is freguently to
take advantage of a better income. The housing situation in Princeton is such,
furthermore, that it will probably be possible to diapose of these houses easily

and without loss even if they should be taken over by the Imnstitute through
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foreclosures In any event, the risk under this procedure would seem to be much
less than that which might come under a rental plan or any other housing plan

which the Institute might adopte

Estimate of Cost

These inducements taken together shoull be sufficient to make a fity year‘
investment attractive to the professors even though the property would revert
to the Institute on the expiration of the ground lease. The following tentative
estimates are advanced to show in round figures the way housing costs would
work out under this plan, None of these estimatés have been checked, but in the
aggregate they are probably of the order of magnitude which may be expected:=-

Annual Charge

Ground rent (based on estimte that $3,000per

site would cover outlays for public improve-
mentq)'o0lcnl..--..o.o-tooo'oootooo.-o.o.c.oo.ooo. $ 150000
Interest and amortization on house (no down pay-

ment, 25 year term, interest at —% total con-

struction outlay for }‘OU.SG $20 OOO)o.oocoooooco.o 1, OO-OO
Taxes, fire insurance, principal insurance, etCeees P04+ 00

TOTAL.osscocsscsses  $1,900.00

These figures are worked out on the assumption that $20,000 would cover the
cost of building and that the mortgage would run for twenty-five years. They
indicate that on this basis the complete monthly cost to a professor for housing
would be around $160.00 per month up to his age of retirement and $50.00 a month
thereafters These amounts would vary, of course, according to the amount ac-
tually spent for construction. In addition, they would be increased somewhat if
the loan were written for a time that was less than twenty-five years., Should
these estimates prove correct, the proposal should be attractive to the profes-
sorse The annual charge up to the age of sixty-five is probably not in excess

of what they are now reguired to pay in the form of rent for similar housing,
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and less than they will be required to pay if rents advance. Their present an-
nual costs would not be increased under this plan, therefore., In addition they
would have provided themselves with owned homes reguiring outlays only for taxes

and ground rent when they reach retiring agee

Scone of Program

It has been suggested above that it might be desirable to make this program
available to Princeton professors (providing they are full professors with life
tenure) on the same basis as Institute professors. To do this would constitute
more than a gesture of good will to the community. It would also have the ad-
vantage of avoiding housing the Institute professors in a single group. Socially
and culturally as well as intellectually it is desirable that the Institute group
should mingle with the community, not be isolated from ite In addition, it
would be of advantage in that it might help to reduce construction costse The
building of one house at a2 time is expensive, especially in Princeton where
there is no orgenized house building industry. If 2 single contract could be

made for several houses at once it might result in lower building costse

Imnediate Procedure

Should this program appear to merit serious consideration, it would be de-
sirable to proceed rapidly in order that construction may be undertaken during
the present winter and early spring before the shortages of labor that are im-
pend ing become too acute. The most effective procedure probably would be to
retain the services of a general architect or architectural firm capnable of
surveying the whole situation and of reducing it to specific proposals and
reliable estimates onvhich action may be taken. The legal sitw tion should
also be checked with 2 view to ascertaining the form which the various con-

tracts contemplated in the plan should take.
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The first task of the architect would be the preparation of a preliminary
ground plot of the Olden tract. The present layout of streets in the adjacent
residential sector follows the grid plan which is no longer advocated in view
of modern traffic conditions. Inasmuch as the residences built under the pro-
vosed program would never be so numerous as to fill the Olden traoct, the archi-
tect would have considerable freedom in laying out a plat that was not only
economical and modern, but also one that would provide a maximum of beauty and
privacy as well as protection from traffic hazards On the basis of this plat,
he would be able to provide estimates of the develonmental outlays reguired SO
that the ground rent to be charged could be estimated with precision.

The second task of the architect would be to consult with the various pro-
fessors who might be interested in order to prepare preliminary plans of the
type of housing that would be desired and preliminary estimates of the range of
costs involved. With this material available, it should be possible to go to
the Board of Trustees with a definite proposal for action and to the professors
of the Institute and possibly the University with a program sufficiently definite

to permit commitments to be made and contracts to be let before spring.

-
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January 27, 1937

Dear Dr. Flexner:

I was not present at the meeting of the Trustees while they discussed the ques-
tion of Institute housing, but from what you have t0ld me, I judge that the action
taken was along the lines of the attached program. Please read it carefully and
make any changes which I may have missed.

If houses are to be available for occupancy next September, (the month when
our leases expire), it is extrémely important that the interested professors be in
a position tc select their lots immediately in order that the architect may start
plans for the houses. The most important thing I should like to have the Building
and Grounds Committee do at their meeting on Saturday, January 30, therefore, is to
adopt definitely a plat and to authorize the construction of reoads, sewers, etc. on
that plat as they are needed. The adoption of a definite plat is not easy, however,
until we know how many professors prefer sites on the Olden property. If all four
come into the plan, my own suggestion would be to adopt Plan B as submitted by Mr.
Black, subject to the following modifications:

1. A reservation of the center lot on Mercer Street for park purposes.

2. The roadwa¥a mrked "X" to be reserved but not developed for the

present. <‘hey are now registered as roads with the authorities
and this registration should be withdrawn.

3. The lots "1", "m" and "n" ghould be eliminated for the present.
Adoption of this program would make nine acceptable building sites available.

If Professors Weyl and von Neumann desire to build off the Olden property,
there is need for only two si tes at present. In this case, I would advise dropping
the attached plat entirely and running an extension of the roadway into Olden Manor
along the rear of the lots fronting on Olden Lane as far as the rear of the lots
fronting on Battle Road extended. This would be relatively cheap and would yield

two extremely choice sites.
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Jenvary 27, 1937

MEMOBRANDUM

To: The Committee on Building and Grounds of the
Institute for Advanced Study

From: Dr., Abraham Flexner, Director

There are definite signs that & housing shortage is impending in Prince-
ton, particularly a shortage of housing in the types and locations suitable
for professors in the Institute for Advanced Study. I propose that the In-
stitute act to meet this situation by adopting the following plan of aid to
such professors as desire to build and om their own homes in Princeton.

The plan is set forth below in the form of a series of propositions suitable
for adoption by the Board of Trustees at its meeting on January 25, 1937.

1, The Director is authorized to take such action and incur such
outlays as may be ne cessary to make the parcel of land indicated
by the shaded area on the accompanying diagram available for resi-
dential uses. This land is already owned by the Institute and
comprises the end of the Olden tract which abuts on Mercer Road.
It lies entirely outside the area contemplated by the Institute
as sites for Institute building and is particularly suitable for
residential development of the type desired by Institute profes-
sors. 1%t will require outlays for such things as roads, sewers,
~other public utilities, etc., to make it available for residential
uses.

2. The Director is authorized to sell residential sites on this pro-
perty to professors in the Institute and to such others as may be
approved by the Committee on Building and Grounds on the following
termsi-

A. The price for each lot to be sufficient to reimburse
the Institute for its outlays in preparing the land
for residential uses.

B. The buyer to agree that he will not transfer the
lease, or rent or sell the property to any party
that is unacceptable to the Committee on Building
and Grounds of the Institute.



Beatrice Stern research files, Vertical Files, Box 3, H
From the Shelby White and Leon Levy Archives Center, Institute for Advanced Study, Princeton, NJ, USA

3.

LR

- e

€. The bBuyer te agres that all plans for residences nnd
other improvements mmde on the property will be sube
mitted for spproval %o a jJury of architecte appointed
Wy the Director,

The Bxecutive Committee, on the recsmwendation of the DMirector,
is suthorised to lend funde at the disposs) of the Inatditute to
profeseors in the Institute for the purpose of nequiring houses
under the following oonditional

A. The totrl loam to be covaered by » mortgage on the pro-
perty and for a sum not in excess of elther (1) the
amount expended on the property, or (2) twice the ane
nual salary received by the nrofessor from the In.
stitute at the time the original loan is contrcted.

B, "The professor %o take out or nmseisn life ineurance
in favor of the Institute in an smount sufficlent %o
repay the mortgzage in full in svent of his death priorto
the repayment of the mortgree.

e The Institute to dedunet in advance from the salary of
the professor each month » sum mufficient to (1) rield
a return of & per cent to the Institute on the principal
outgtanding, (2) retirs the ontire debt within 25 years or by
the time the professor is 65 years old, whichever is shorter,
and (3) pay taxes, fire insurance, specinl ngsessments, stc.
on the property and, in addition, the insurance pramiume on
the 1ife of the professor veferred to above., (The Inastitute
in turn sgreeing to pay such taxes, insurance, etec.)

The Director is suthorized to toke such afdditional setione and incur
such additional outlays of an incidental churncter as may bhe necessary
%o effectuste the broad progmm outlined above,
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HOUSING Facilities
Long letter from Harrison M. Thomas to Otto S, Schairer

of Re C. A, regarding I. A, S. housing.

Filed in Vertical file under "H" for Housing.

D, Housing Situation in Princton
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March 25, 1941

Mr., Otto 8. Schairer, Executive Vice President
Radio Corporation of America

RCA Building

30 Rockefeller Plaza

New York City

Dear Mr. Schairert

The following data are enclosed, which it is
hoped may be helpful to your assistznts and employees in cone~
nection with the changes in residence proposed.

The subject matter divides itself into
three partst

(1) General conditions in Princeton

(2) Housing conditions in the Princeton area,
which have been prepared by Mr, Stanley
S. Bergen and reviewed by us,

(3) Financing arrangements for those who may
wish to build their own homes,

Although Mr, Beal has asked for a survey of
the available accommodations within a radius of ten miles, and
such material 4s is available is annexed hereto, our comments
‘are confined to Princeton Borough and Princeton Township be-
cause, with the exception of highly industrisl areas such as
New Brunswick and Trenton, it would appear that the other sur-
rounding communities would be unable to cope with any substan-

- tial influx,

Some of the more obvious difficulties faced
by sueh communities are expansion of water, sewer and other
utility sorviees% and rather more important, the guestion of
providing adegquate educational facilities. Their concern over
the latter can be understood when we consider that, even in
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Princeton Township, for example, the eost to the Township per
pupil is 2120 per annum; an amount equsl to the taxes received
by that sunicipality on & £6,500 house zssessed at 608 of its
value, This, of course, does not ineclude the cost to the
municipalisty of [ire, police snd other services,

Princeton (and where thet term is used it
will mean the Borough and the Township) will willingly cope
with these problems and has sufflelent undeveloped property
to provide housing. The two banks can meet any reasonable
demonds for finaneing individusl home mortgiges, There is a
| scarcity, however, of rental properties and it will be 4iffi-
eult to increase ﬂhia eapacity withouts

(1) Some guarsntee by vour compeny of mini-
mum rentsl which would zttract institutionsl funds for ine
vestment; or

(2) fowme cash subseription for 2 corporation
to be formed for sale or rent:l of homes such as provided for
under Title 207 of the FHA, Such contributions should not
exceed 108 of the total eost of the project.

¥hile it is most important that careful plane
ning be given to provide rental housing, this does not mean
necessarily thet such additionsl housing be occupied exglue
sively by RCA people., It is to be expected that new housin!
should attract a certain proportion of present residents which
would in turn relesse existing scoonsodations for perhaps RCA
people and thus diversify the population areas,

#ith reference to the comments under Finanecing
(3), you might say, if occasion arises, "Certain tracts owned
by £h¢ Princston Benk sand Trust Company are located most con-
veniently to our laboratory. We are arranging with them to
construct homes on a cost plus fixed fee basis and to finance
purchase of such houses on generous terms, We will consider
applicstions to advance necessary down payments where employees
are unable to arrange cash payments for same to be repaid at
the same interest and amortization rates as the mortgage.
(Princeton Bank and Trust Company will collect such paymentsew
entire monthly payments e¢sn be charged against monthly salary
accounts 1f desired.) Other sites are, of course, availabdble
and apolications for building elsewhere wil'! bde considered
individually.®

We will be glad to supply listz of builders
vhen requested,
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(1) General conditions in Princeton

Princeton is an incorporated borough and has
a population of 7,719. It is completely surrounded by the
Township of Princeton, having an additional population of
3,251, On the south side of the Township, the Delaware-
Raritan Canal represents the dividing line between the Township
and West Windsor Township.

Each municipality has its own poli¢e force,
and the Township is served by the very able volunteer fire
department of the Borough. The sewer system is jointly
operated, and both districts are served by the independent
Princeton Water Company.

Princeton is located approximately mid-way
between New York and Philadelphia and is readily accessible
by motor, by train or by bus. The main line of the New York-
Philadelphia branch of the Pennsydvania Raillroad operates a
stop at Princeton Junction, with a shuttle service to transport
gas&angers to Princeton. Trains leave for New York and for
hiladelphiea on an average of once an hour. The Greyhound
Bus Line from New York to Philadelphia runs through the main
street of Princeton, and busses leave for these destinations
at about two-hour intervals, In addition, there is a bus ser
vice between Trenton and Princeton which runs once an hour, and
another between Princeton and New Brunswick and Dunellen which
also runs once an hour.

Princeton offers unusual educational facili-
ties for a town of its size. There are, in addition to the
very efficient public school system, the following private
instituttonst

Nursery Schoolt

Cedar Grove School
The Child Garden

Preparatory schoolss
Miss Fine's School (kindergarten through
college preparatory work for girls -
kindergarten and primary grades for boys.)

Princeton Country Day School (boys 10 to 15
years of age -- 5th grade through 10th.)

Hun School (junior and senior preparatory school
for boys.)

8t. Pauls School (parochial -- connected
with 8t. Paul's Roman Catholic Churech,
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Higher educations

Westminster Choir School

Princeton University

Princeton Theological Seminary of the Prese-
byterian Church

St. Josepht's College (Roman Catholie)

Institute for Advanced Study

Princeton has a number of churches represent-
ing various denominations. Among them are the followings

First Presbyterian Church

Second Presbyteian Church

Trinity Episcopal Church

Methodist Church

First Chureh of Christ, Scientist

8t, Paul's Roman Cathoiie Church

The Religious Society of Friends (occasional
meetings)

Princeton University Chapel (non-sectarian)

There are numerous social activities available
to residents of Princeton. Among the c¢lubs and organizations
in the town aret ~

Young Women's Christian Association

Girl Scouts of America

Boy Scouts of America

British Ex-Service Men's Club of Princeton

Business and Professional Women's Club

Knights of Columbus Club

Lions Club

Nassau Club (men)

Present Day Club (women)

Princeton Shrine Club

Republican Club of Princeton

Springdale Golf Club

Women's College Club

Princeton Chapter, New Jersey Daughters of
the American Revolution

Princeton Chapter, Sons of the Revolution
of the State of New Jersey

Princeton Post No. 76, The American Legion

There are two moving picture theaters in
town, and one legitimate theater where occasional plays and
concerts are presented. In addition, a number of the lectures
given at Princeton University are open to the publie.
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There are excellent hotel accommodations
available, The Princeton Inn, with 100 bedrooms, is located
on the edge of and overlooking the Springdale Goif Course;}
the Nassau Tavern, slso having 100 rooms, 1s situated on
Palmer Square; 2nd the Peacock Inn, a small family hotel,
is at 20 Bayard Lane., All of these inns, of course, have
attractive dining rooms where the food is delicious. There
are zlso a number of restaurants of various types. One of
the most attractive of these is the Prince of Orange Inn
housed in one of Princeton's historic homes, The Tiger Tea
Pot and Renwiek's are also pleasant places to eat,

Princeton has a publie library contzining
approximately 15,000 volumes, and of course the University
?nﬂiggziTheological Seminary both have outstanding library

ag 88

The Princeton Hospital was erected in 1926
by public subseription, It iz equipped with every modern
hospitsl convenience., Besides a2 corps of trained nurses,
loeal physielans are constantly in attendance, The Princeton
Tuberculosis League holds eclinies once each month at the
Hospital, Princeton has also a very efficient and helpful
Visiting Nurse. -

Banking and savings facilities are furnished
by the following institutionst

Princeton Bank and Trust Company

First National Bank of Princeton
Princeton Building and Losn Assoclation
Nassau Bullding snd Loan Association

Dats recently nublished by the Federal Ree
gerve System indic:utes that only 8f of the residences in this
gountry have been bullt within the past ten years, In Prince-
ton, it is safe to say that the average is even lower, The
accompanying survey (Exhibit A), therefore, does not reveal
the gquality of the accommodations offered, but only a present
cstimgtilof what might be available in certain price ranges
next fall,

(3)

home

SELRY

"ineneing arrangement
sish to build thei:

It is natural for many of you to want to
live in the country. It is probably unnecessary to point
out that the purchase of land, or down payments on the same,
should not be made without previously arrsnging for mortgage
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money if it is to be required, One of the chief attractions
of living in the country is to be beyond zoning ordinsnce
restrictions on building, use, keeping of domestic animals
or poultry, and the like., The disadvantages of the freedom
from restrictions are a lack of urban-provided streets and
utilities, all of which have to be installed with extra cost
and by special arrangement, and the lack of continuity and
stabllity of use over a period of years. Both of these dis-
advantages make it empeclally advisable to be assured of the
possibility of mortgage money hefore buying such otherwise
desirable land. As ably stated among the "Property Standards®
established by the FHAs "Only those neighborhoods which have
gqualities making for continuity and stability of use over a
period of years provide the security essential for long~term
mortgage investment.

The tax rate for the Borough is §3.46; while
that of the Township is $2.96.

Both the Princeton Bank and Trust Company
and The First National Bank of Princeton will be glzd to con-
sider applications for mortgages on properties located in the
Borough or Township of Princetont

(1) On completed properties in a prineipal
amount equal to 60% of the value placed on them by our own
appraisers at an interest rate of 5% per annum, to be amor
tized as shown belowt

Appraised value of property sessees«:$10,000,00
Mortgage granted sesssesosvssscesvane 6,0001.00
Annual payments for interest and amore

tization of prinecipal, per year .. 600.00

After the first year, interest payments are lower, but amore
tization is higher, so that entire mortgage is paid off in
approximately fourteen years. Larger down payments and/or
larger monthly payments will merit consideration of lower
interest rates, '

(2) On proposed residential construetion
when commitment i1s guaranteed by FHA, at 4~1/2% plus 1/2%
insurance charge on thelr general termsg

Up to $6,000 sessessminimum down payment 10%

$6,000 to #10,000 ,.minimum down payment 10% on
first $6,000 and 204 on balance

Over #10,000 ¢vsssssminimum down payment 20 on
entire amount
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It should be noted that the above are the
‘ im down payments required for FHA commitments, based on
the value placed by their appraisers, As a general practice,
perhaps FHA insured mortgages should be figured at not over
854 of the purchase price up to $10,000, and 75% over that.
The following examples will serve as illustrations of the
approximate charges under FHA mortgagest

Price of house $7,000,00 $10,000.00

FHA commitment 6,000,00 8,000.00 ) 20 year
Amount of ecash required 1,000.00 2,000.00 Plan
Monthly carrying charges 54400 73.50

Each additional thousand dollars borrowed on mortgage would
increase the monthly amounts for principal and interest by
$6.33 per month, and the increased value of the property would
be accompanied éy an increase of about £1.75 per month for
taxes, and a slight additlon for fire insurance.

Both banks have obviously more latitude when
finaneing with respect to properties which they own, including
the bullding of homes on vacant properties.

(3) The Princeton Bank and Trust Company
will charge a 4% interest rate, plus FHA insurance charge of
1/2% per annum, on mortgages against new homes to be conzstructed
on the Greenlands or Nassau Realty Company tracts or other
properties owned by the bankj (these are shown on the ate
tached map, marked "P,B," -= Exhibit B); and will accept lots
purchased on such tracts, when fully paid for, as required
margin for issuing mortgage to provide construction costs,
provided elevation plans and construction costs are approved
by us.

Princeton Bank and Trust Company has arranged
to begin construction on a number of houses ranging from
$7,000 to $15,000. These should be far enough along within
the next two or three months to show what can be provided in
various income groups. These are designed to furnish maximum
housing value at minimum cost. Individuals will be welcomed

"to submit plans of architects of their own cholce and have
estimates prepared provided they bear the expense of such es~
timating costs. :

In weighing the comparative advantages of
building as against renting homes, there are a2 number of factors
which should be considered by your employees. Our observation
is that rental values on a given house usually run in the
vieinity of 208 higher than the carrying charges on an FHA
mortgage on the same property.
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Referring to the examples of carrying charges
listed above, the monthly payments on a #7,000 house, includ-
ing taxes and insurance as well as 1nteres£ and amor%ization,
are approximately $54.00 a month, whereas that same house
would probably rent for over $65.00, Accordingly, even if
the original down payment was borrowed over and above the mort-
gage, and amortized on the same baslis, the total monthly pay~
ment regquired would probably not exceed the rent necessary to
obtain poorer accommodations. Of course, an individual who
has eash or resources available to cover the down payment would
find the contrast in cost even greater.

Another fzctor to be considered is the guesw
tion of income taxes. As you know, no part of payments for
rent is deductible for income tax pruposes, whereas all pay-
ments of interest znd taxes are deductible, This deduction is
particularly important to individuals in the surtex brackets,
although the tax saving is sizable even for individusls with
lower incomes., In cases where investments are liguidated to
cover down payments on a house, savings from this source
are frequently sufficient to offset the loss of income pre-
viously derived from these investmentws.

Enclosed please find the following exhibits
which are in triplicate except where otherwise noteds

(2) Survey of vacancies,

(b) Master map (one copy) 5 accompanied by brief des-
eription of each numbered ares,

(e) Map of Lakevue Tract.

(d) Pictures (two) of Patton Avenue and sketches of
two newly completed houses,

(e¢) Palmer Square Apartment Plan.

We trust that you will find this material
helpful, If additional photographs or maps are reguired,
they cen be furnished on reasonably short notice, We shall
awalt your advice as to when you wish to d@iscuss the matter
further,

Very truly yours,

HARRISON M, THOMAS
President
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March 25, 1941

Survey as of March 25, 1941, of the housing situation in
Princeton Borough, Princeton Township, Rocky Hill, Kingston,
Penns Neck, Princeton Junction, West Windsor Township, Hightstown,
Cranbury, ﬁhinsboro, Lawrenceville and Trenton as made by
Walter B, Howe, Inc. for the Radio Corporation of Amerieca group.

e a0t

PRINCETON BOROUGH, PRINCETON TOWNSHIP And surrounding
territory including KINGSTON, ROCKY HILL, PENNS NECK,
PRINCETON JUNCTION and WEST WINDSOR TOWNSHIP

The renting situation in this district is very acute and
has been for the past several years; there has been no investment
building to speak of and Princeton has had a steady growth so that
there is a house shortage in this territory. Besides the growth
in the Princeton University staff, the Institute for Advanced Study,
Westminster Cholr School and last fall the League of Nations have
moved here, Then the General Motors opened up a large plant on
the outskirts of Trenton and the Sguibb Laboratory at New Brunswick
and we have had many calls for homes from the staff of both of these
plants. Also, Princeton is centrally located and with the electrifi-
cation of the Pennsylvania Railroad cutting down the train time
between New York and Philadelphia, and also easily reached by auto-
mobile to all sectiongof New Jersey and eastern Pennsylvania, it
has become a popular community for commuting and traveling men
covering this territory.

Owing to Princeton being an educational centér and a resie
dentizl community all of our leases revolve around the opening of
the educational institutions. At least 95% of our leases are on
a yearly basis from SBeptember lst or 15th so that our renting season
is in the late spring or early summer for September lst occupancy.

As of March 25th the following unfurnished houses are availe
able for rent: ]

3 houses under £50 per month

9 houses between £50 and $75 per month
5 houses between £75 and $100 per month
21 houses above $100 per month

The apartment situation is a trifle better and usually from
July lst to September 1lst there are about 35 apartments available
in Palmer Square., The average size and rental of these apartmentsi

20 one room apartments at £40 per month

Exhibit 6 two room apartments at £58 per month
E 6 or 7 three room apartments at £63 per month
3 or 4 four room apartments at £#83 per month
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Besides the Palmer Square apartments there are usually
scattered around in the Princeton district at least 30 to 40 more
apartments running in size from three and four rooms and bath and
a few five room apartments, averaging in price from £50 to $90
per month unfurnished.

Very few furnished apartments are ever available.

For Sale

As of March 25th the following is a list of approximately
the number of properties that are for sale and their price ranges

15 between 4,000 and $5,000
31 between £5,000 and $8,000
22 between £8,000 and $10,000
43 between $10,000 and $15,000
56 between £15,000 and $25,000

H STO

Rent

Hightstown is completely filled up and they have nothing to
offer for rent and have not had for several years.

Sale

There are about 30 properties running from four room and
bath bungalows from £2,400 up to six or seven room and bath cottages
at 8,000, Incluled in this are three new cottages of six rooms
and bath being buillt for sale by an investor to be sold at $8,000.
There is one large house, centrally located, that is in bad condition,
having been severely damaged by fire and never repaired., It is now
standing idle and ean be bought for . $4,000, By spending about
$3,000 it could be converted into a two-family house. This is the
only vacant property in Hightstown. There is one two-family house
for sale at $5,500. It has five rooms and bath each side.

CRANBURY AND PLAINSBORO
Rent

Nothing for rent - completely filled up. However, ocecasionally
one of about six rooms and bath does come on the market and the
average rental is from %35 to $40 per month.

Sale

At the present time there are five or six properties for sale
averaging in size from six rooms and bath to eight rooms and bath,
and from £5,000 to $8,000 in price.
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LA¥RENCEVILLE
Bent

Again the situation is acute and in the Lawrenceville
districet at the preszent time thare sre not over two or three prop-
erties available., They sversge in size from six rooms snd dath
tc eight or nine roows and two baths snd from $50 to $60 per month,

Sale

There are cbout 10 properties for sale and they are the
general run of good, bad and indifferent, average in size from six
rooms and bath to eight or nine rooms and two bsths and in price
from £4,500 to £10,000,

TRENTON

Although Trenton is the Capital of the State 1t is s commer-
cial eanter snd the properties are of the type that are generally
found in a eity of approximetely 150,000 population. The outskirts
or residential distriets would not have any of the advantages -
axcept possibly bus lines to the genter of the city « that the
Princeton districet affords,

Bent

Again the renting situstion is bad for nice properties, so
mach #o that the tensnts, in order to be seecure in thelr homes, are
buying under sasy terms, At present the following 12 o 1dst mf :
what is availables :

About 25 houses in the 240 to 250 per month range
About 30 in the £65 to g 5 ner month range
Avout 12 in the 290 to 2100 per month range

These properties are scattered and are the general run and
have Trom five rooms and beth to nine or ten rooms and twd baths,

The apsrtument situstion is wuch easier because there is a
new garden apartment house golng up on Greenwood Avenue; although
disgrams have not as yet been relessed ground has been broken and
the construetion 1s under way, It is safe to assume that these
apartments will be from 3-1/2 rooms o 4=1/2 rooms and bath and
rent from 545 to §60 per month, In the Colonial Apartzent House
on ¥est State Street, w icoh was Just finished and 1s adout 655 rented,
the apartments run in size from 2-1/2 to A~1/2 rooms and bath and
frow 265 to 885 per month,
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Sale

Scattered throughout the Trenton district and just over
the Delaware River in Bucks County, Pennsylvania, and taking in
Ewing Township, Hamilton Township, ete., all of which would be
from eleven to fifteen or sixteen miles away from the Laboratories
cite but covering what 1s known as the Trenton district, there are
about 100 properties - good, bad and indifferent - from five rooms
and bath to six rooms and bath and averaging in price from $4,500
to #6,500. Bome of these are new, having been built by developers
for immediate sale,

In the $7,000 to $10,000 range and having from six rooms
and bath to eight rooms and two b:ths there are about 25 properties
available. ‘
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/ J | HINOTES OF HMECTING OF COMILTT:EE OF BUILDINGE ABD GROURDE
Ly YHE I¥STITUT POR ADVANGED STULY
H-veh 26, 1940

& mesting of the Comsittse on Dulldlags snd Grounds of the
Isstituts for Advanged Bindy wag hald in Pringeton, Wow Jerssy, on
Tuseday, Hareh 36, 1940,

Pregenty Hr, Hscss, ¥r, Yeblen, Yr, 2ydalotis, snd Xr, Lsrson

ls The Comsdties considered emrefully the srchitectls plens wnd
budget for the Juplex houses and apiroved of lssulng plane endspeeifisstions
to Lidlers with the understending thet the bids should be received and ojened
on Tusaday, Apri: 9

Ze The form of contragt for the bullders of these houges wes
wonglderad o genersl dorms, and the following polnts were sgreed wpons
2. Losso of 1and for $1,00 per year for —oom ﬂ,ﬂ%d’“&“h‘

Be Down payment of spprosimebely 172 the cost of 1V '/ i
Ce Hovtguges Tor ressinder at 48 WMW
de Interest,temes, and fire 1mu in form of
eonthly deduction frem L
®e In the event of death or retirsuent of »
profleguer, house to be sold only % purehaser
§§ ; sporoved by Institute, snd Instituts W egves ;
to purchags houss 1T no Spyroved purchsser Lz e
: ! found ot » price shich would give the Inatitute O,M;“;ZW
& a rezsonsble grospect of resale to enother ! ,
mogber of the faeuity without loss @/
¢ affrer

e In view of the Peot thet down peyments are sapested on e ——s
apsvoxinately one-halfl the cost of each buililng, 1t wes ssTesd thet m
1ifs inmuranos policy should be reguired, and it wes further sgreed that
the rate of smortisation should be sdjusted betwesm the Instituts snd each
individus) in secorisnce with the wonthly peyuments shich ssch would be able

hMﬁ-
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A ] !
o 2

[Taren w Gy

be It wes agresd that the Institute should keep ’W@W““"”%
Cosk Road a8 a private rosd and that suggestions should be msht[
/
for ¢ suitable nams, {

S« The cusstion was raised es to whether ary festurss of
the contragts with the ownwrs of the duplex housss sbould be extended
to the four profeceors wmho have slready build individuslly their
hounses on Instituts lend, but no sction was taien,
mwammammmmuﬁﬂmmz
8¢  Lense of land versus purehese | (o st O OF P”"f

be Obligntion as well ss right of Institute
to huy houses from owners if no approwed

purghaseris found
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W N Oppenheimer)
From Bernetta A. Miller

REGARDING APARTMENTS AND ROOMS

The Institute is now operating 46 Apartments (38 Furnished by
Institute) and 20 furnished rooms in town.

The apartments are very comfortable and I feel are very mueh
appreciated by all of the tenants. (I hear only praise on all sides).

)Work is now under way to get them in shape for winter.(Double windows,
ete.

Some palinting should be done inslde as soon as the men ean be spared
after they have done outside work during the good weather. The houses
will be vastly improved if cheered up inside and out with bright colors.

Tenants are grateful for the prospect of graes now beginning to show.

Trees @e needed in ecertain spotes for utilitariap purposes ( shading
of porches where there are babies, ete.)

Eyesores are the array of garbage eane and hit and miss clothes
lines. SCREENING FOR THEM IS NECESSARY AS THEY GIVE A COMPLETELY WRONG
IMPRESSION OF THE HOUSES AS THEY NOW ARE,

Laundromets would solve many problems for the families. There are
now 30 odd children and more coming.

an,
Some additional paths wouiéeéb deslirable at certain points.
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Application for Loan Assistance under Title IV of the
Housing Act of 1950 to the Housing and Home finance Agency,
Augus t, 195l.

Filed in Vertical File under "H" for Housing.

D, Housing Project, 1955, Miscellaneous
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Budget Bureau No. 63-R582.8.

L e : APPLICANT LEAVE BLANK
HOUSING AND HOME FINANCE AGENCY

OFFICE OF THE ADMINISTRATOR
COLLEGE HOUSING PROGRAM sl it taaimohae e e

APPLICATION FOR LOAN ASSISTANCE UNDER T T A AR i WL MBS
TITLE IV OF THE HOUSING ACT OF 1950 Prepare four copies of this application: Submit three

copies with three copies of all required attachments.

READ CAREFULLY THE INSTRUCTIONS ON PAGE 4 BEFORE PREPARING APPLICATION

The applicant named below, an institution of higher learning, makes application to the United States of America for a loan pursuant to Title IV
of the Housing Act of 1950; for the purpose of providing housing for its students or faculty, or both, as described in Part I below.

The Applicant represents that if a loan is granted as a result of this application, it will undertake the construction of the housing for which the loan
is made in such a manner that economy will be promoted, and that the housing will not be of elaborate or extravagant design or materials; that the data
contained in this application or in support thereof are true and correct; that it will furnish promptly such other supporting information and documents as
may be requested; and that the undersigned has been duly authorized by the appropriate governing body of the Applicant to file this application.

Cldmione. . . .o T SRR RS O RIS LSRR e
(Address)
TSN TR SR o I - o S R RS S S

Applicant’s authorized representative to whom communications should be addressed :
= Controlior

 (Title)

(Address) = : (Phone)

[. PROPOSED PROJECT
A. TYPE AND NUMBER OF DWELLING UNITS

STUDENT FAMILY FACULTY FACULTY
DORMITORY APARTMENTS APARTMENTS HOUSES QTHER 2 , TOTAL
; -+
Men 1o thos ‘ |
Number of living units *..__. Women ....... u.. .g .................... ﬁ. am.m ....... X.X X XXX
. _ $1, 200,000
75 Vol iTe jonbdraslons iU by doe RR SISNER SRR SRR ERRCRPIECIER U PSR e 0 R T S NS e SR e
| $1,200, 000
|
Amopntchilognrogqmesied Jo e £af Lo St G Wt s e e e e R M e el S el TN e S
1 For dormitories, indicate number of students to be housed; for cther accommodations, indscate number of family units. 2 Describe in B, below.

B. GENERAL NARRATIVE DESCRIPTION.—Where the loan requested includes land cost—state amount. To the extent possible, describe
the number of buildings, number of stories, type of .construction, estimated floor and site areas, facilities to be included, and the desired starting and
completion dates for each type of dwelling unit (whether to be newly constructed or rehabilitated), in the order of preference.  In the case of rehabilita-
tion of existing structures, describe in geneéral terms the work to be done. - If more space is needed, attach extra sheets and mark them I-B.

Son afivalontnd

16—68166-1
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C. EVIDENCE OF HOUSING NEED

1. Number of full-time students enrolled as of end of second week of autumn term or semester on the campus where the housing is to be constructed.

ACTUAL ESTIMATED*

1939 ’ 1944 | 1947 CURRENT YEAR 1960 1965

» 3 | ” 196 ns 125

*Summarize method used to estimate future enrollment.

2. Housing of full-time students and facuity, autumn term or semester of current academic year.

FACULTY ?
STUDENTS (Including full-time graduate assistants and instructors)

STUDENTS AND
FACULTY OCCU-
PYING LIVING SINGLE SINGLE

QUARTERS NUMBER OF FAMILIES NUMBER OF FAMILIES
Men Women Men Women

(¢) Living in
buildings  owned

by Institution. (i ] 0 “ 0 o 0

é b)dLiving in othe(li
uildings operate
by Institution. 0 ° 0 0 0 0

(¢) Living in fra-
ternity or sorority
houses (exclude ° o 0 0 0 o
any listed in (a) 3 .
and () above).? : =" =F s

(d) Living at

home.? ; ' &Y ‘ :
T 0 L 0 -0 0

(¢) Living else-
where.?

o - 2 R - -

ToTAL ; “ - ‘ 2 s “ ¢ ° o o

3. Data concerning unsatisfactory living quarters:

(2) Existing unsatisfactory living quarters owned or operated by the Institution, included in Section I-C—-2, above: ,

DESCRIPTION OF BUILDING OR UNIT NUMBER OF OCCUPANTS

¥ GROSS AREA IN STUDENTS FAGULTESX NORMAL MAXIMUM
IDENTITY TYPB SQUARE FEET AGE R - =3 AL o
Single Family Single Family RACK APACITY

_____ "Polect” | WerMowing | . | i2 | | 38 | | @ | 8

(%) Explain why above-named structures are unsatisfactory.

See Atached Text

(¢) Give the estimated number of prospective students who desired to enroll but were unable to do so because of lack of suitable housing; give
similar information concerning full-time faculty members. State the basis for making these estimates and also indicate the efforts made to secure
adequate housing for such students and faculty. ¢ :

See Toxt

{4) Indicate the number and types of new or rehabilitated quarters, included in Section I-A, to replace existing unsatisfactory units.

107 Units - Row Houses, Flats, and Dermiteries

4. List new housing facilities for students and faculty on which construction has been started, showing proximity to campus, type of structure, gross
area in square feet, occupant group and number, and anticipated date when these facilities will be ready for occupancy.  List in tabular form, as in Section
I—C-3 above; or enter “None.”

None

1 Omit boxes (c), (4), and (¢), if no faculty housing is applied for. , e ;
2 If exact figures are not readily available, give as accurate estimates as possible and indicate that they are estimates.
3 Use same designation as in Section I-A, where applicable.

v/ E . { 16—68166-2
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3

II. FINANCING

A. SECURITY OFFERED FOR LOAN.—The institution proposes to furnish the following security for the loan requested:

page 4.,

B. FINANCIAL EXHIBITS.—List in this spé.ce the title of each separate financial document required by the Instructions for Financial Data on

III. LEGAL EXHIBITS.— List in this space the title of each separate legal document required by the Instructions for Legal Data on page 4.

16—68166-1
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INSTRUCTIONS FOR COMPLETING APPLICATIOMN

1. SUBMISSION OF PRELIMINARY APPLICATION

A. PURPOSE OF PRELIMINARY APPLICATION

Considerable time and expense is involved, both for an applicant institution
and the Agency, in developing and processing the information, data, and
exhibits required in the full application for a College Housing loan. The
- application procedure has therefore been divided into two phases: (1) The
Preliminary Application, requiring a relatively simple completion of basic
information on eligibility and need for the facility; and (2) the Full Applica-
tion, in which all factors of eligibility and need are developed and reviewed
in detail for final approval.

B. SUBMISSION OF PRELIMINARY APPLICATION

1. Fill in the application only with respect to the information called for in
Parts I-A, I-B, and I-C (pages 1 and 2). Parts II and III should not be
filled in at this stage.

2. Complete all signatures called for on page 1 of the form, and submit the
original and two copies of the application to the Regional Office, HHFA.

3. If this Preliminary Application is approved, all copies will be returned to
you for completion and submission of the full application.

II. SUBMISSION OF FULL APPLICATION
Fill in Parts II and III on page 3—In addition, submit the data called for below

A. ENGINEERING DATA TO BE SUBMITTED

Submit as attachments to Part I-B, the following architectural and engineer-
ing data:

1. Plot plan showing location of site or sites and proposed building or
buildings.

2. Preliminary drawing or sketch plans, consisting of plan and elevation
views of all buildings, and showing layout of each floor, drawn to correct
scale, with all rooms and attendant facilities.

3. Outline specifications for all buildings, indicating type of construction,
heating and ventilating, plumbing, electrical, source of light and heat, water
and sewer connections, cubage and square foot floor area for each building.

4. Show space allocation for each building, as follows:

Percent Area
Area of total per student
(square feet)  floor area  (square feet)

Stady—Bedtoot' .. « o ¢ soesesssieca | lecmseesisietas o Wssessistsgaia

Lonnge—RectealiOn’ . & . cciccteocn.  coossoesenees Sdkeeksassoess

Toilets—Showers . . .
Kitchen—Dining
Service—Laundry

Storage
Corridors—Stairs
Other

TOTAL, © & o % seeorcvidee  (ososteiokssiies.  |Ssecdoussipadio

5. Describe dining facilities, including total seating capacity, area of dining
hall, type of service and number of seatings.
6. Cost estimate for each building, as follows:
Preliminary expense *

Land and rights-of-way .
Construction:
() Building
(4) Site improvements
(¢) Utility connections
(4) Equipment (fixed only)
(¢) Contingencies *

Architectural engineering services . . . . . . . cccceeccccmmecmeeee.
Government field expense (inspection and audit)® . .o

Legal and administrative expense .

Interest during construction

Project contingency * .

ToTAL .

Estimated construction time
7. Indicate present status of site as to ownership.
8. Name and address of architect and terms of his employment.

B. FINANCIAL DATA TO BE SUEMITTED

Submit as Part II-B of the application a comprehensive statement of the
institution’s financial condition, including the following:

1. General financial information—

(a) Financial reports for the last three (3) years, prepared in accordance
with generally accepted principles of accounting and reporting for educational
institutions.

(b) Statement of the operations of reserves, sinking funds, or other funds
set aside for debt retirement, showing amounts applicable to each item of debt,
annual amounts added to and disbursed from the funds, and description of
assets of such funds.

(¢) Statement of any defaults or postponements in payment of principal of
or interest on any obligations within the past twenty (20) years, explaining
such defaults or postponements.

2. Financial operations of present housing and feeding facilities:

Indicate the following items (If this information is separately shown in the
financial reports furnished under 1 above, it need not be reported separately
here if appropriate references are given):

(a) INCOME (showing sources).

(6) EXPENSES, with a breakdown showing administrative salaries, share
of institutional administrative expense, and other general and administrative
expenses, if cl:ossible; operation expenses (showing expenditures for wages,
supplies, food (in the case of feeding facilities only), laundry, utilities, repairs,
equipment replacements, insurance, and other charges, if possible).

(c) DEBT SERVICE. Show payments for interest, debt retirement, and
provision for debt retirement by transfers to reserves or sinking funds, and
including a summary statement of debts for such housing and feeding facilities,
showing purposes for which incurred, interest rates, maturities, and type of
obligation.

3. Anticipated financial operations of proposed project:

Statement of anticipated operations of the proposed project, prepared in
accordance with the general headings in item 2 above.

4. Other information:

(2) Statement of other funds available for construction of the housing
applied for.

(%) Statement of availability of revenues from existing facilities or sources
which may be pledged for payment of debt service on proposed project.

C. LEGAL DATA TO BE SUBMITTED

Submit as Part III of the application a legal memorandum signed by counsel
for the Applicant discussing in detail all legal questions arising in con-
nection with the project and the incurring of the proposed indebtedness.
Among other points the memorandum should cover—

1. Citations to the general, special, or local laws, and State constitutional
provisions pursuant to which Applicant was organized and exists. Copies of
any such special or local laws and of any special charter, certificate of incorpora-
tion, and bylaws of the institution, together with all amendments thereto should
be included, each certified by the proper officer as a true and correct copy
including all amendments to date. In addition, there should be furnished
certified copies of resolutions of the proper authorizing body, authorizing the
making of the loan application and, in the case of a private institution, a copy
of the letter from the Bureau of Internal Revenue concerning the tax exempt
status of the Applicant.

2. Power of Applicant to construct the proposed project and to incur and
secure indebtedness in the manner proposed. Include appropriate citations to
articles of incorporation or charter and any applicable statutes and court
decisions.

3. Any statutory or other limitations on debts of the Applicant, and present
status of indebtedness subject to such limitations.

4. The legal proceedings, formalities, and corporate or other action required
in connection with construction or operation of the project, including permits,
approvals, or consents from Federal, State, or local public bodies or others
required for such construction or operation, with appropriate citations of
statutory or other provisions concerning the granting of such permits, approvals,
or consents.

5. Legal proceedings, formalities, and corporate action taken and to be
taken by the Applicant in connection with the proposed loan.

6. A full statement as to any litigation, pending or threatened, which might
in any way affect the corporate existence of the Applicant, the proposed
project, the proposed loan, the security therefor, the financial condition of the
Applicant, or the incumbency of any of its officers; if there is no such litigation,
so state.

7. Necessity for Applicant to obtain property by condemnation proceedings
or otherwise. Give references to laws authorizing any such proceedings and
state approximately how long it will take to acquire such property. If project
site is owned by Applicant, is it held free and clear of all liens and encum-
brances and may it legally be used for the intended purpose?

8. The extent of tax exemption of proposed project. Cite statutory pro-
visions and court decisions.

9. If the Applicant is a public institution and its proposed securities are
what are generally known as revenue bonds, and are payable only from the
revenues to be derived from the operation of the project, the holder thereof
having no recourse for payment to the general taxing power of the State or
municipality, then—

(a) Does the issuance of such securities constitute the incurring of a debt
within any State constitutional or statutory limitation? Cite any court decisions.

(4) In the event of failure on the part of the Applicant to perform the
covenants and agreements to be set forth in the proposed obligations, what will
be the remedies of the holder of such obligations ?

(¢) If the proposed obligations will be additionally secured by mortgage or
trust indenture, has the court of last resort of the State in which the Applicant
is situated passed upon the power of the Applicant to make such a mortgage
or trust indenture? If so, cite decisions.

10. Any other pertinent information concerning the obligations to be issued
and the security to be offered for the loan requested, including any require-
ments as to maximum maturities of such obligations and whether they would
be tax exempt in the hands of private holders.

11. A legal opinion to the effect that—

(2) The Applicant is duly organized and existing under the laws of the
State of its organization (specifying the State).

(%) The Applicant has full power and authority to construct and operate
the project.

(¢) There are no legal obstacles which would prevent or unreasonably
delay the carrying out of the project, the creating of the indebtedness, the
issuing of evidences thereof, or the giving of security therefor.

(4) The loan application has been duly executed on behalf of the Applicant
by its duly authorized officer or officers.

1 “*Preliminary expense’’ is intended to cover any costs incurred bgoapplicant, prior to approval of the loan, which are considered eligible for inclusion in the cost of the project.

2 “‘Contingencies’” should show a reasonable allowance, usually a

ut 5 percent, to cover unforeseen items of construction.

:".‘Goyernment Field Expense’’ ‘is one-half of 1 percent of the construction cost, with a minimum of 2,600 and a maximum of $7,500.
Project Contingency’’ should show a reasonable allowance, usually about 1 percent or 2 percent, depending on the size of the project, which is considered necessary to cover

unforeseen costs or possible overruns of estimates for items other than construction.

16—68166-2  U. S. GOVERNMENT PRINTING OFFICE
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| B. GENERAL NARRATIVE DESCRIPTION OF HOUSING NEED AND SOLUTION,

In order properly to understand the need for housing for the members of the
Institute for Advanced Study, it is first necessary to explain the nature of the
institution:

The Institute for Advanced Study is devoted to the encouragement,
support, and patronage of learning = of science in the old, broad, un=-
differentiated sense of the word. The Institute partakes of the character
both of a university and of a research institute; but it also differs in
significant ways from both,

It is unlike a university, for instance, in its small size = academic
membership at any one time numbers only a little over a hundred. It is
unlike a university in that it has no formal curriculum, no scheduled
courses of instruction, no commitment that all branches of learning be
represented in its Faculty and members. It is unlike a research institute
in that its purposes are broader; it supports many separate fields of study;
with one exception, it maintains no laboratories; and above all in that
it welcomes temporary members, whose intellectual development and
growth are one of its principal purposes.

The Institute, in short, is devoted to learning, in the double sense

of the continued education of the individual, and of the intellectual

enterprise on which he is embarked,

("Some Introductory Information, "

Brochure, Princeton, 1951)

Administratively, the Institute is operated by a Board of Trustees of 15 members, to
whom the Director and Staff are responsible. The academic structure of the Institute
consists of a faculty, now of 17, and members with appointments of long term (27),
who are properly considered responsible for their own housing needs, Short=term
appointments of temporary members of one or two years® duration in the current year
cover 89 individuals with 8 personal assistants and 4 research assistants for a total
of 100. These will comprise 106 in September, 1955 and constitute the housing
problem,

Members are appointed by the Faculty cither on the basis of prior knowledge
of accomplishment or distinction or from a review of applications, and have already
received their final academic degrees elsewhere in their respective fields, now pre-
dominantly those of Pure Mathematics and Theoretical Physics or the broad area of
Historical Studies. There are, therefore, no degrees given by the Institute. Personal
and research assistants are normally short=term appointees in special fields, and for
housing considerations are indistinguishable from "members. " Both these groups can
properly be termed “"students” by analogy to other more customary institutions.
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The usefulness, stability, and need for improved facilities of the Institute is
evidenced by two factors: first, the substantial productivity of members appointed
and financed within the scope of its normal endowment, and aided in the general
pursuit of their particular fields of knowledge; secondly, special purpose studies
financed by various foundations, private corporations, and the government, have
been continuing over years, and include the following:

Foundations and Funds:

Carnegie

Ford

Rockefeller

Guggenheim

National Science

15 Others of lesser popular prominence

Corporations and Government:

Army Ordinance

Air Force

Navy

International Business Machines
There is every evidence that these special contracts will continue and increase, and
it is apparent that, by the very nature of the above list, there exists a stronger tie
between the work of the Institute and the public interest than exists in the normal
educational institution.

The Institute accomplishes its purpose in two principal ways. First, it provides
an environment of the greatest possible freedom for concentration on the chosen or
specified studies of the individuals concerned: freedom from the distraction of mundane
duties and responsibilities, from financial concern, from the stress of harried life in
cities, and from the customary demands of society. Secondly, it provides for the free
exchange of thinking among those individuals who are on the frontiers of knowledge
and science in their respective fields and have a definite community of interest,
whether "faculty" or "members, "

Under present circumstances, these two conditions, requisite to the productivity
of the Institute, are open to substantial improvement. The housing of the appointed
members has heretofore been only improvised. Rooms "in town" have been rented in
old houses for the shelter of individuals and couples. By the fortunate acquisition of
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surplus war housing, provision has been made, although inadequately, for the shelter
of families. The tightening of the housing market, particularly for small dwellings,
has cast a continuing air of doubt on the extent to which activities of the Instituic
might have to be curtailed from one year to the next, and created a perennial mad
scramble for quarters when the opening of the term in October is imminent. In such
circumstances, planning and administration has had to be done on a hand=to-mouth
basis and with continuing and growing uncertainty.

It should be pointed out that this lack of provision for a residential campus, ~t
the time the Institute was founded, in 1931, was not a lack of concern or foresight,
but that the present difficulties are the result of drastically changed and unforesceable
conditions. First, in the depression, there was little difficulty in renting adequate
quarters for a small number of people, and the future of the Institute itself was not
positive. Now, however, the Institute hos been well established for a long period,
is definitely a recognized success, and has been and is continuing to expand, Mean=
while, Princeton has more than doubled in population, and presents an acute probiem
even for prospective permanent residents with 12 months occupancy and expectation
of life time tenure. :

The problem lies in those individuals and families who are to be in residence
only for one or two academic years (between 8 and 9 months each). These come fiom
all sections of this country and various pars of the world, Because of this limited and
broken tenure, unfamiliarity with the locality, and usual low income stctus, this group
is completely unable to take care of itself in a manner comparable to the normal
families seeking permanent residence in the vicinity.

The productivity of the Institute is badly handicapped as much by the dispersion
of the shelter as its physical inadequacy. The offices and library of the Institute arc
open 24 hours a day and are used at odd hours frequently, when creative concentrction
on a problem requires long continuity of work. While the geographic dispersion of the
living and working facilities can and is somewhat mitigated during the day by the pro=
vision of special transportation, it has not been found possible to provide 24=hour trans-
portation from the offices to the remote side of town, where the smaller rented units are
located. This means that the individuals are handicapped on two points: first, they do
not have close access to their material at the time they are gifted with inspiration, and
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secondly, they are denied the freedom and ease of contact with their fellows during
normal working hours, which includes the evenings. While it is difficult to state
this with certainty in terms of percentage, it is possible that the production of new
knowledge is reduced by as much as 25% or more, because of these two factors.

The nature of the work of the members must also be kept in mind in examining
the physical adequacy of the shelter and its environment.

Present housing consists of (a) 43 single rooms for individuals and pairs for
couples rented in town, with an average of one bath for each two units. Since these
for the most part are in old and already crowded houses, the quality of privacy and
livability is low; (b) six family units in converted farm facilities; and (c) in a re=
assembled surplus housing project, consisting of 38 dwellings (4 = | bedroom, 16 -

2 bedroom, and 18 - 3 bedroom). In these temporary frame structures, the kitchen,
dining, and living functions are combined in one room, and bedrooms are barely
adequate for sleeping of the families assigned to the quarters. Heat is provided by
individual coal or oil burners of dubious safety and effectiveness. Space standards
are those of emergency war housing, not recognized either by the PHA or the FHA
as adequate for minimum decent continued living. Privacy for work or thinking is
non-existent within the units, and the flimsy nature of the construction makes
privacy between units almost nil. This disturbance between families is further ex-
aggerated by the sometimes irregular hours of the Members. A normal family life or
social contact between the members of the families is also handicapped by space,
and this dissatisfaction operates further to the detriment of the work of the Institute
member.

PROJECT PROGRAM
To meet the enrollment in September, 1955, it is proposed that the new project
should consist of the accommodations as tabulated and described below:

Total Living Accommodations 107
Components of Each Unit IR K S BR BR I/2BR B
Single person suites 32 - = x x = = 1/2
Family suites 74 ‘
Couples 20 X X X R = - X
Family with | child 24 X X X x = X X
o i Ny 24 X X % x x - x
- o 6 % K X K = x x
Carctaker's Apartment | X %X % X % . = x

Common Rooms, Heating Plant, Storage, etc.
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A breakdown of recent figures covering the characteristics of the members shows
two tendencies: an increase in the number of children, and a decrease in the number
of single individuals, with a corresponding increase in the number of families. This is
reflected in the above-proposed distribution of dwelling sizes.

The function of the Institute and the working habits of its members have been dis-
cussed bricfly elsewhere. Brief notes on the social composition of the group are in
order here. First, families to be housed come only for one or two years. They do not
have time or resources to make new social contacts with the permanent residents of
Princeton, nor to share the diversions and recreations of the town. Secondly, they are
bound together by the common interests of the members. These two reasons have been
responsible for the noticeable "banding together" of Institute families, and preference
for quarters in the "Project", regardless of its shortcomings, in preference to quarters
elsewhere in the community. This, understandably, is particularly true of the
foreign families, many of whom are on their first visit to America, and who need
friendly and nearby help on the part of the Institute staff.

In addition to those outlined elsewhere bearing on the productivity of the
members, these sociologic reasons reinforce the need for a community. Some common
space approximately in the form of one large and two smaller rooms is as essential to
the required quiet social background as it is to the continuing productive intellectual
contact of the working members. Also it has been noticed that tennis is a popular
international sport, and that Institute members frequently play together, even though
available facilities are at some distance. This and other outdoor recreational
facilities are desirable and should be considered more specifically in the stage of de=-
tailed planning,

Single=person suites should consist of a small bedroom plus a small study. It is
suggested, in the architectural planning of the buildings, that these be paired with a
bath, and that in about half of them, facilities should be provided for elementary
cooking, in the form of a small strip kitchen. In the event that the present tendency
toward families instead of bachelors continues, this will provide some degree of flexi-
bility in assigning accommodations from year to year, since, by pairing some single
person suites, it will be possible to provide adequate dwelling for a couple, even with
a child.
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In dwellings intended for couples and for families, a small study should also be
added to the accommodations normally needed as a minimum for family shelter. Even
though the major part of Institute work is intended to be done in offices in the academic
center, times occur when complete privacy is most conducive to productivity. This
feature will facilitate night work, which is important, and to a degree also will case
the pressure and friction which is potential in the now shared offices. So far there
have been few families with older children, and the separation of children by sex for
* such temporary tenure does not seem necessary. The presence of such a small study in
each of the dwellings further protects the community by allowing some flexibility in
composition from one year to the next. I can provide for the separation of what
older children are present, and it provides a safeguard, in the event that the family
size continues to increase, for the shelter of greater numbers of children than that now
expected on the basis of the limited post-war experience.

The protection of further flexibility is urged in the possible preservation, for the
time being, at least, of the four two=family, one=story structures now standing in the
"38 Project, " and in the preservation of farm buildings. Although it is clear that the
Project buildings are not satisfactory for continuing occupancy as a permanent part
of the program, they can be used to protect the anticipated expansion of the work of
the Institute, without having to wait for the construction of one or more additional
buildings when the expanded need becomes a fact. There also has been an intermittent
need for sheltering additional transient consultants needed in certain phases of the
Institute's work, for periods ranging from several days up to several weeks.

FINANCIAL COMMENT

No conclusive financial statement can be submitted prior to the determination
of many details of project design, capital cost estimates, and a final management
estimate. It is also complicated by the virtual hotel operation which will be partially
necessary to serve single individuals and foreign families.

Sufficient data is available, however, to indicate general magnitudes.

The "38" project suffers by comparison with two other housing projects in
Princeton: Stanworth, owned by the New York Life Insurance Company and having
153 garden apartments, and the Clay Street Project of the Princeton Housing Authority,
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having 50 apartments. Total budgets are not comparable because of different methods
of finance, but a comparison of the common factors of operating cost, including pay-
roll, maintenance, repair, reserve for replacement, insurance, and incidental costs,
but excluding utilities, is interesting. In the current budgets, these are $17.00 and
$18.84 per unit per month respectively, based on 12 months* occupancy. In the "38"
Project, next year's budget is $35.75, on a 12-months basis, and if the major repairs
of 1953 had been spread over a 4=year period, the figure would be $44,95,

This indicates excess annual cost of about $7,700, in large part attributable to
the mediocre basic construction of the facilities, which have long since passed their
temporary design life of 5 years.

Current total expenditures for the "In Town" room rentals and the "38" Project
are about $52,000, of which $40,500 is recovered in rent. It must be borne in mind
that neither of these entail any fixed charges on capital.

In the proposed project it is entirely possible that the savings in operation could
amount to as much as $10,000 per year, assuming lower maintenance and utility costs,
and assuming that current tax expense could be negotiated to be the same. This is
based on an allowance of $30.00 per unit per month, including utilities, for a 12-
months period (comparable to $27.30 in Stanworth, and $28.0l in Clay Street), for
an annual total of $32,400. While the Institute property is occupied only 9 months
of the year, no discount can be made for heat not used during the summer, and the
more rapid turnover would probably preclude any discount in maintenance and decor-
ation.

Assuming a $13,000 cost per unit, (for 90 units, counting bachelor suites as 1/2),
or a total project cost of about $1,200,000, the fixed charges would approximate
$55,000, at 3.25% interest and 40-year amortization (averaging a total of 4.62%).
This new added expense, offset by some savings in operation, would indicate a net
additional expense in the magnitude of $45,000 to $50,000.

While this may seem considerable, it amounts to less than 5% of the current
annual budget, and it is believed that the added productivity of the Institute personnel

would far exceed this increment.
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I B. GENERAL NARRATIVE DESCRIPTICN OF HOUSING NEED AND SOLUTION,

In order properly to understand the need for housing for the members of the
Institute for Advanced Study, it is first necessary to explain the nature of the
institution:

The Institute for Advanced Study is devoted to the encouragement,
support, and patronage of learning = of science in the old, broad, un-
differenﬁofecr sense of the word. The Institute partakes of the character
both of a university and of a research institute; but it also differs in
significant ways from both.

It is unlike a university, for instance, in its small size = academic
membership at any one time numbers only a little over a hundred. It is
unlike a university in that it has no formal curriculum, no scheduled
courses of instruction, no commitment that all branches of learning be
represented in its Faculty and members. It is unlike a research institute
in that its purposes are broader; it supports many separate fields of study;
with one exception, it maintains no laboratories; and above all in that
it welcomes temporary members, whose intellectual development and
growth are one of its principal purposes.

The Institute, in short, is devoted to learning, in the double sense

of the continued education of the individual, and of the intellectual

enterprise on which he is embarked.

("Some Introductory Information, "

Brochure, Princeton, 1951)

Administratively, the Institute is operated by a Board of Trustees of 15 members, to
whom the Director and Staff are responsible. The academic structure of the Institute
consists of a faculty, now of 17, and members with appointments of long term (27),
who are properly considered responsible for their own housing needs. Short=term
appointments of temporary members of one or two years' duration in the current year
cover 89 individuals with 8 personal assistants and 4 research assistants for a total
of 100. These will comprise 106 in September, 1955 and constitute the housing
problem,

Members are appointed by the Faculty either on the basis of prior knowledge
of accomplishment or distinction or from a review of applications, and have already
received their final academic degrees elsewhere in their respective fields, now pre=-
dominantly those of Pure Mathematics and Theoretical Physics or the broad area of
Historical Studies. There are, therefore, no degrees given by the Institute. Personal
and research assistants are normally short-term appointees in special fields, and for
housing considerations are indistinguishable from "members. " Both these groups can
properly be termed "students” by analogy to other more customary institutions.
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The usefulness, stability, ond need for improved facilities of the Institute is "
evidenced by two factors: first, the substantial productivity of members appointed
and financed within the scope of its normal endowment, and aided in the general
pursuit of their particular fields of knowledge; secondly, special purpose studies
financed by various foundations, private corporations, and the government, have
been continuing over years, and include the following:

Foundations and Funds:

Carnegie

Ford

Rockefellor

Guggenheim

National Science

15 Others of lesser popular prominence

Corporations and Government:

Army Ordinance

Air Force

Navy

International Business Machines
There is every evidence that these special contracts will continue and increase, and
it is apparent that, by the very nature of the above list, there exists a stronger tie

between the work of the Institute and the public interest than exists in the normal

educational institution.
The Institute accomplishes its purpose in two principal ways. First, it provides '
an environment of the greatest possible freedom for concentration on the chosen or
specified studies of the individuals concerned: freedom from the distraction of mundane
duties and responsibilities, from financial concern, from the stress of harried life in
| cities, and from the customary demands of society. Secondly, it provides for the free
exchange of thinking among those individuals who are on the frontiers of knowledge
and science in their respective fields and have a definite community of interest,
whether "faculty" or "members. "
Under present circumstances, these two conditions, requisite to the productivity
of the Institute, are open to substantial improvement. The housing of the appointed J
members has heretofore been only improvised. Rooms "in town" have been rented in
old houses for the shelter of individuals and couples. By the fortunate acquisition of
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surplus war housing, provision has been made, although inadequately, for the shelter
of families. The tightening of the housing market, particularly for small dwellings,
has cast a continuing air of doubt on the extent to which activities of the Institute
might have to be curtailed from one year to the next, and created a perennial mad
scramble for quarters when the opening of the term in October is imminent. In such
circumstances, planning and administration has had to be done on a hand-to-mouth
basis and with continuing and growing uncertainty.

It should be pointed out that this lack of provision for a residential campus, at
the time the Institute was founded, in 1931, was not a lack of concern or foresight,
but that the present difficulties are the result of drastically changed and unforeseeable
conditions. First, in the depression, there was little difficulty in renting adequate
quarters for a small number of people, and the future of the Institute itself was not
positive. Now, however, the Institute has been well established for a long period,
is definitely a recognized success, and has been and is continuing to expand. Mean=
while, Princeton has more than doubled in population, and presents an acute problem
even for prospective permanent residents with 12 months occupancy and expectation
of life time tenure. :

The problem lies in those individuals and families who are to be in residence
only for one or two academic years (between 8 and 9 months each). These come from
all sections of this country and various pars of the world, Because of this limited and
broken tenure, unfamiliarity with the locality, and usual low income status, this group
is completely unable to take care of itself in a manner comparable to the normal
families seeking permanent residence in the vicinity.

The productivity of the Institute is badly handicapped as much by the dispersion
of the shelter as its physical inadequacy. The offices and library of the Institute are
open 24 hours a day and are used at odd hours frequently, when creative concentration
~ona problem requires long conthl\.:ity of work. While the geographic dispersion of the
* living and working facilities can and is somewhat mitigated during the day by the pro=
vision of special transportation, it has not been found possible to provide 24~hour trans-
portation from the offices to the remote side of town, where the smaller rented units are
located. This mecnéthof the individuals are handicapped on two points: first, they do
not have close dceess'to their material at the time they are gifted with inspiration, and
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secondly, they are denied the freedom and case of contact with their fellows during
normal working hours, which includes the evenings. While it is difficult to state

| this with certainty in terms of percentage, it is possible that the produchon of new
knowledge is reduced by as much as 25% or more, because of these two two factors.

The nature of the work of the members must also be kept in mind in examining
the physical adequacy of the shelter and its environment.

Present housing consists of (a) 43 single rooms for individuals and pairs for
couples rented in town, with an average of one bath for each two units. Since these
for the most part are in old and already crowded houses, the quality of privacy and
livability is low; (b) six family units in converted farm facilities; and (c) in a re=
assembled surplus housing project, consisting of 38 dwellings (4 - | bedroom, 16 -

2 bedroom, and 18 = 3 bedroom). In these temporary frame structures, the kitchen,
dining, and living functions are combined in one room, and bedrooms are barely
adequate for sleeping of the families assigned to the quarters. Heat is provided by
individual coal or oil burners of dubious safety and effectivencss. Space standards
are those of emergency war housing, not recognized either by the PHA or the FHA
as adequate for minimum decent continued living. Privacy for work or thinking is
non-existent within the units, and the flimsy nature of the construction makes
privacy between units almost nil. This disturbance between families is further ex=
aggerated by the sometimes irregular hours of the Members. A normal family life or
social contact between the members of the families is also handicapped by space,
and this dissatisfaction operates further to the detriment of the work of the Institute
member.

PROJECT PROGRAM
To meet the enrollment in September, 1955, it is proposed that the new project
should consist of the accommodations as tabulated and described below:

Total Living Accommodations 107
Components of Each Unit IR K S BR BR I/2R B
Single person suites 32 - e 5 - /2
Family suites 74 ‘
Couples 20 Mgt el ae Fum o X
Family with | child 24 R e R SRR X X
o ol 24 SN NS R R 3
. a3 n 6 IR U AR AR X X
Caretaker's Apartment | X % ® X X = X

Common Rooms, Heating Plant, Storage, etc.
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A breakdown of recent figures covering the characteristics of the members shows
two tendencies: an increase in the number of children, and a decrease in the number
of single individuals, with a corresponding increase in the number of families. This is
reflected in the above-proposed distribution of dwelling sizes.

The function of the Institute and the working habits of its members have been dis-
cussed briefly elsewhere. Brief notes on the social composition of the group are in
order here. First, families to be housed come only for one or two years. They do not
have time or resources fo make new social contacts with the permanent residents of
Princeton, nor to share the diversions and recreations of the town. Secondly, they are
bound together by the common interests of the members. These two reasons have been
responsible for the noticeable "banding together" of Institute families, and preference
for quarters in the "Project", regardless of its shortcomings, in preference to quarters
elsewhere in the community. This, understandably, is particularly true of the
foreign families, many of whom are on their first visit to America, and who need
friendly and nearby help on the part of the Institute staff.

In addition to those outlined elsewhere bearing on the productivity of the
members, these sociologic reasons reinforce the need for a community. Some common
space approximately in the form of one large and two smaller rooms is as essential to
the required quiet social background as it is to the continuing productive intellectual
contact of the working members. Also it has been noticed that tennis is o popular
international sport, and that Institute members frequently play together, even though
available facilities are at some distance. This and other outdoor recreational
facilities are desirable and should be considered more specifically in the stage of de=
tailed planning.

Single=person suites should consist of a small bedroom plus a small study. It is
suggested, in the architectural planning of the buildings, that these be paired with o
bath, and that in about half of them, facilities should be provided for elementary
cooking, in the form of a small strip kitchen. In the event that the present tendency
toward families instead of bachelors continues, this will provide some degree of flexi-
bility in assigning accommodations from year to year, since, by pairing some single
person suites, it will be possible to provide adequate dwelling for a couple, even with
a child.
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In dwellings intended for couples and for families, o smal! study should also be
added to the accommodations normally needed as a minimum for family shelter. Even
though the major part of Institute work is intended to be done in offices in the academic
center, times occur when complete privacy is most conducive to productivity. This
feature will facilitate night work, which is important, and to a degree also will case
the pressure and friction which is potential in the now shared offices. So far there
have been few families with older children, and-the separation of children by sex for

such temporary tenure does not seem necessary. The presence of such a small study in
each of the dwellings further protects the community by allowing some flexibility in
composition from one year to the next. It can provide for the separation of what
older children are present, and it provides a safeguard, in the event that the family
size continues to increase, for the shelter of greater numbers of children than that now
expected on the basis of the limited post-war experience,

The protection of further flexibility is urged in the possibie preservation, for the
time being, at least, of the four two~family, one=story structures now standing in the
"38 Project, " and in the preservation of farm buildings. Although it is clear that the
Project buildings are not satisfactory for continuing occupancy as a permanent part
of the program, they can be used to protect the anticipated expansion of the work of

the Institute, without having to wait for the construction of one or more additional
buildings when the expanded need becomes a fact. There also has been an intermittent
need for sheltering additional transient consultants needed in certain phases of the
Institute’s work, for periods ranging from several days up to several weeks.,

FINANCIAL COMMENT

No conclusive financial statement can be submitted prior to the determination
of many details of project design, capital cost estimates, and a final management
estimate, It is also complicated by the virtual hotel operation which will be partially
necessary to serve single individuals and foreign families.

Sufficient data is available, however, to indicate general magnitudes.

The “38" project suffers by comparison with two other housing projects in
Princeton: Stanworth, owned by the New York Life Insurance Company and having
153 garden apartments, and the Clay Street Project of the Princeton Housing Authority,
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having 50 apartments. Total budgets are not comparable because of different methods
of finance, but a comparison of the common factors of operating cost, including pay=~
roll, maintenance, repair, reserve for replacement, insurance, and incidental costs,
but excluding utilities, is interesting. In the current budgets, these are $17.00 and
$18.84 per unit per month respectively, based on |12 months® occypancy. In the "38"
Project, next year's budget is $35.75, on a 12-months basis, and if the major repairs
of 1953 had been spread over a 4-year period, the figure would be $44,95,

This indicates excess annual cost of about $7,700, in large part attributable to
the mediocre basic construction of the facilities, which have long since passed their
temporary design life of 5 years.

Current total expenditures for the *In Town" room rentals and the "38" Project
are about $52,000, of which $40,500 is recovered in rent. It must be borne in mind
that neither of these entail any fixed charges on capital.

In the proposed project it is entirely possible that the savings in operation could
amount to as much as $10,000 per year, assuming lower maintenance and utility costs,
and assuming that current tax expense could be negotiated to be the same. This is
based on an allowance of $30.00 per unit per month, including utilities, for a 12~
months period (comparable to $27.30 in Stanworth, and $28.01 in Clay Street), for
an annual total of $32,400. While the Institute property is occupied only 9 months
of the year, no discount can be made for heat not used during the summer, and the
more rapid turnover would probably preclude any discount in maintenance and decor-
ation,

Assuming a $13,000 cost per unit, (for 90 units, counting bachelor suites as 1/2),
or a total project cost of about $I,200,000, the fixed charges would approximate
$55,000, ot 3.25% interest and 40-year amortization (averaging a total of 4.62%).
This new added expense, offset by some savings in operation, would indicate a net
additional expense in the magnitude of $45,000 to $50,000.

While this may seem considerable, it amounts fo lass than 5% of the current
annual budget, and it is believed that the added productivity of the Institute personnel
would far exceed this increment.
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SMITH, STRATTON & WISE
37 Hulfish Street
Princeton, New Jersey

February 10, 1956

Dr. J. Robert Oppenheimer, Director
Institute for Advanced Study
Princeton, New Jersey

My dear Dr. Oppenheimer:

Supplementing my letter to you of January 17, 1956, with respect to the
faculty home problem, and in accordance with my further discussions on this
problem with Mr., Morgan, I am pleased to suggest herewith for the consideration
of the Board of Trustees, or the Executive Committee, the following recommended,
general policy with respect to the furnishing of homes for members of the
Institute:

( The Institute shall sell to the members of the Institute such private homes
~|as it owns and as are available, at purchase prices which shall be equal to two-
| thirds of the then current market price for the respective properties.

{ Each deed of conveyance to a member of the Institute for such property

| shall contain a specific reservation, by the Institute, of the right, privilege
| and option to repurchase the property upon the happening of any one of the
! following events:

1. The termination of the purchaser's membership at the Ins titute, other
than through the death of a member.

2. The cessation of use of the premises by the member, or his or her
spouse, as his or her principal, legal residence.

3. The death of the survivor, as between the member and his or her spouse.

The option to repurchase shall be at a repurchase price which shall be equal
to two-thirds of the then current market value of the property, but in no event
in excess of the original sales price to the member, and in no event less than
the said original sales price, less 2% annual depreciation.

The option to repurchase by the Institute shall be accepted or rejected in
writing to the then owner (or his or her personal representative) within sixty
days after the happening of the event giving rise to the option. Failure to
give notice within the time specified shall be tantamount to rejection of the
option. If the option is rejected it shall terminate, and the owner shall be free
to sell the property in the open markei.

You will understand that the foregoing is the general outline of the recom-
mended policy. The exact language to be incorporated in the actual deeds of
conveyance would be drafted after the negotiations had been completed and the
sales price determined.

I hope that this further report will be helpful. If we can be of further
assistance, do not hesitate to call upon us.
Very truly yours,
/s/ Henry M. Sgratton II
Henry M. Stratton II
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April 9, 1934

Dr. Abrausamn I™laxner
20 YMassnu St.
Princeton, N. J.

Dear Dr. "lexner:

In pursuance of the conversation we had the other day, I have tried to
sot dowm in this letter the potentialities of the presont Princeton group
working in the arcilaecology and uistory of axrt, and the lacuiae which have de-
veloped thorein, wiih swigestions as to the illing of these gaps in case of
an extension of the stafT of the Insuvitute for lligher Study into thésr field.
In the way of docunentavion, I huve inclosed (1) the statement "The ™uture
of' the Depnruuent c¢f Art and Archaeolopy,"” issued by the Department in 1932,
on the nuirgin of which I nave nade comnents and corrections regarding those
points in the statensnt which bear upen the expansion of facilities and
personnel for reseuarcl; (2) the statemonts of the research projects at preasent
under way in the Densartuent which we presented in 1932 and 1933 to the
Princeton Council on the Hurmanities in application for subventions, and (3)
turee - rawings showing the projected rewodelling of ileCormick Hall to provide
further reseaxrch facilities.

These duta will help to make clear the followlng statement of EﬁiidEEEEﬂ
¢and especiully desideratl) for Priuceton research in our field, to which I
have prefixed a brief suaisry of the character and trend of what is in process
in that respect at proesent.

PRSI STATUS OF REGSLANLCH IH ART & ARCHEOLOGY IN PLIVICETON.

The tradition of the Princeton group was determined vo a great degree by
Allan ‘arquand, whose interest in the archaeological and historicul aspect of
art was quito as elrective in turning scholarship at Princeton in this
direction as wus Chuaries ¥liot YNorton's bilas toward "anprecliation”™ in orienting
the Division or Tine Arts at liarvard to connoisseursaip. Marquand's own tyvo
sneeialities of Classical Archaecologsy and the art of the Italian Renaisasance
have, liowever, becn only half continued in tiie research category: hnis early
recruits, Buller, ‘ather, and [‘orey, were nuninly interested in anviguity and
the liiddle Ages, rauthe: thun tue lenudssunce so {r as thelr rese.rch was
concernad, and this and lie later expansion of tie group have reosulied in a
prineipal emphasis on clas: icul antijuiry and mediseval art as vne .uein
objectives of the Do arwient's advanced worke A reading of the list of pro jocts
at present under way will confirm this.

Purther concentiration in both these mujor interests has occurred: in
classical archusology the interest of the Depariment has focussduveryylargely
on tue Cielu work in the Atuenian Agora, diregred by 7. Leslie thear, with
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Richurd Stillwell (at present on leave from Princeton as Director of the
Anmerican School of Classical Otudies at Athens) as his assistant and architect. In
ileidlaeval Archneology, much work has centered latterly on the illumination and
illustration of mediaevnl monuscripts, witii the object of obtaining a anterial
which is continuous and pervasive for all races and epochs (such os cermiics
furnishes for antiquity) on which to reconstruct the evolution of artistic

style throughout tie iiiddle Ages. The wcrk in both of the above fields has
found a coimon ground in the tendency of saie of our "Antiker"” to explore the
later periods of antiquity (e. g., Elderkin and Forey), and of our medinevel ists
to mostly work in the early ididdle Apes (e. g., Baldwin Swmith, FPriend, DeWald,
Norey) so that the group has acquired the reputation of specializing in the
transformation of the ancient into the mediaeval. The outward rmanifestation of
this has been the project for the excavation of Antloch, center par excellence
of such metamorphosis,.

Only part of the Departument's research, of course, has been located in the
above-indicnted "twilirht zone." llather's work has been in Italian Painting of

'the fourtecnth century, and his critical writing over the field of painting as

a whole. Shoar and Stillwell are at present mainly interested in the monuments and
problens uncovered by the digs at Athens and Corinth. W. ™. Stohlman, intrusted
with the catalogue of the enamels of the luseo Cristiano, has broadened this

task into the project for a gencral corpus of enaxzels of Linoges tvpe. DN, D.
Esbert is doing, for the Public Library in New York, a publication of the Tickhill
Psalter of tue fourteentin century, and enlarging this enterprise by investigation
in collateral oxamples and schools of fourteenth centuryv illumination. George
Forsyth's excavation of Saint llartin at Angers has developed into a general re-
construction of the history of Carolingian and early Romanesue architecture in
the center and west of Fraiuce. George Rowley's catalogue of the lorris collection
of Chinese painting lias created a focus uf research in Tar Hastern art which seems
to us to be an extremely promising and inmportant departure. Lastly, the Index of
Christian Art, now in the second decude of its existence, and beginning to bring
to some realization its purpose of cavalopuing and bivliographing all examples

of Christian art to 1400, is a fertile breeding-around for research essavs in
mediaeval art and iconography, some of which zave been carried to publication by
our graduate students, and the most important of which have been the publicntions
of the Director of the Index, Helen Woodruff ("The Illustrated ianuscripts of
Prudcntius"; "The Phrsiolosus of Berne™; "The Iconography and Date of the liosaics
of La Duurade."¥ Liss Woodruff, A. if. Friend, E. T. De¥nld, and nyself are
combining in a project sponsored by the Index, of a complete publication of the

/illustrations of tue Uld Testanent in Greek nanusctipts, to parallel a similar

corpus for Noew Tostament illustration which has been undertaken by Willoughby,
of" the Department of New Testament Liberature at Chicago. Elderkin and Shear
are advocating the extension of tlhe Indox backward to cover classical antiquity;
Daldwin Smith, Forsyth, and Fpgbert are planning to add to it a section on
ilediaseval Archiitecture. Both these additions are urged on the plausible ground
that the Index as conducted at present has solved the problens of catalorulng
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any sort of artistic monuments and subject-wmatter, so that such extensions could
procesd in orderly and exact fashion from the start, on the basis of sn indexing
sysvem which has been worked out to quasi-perfection through rany years of trial
and error.

POSSIHLE EXPANCION OF THID RFSKARCH GROUP

The above presents a plcture of research in the archaeolosy and history of
art as at present in process at Princeton. In what way can this be usefully
enlarged? Should one aim st a fully-rounded group, to include scholars in fields
not represented by the present personnel, but speciallste, for example, in
Lgyptology, liesopotvanlan antviquities, Anerican Archaeology, etc., or should expansio:
be souirht in talent that would sup:lenent specificelly the work in classiceel and
mediaeval archacology which has acquireé at Princeton a considerable momentun?

It seens to me far more dosirable, for econony and efficicney, to choose the
latter alternative. To take the exumples cited, a Princeton center of research
in eitlier lgyptology, Assyriolopy, or himerican Archacology woulid indéquately
duplicate long-established instivutions such as the Oriental Institute at
Chicago, or thoe Pcabody iluscura at Harvard. ¥ven in our own {ield of the i'iddle
Ages, it would hardly be wise to c¢oupete with O0ffner's exhaustive research in
early Ilorentime painting, and Cook's work in lediasval Spanish painting, at
Now York University. The wiser plan is to realize and £111 lacunae which lLave
made thensolves insistently felt within our local research - and to ill these
with scholars of outstanding ability who would add powerfully to the suwm of
archasological scholurship that can be concentrated usefully atv Princeton.

Considering suci lacunde, we have first the gap lelt by tavier's retirement.
e need, to replace him, (1) a specialist in the later iddle Ages and the
early Renaissance, & "Quuatirocentist" in short, whose preference ror Italian or
Northern lensissance would be imiaverial, provided he would bring to bear upon
our work an outstanding competence in the period, and the criticol acumen and
ability to synthetize the diverse phenomena of the end of the lilddle Agpes.
(2) For our work in the illustration and illumination of manuseripis, we need
the constant helyp of a palasographer of demonstrated authority. (3) With the
exception of Illderkin, our clussical archaeologists are field-workers and likely
80 to continue. The research pbrsonnel at home could be profitably enlarped by
(a) a specialist in CGreek architecture (with special reference to tlie excavation
of tie Athenian Agora), and {b) by anotlher scholar of outstending competence in
Greek opigraphy. It is hardly necess ry to consider numismatics, since Princeton
has already a competent namisnatist in ‘“eber, and a ready consultant in Yew York
in the porson of Newell, who is probably the best scholar in this field. (4)
A Near Fastern archaeolopist with a special competence in Islamic art. The
recent developnient of Islamic literature and history within the Nepartnent of
Oricental Languages and Literatures would provide such a scholar with the
necea.ary uassistance in the philological and historicnl aspects of his subject;
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his presence in the archaeological group would be imiensely helpful, not

only foxr the interpretation of the finds at Antioch, but for the constantly
recurring probleims of Islamic influence which often baffle the students of the
madiaeval art of Hurope.

Pesiderati. Nanes present themselves Imriediately for sous of these
lacunae, not so readily for others. 7The most brilliant scholar in the late
Middle Ages and early lLenalssance that we know is Eriéin Panofeky, until re-
cently Dean of the Philosophical Taculty of the University of llamburg, and at
present Visiting Professor of Fine Arts in New York University, who will be
makine his home in Princeton Aduring the next yewr and a half, at least. He
mocts in every way desideratum no. 1, and as ho scems to be avallable, this
.particular problem can be soived in a highly satisfactory way.

For our palasographer, one would like to find & scholar combining high

roficlency in both Greek and Latin palaeography, btut such a gonius does not,
to our knowledge, exist. The most outstanding scholar in (Greex manuscripts
that we know is iwr. Gilovanni ilercavi, prefect of the Vatican Libraiy, who
is obviously not available. LIl tais country we have rRirsopp Lake av Harvard,
an excelloent scholar, but not in tne sawe class with l.ercati; as to his
availability I woulc¢ not be able to speiak. Mor Latin palaeography one thinks
at once of L. A. lLowe, now at Oxford, the best of our American acholars in
the Tield, and socond to none in lurope; his name wonld immediately associate
itsell in Princeton minds with desideratum 2.

In the casc of desideruatuna da in Classical Archaeology, the obvious
porson is Vinsmoor ot Columbin, a scholar possessed of intufiion amounting
to genius in his preferrod field of Groeek architecture, and peculiarly fitted
to r£ill out our group in this subject. If he cane to the Institute, it would
greatly facilitate the completion of his nmonwaental work on the Propylaea of
the Acropolis, and he would have in Stillwell of our staff a younger coadjutor
who prornises to msasure up to Dinsnoor's competence &8 he grows and expands.
Por 3b, Merritt of Joans liopkinsg, known for his brilliant work on the Agora
inseriptions, is an outstanding epigraphist, and hardly tvo be betiered by any
candidate {'rom Kuropa.

As to an Islanmice specialist; we would have no recommendetion to make at
prescnt, since the search would have to be made,; in view of the age of the
outstanding scholars in this rield, in the ransk of tho younger goneration.
This need is in fact not so preseing as the foregoing, and could await an
extenced sifting of personalities in this country and particularly in RBurope.

RESFARCII ASCOCIATES AND ASCIGTANTS
Not less in importance for the future of a research group is consideration

of its younger goncration, = men wao aroe to roplace tme arrives mentioned abuve,
and to build on the foundutions they nave laid. Here one may choose with
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deliberation and not necessarily with assurance of permanont appointnent. Never—
theless, three such posts for younger scholars have already been in the minds

of our group as desiderata: (1) & research assistent for the Index of Christian
Art, to act as inspoctor of entries,whose task it would be to remove discrepancies,®
correct roferences, and verily locutions, with the further and more important
function of gearching Byzantine and Latin literature for descriptions of lost
works of artv; (2) a young Brvzantinist to take over certain una:located portions
of the project for the Corpus of Old Testament Illustration in Creek lManuscripts;
{3) a research assistaut to help in tue cataloguing of the l'uceo Cristiano of the
Vatican Library. e nave the young men in mind to f£111 these places: for (1)

Re B. G. Downey, & brillient young classicist in Princeton; for (8) Xurt VWeiltz-
mann, a pupil of Adolph Goldsclimidt in Berlin; for (3) Dimltris Tselos, & Greek
wiio was until lately an instructor in New York University; two or three other
names night suggeest therselves as ulternatives to Tselos for this post.

RESEAKCH FACILITIES

In & conversation we had gcome time ago, you had some fun with me because I
admired the "instellation" of the llathematics group in ™ine Hall. I think what
has been stated above shows thal we are 1n agreement as to the highly superior
importance of desideratl as compared with desiderata, particularly if the latter
tern be nade to moun nere housing and naterial equipment. But the erchasologist
and art-higtorian cennot say with Pr. Tinstein that all they need "is a peuncil
and a pad of paper." Ve work with plates, architectural drawings, plans and
mpas, photosraphs, novable objecte from oxcavations, indices such as the Index of
Christion Art; we cannot do without drafting=-roous, large spaceez in which to
lay out comparatiive matorisl, roons for the classified shelving of plotographs,
facilities for photographing and photostating, and store-rooms [or excavation
records. And we rust be near an adequate library, complete in the extensive
publicuations by which archasological scholurship is recorded.

*hen the proposed plan for tne remodelling of lcCormick Yall is completed
(we hope by next fall), the Princeton group will Lave all these facilities,
edequately installed, to neet present and minimum requirements. Any statement
of the fTacilities of the depnrtment would not be accurate without emphasis on
the underlined words. The moncey for the remodelling must come from the Spears
bequest, and means just that uch diminution of the endowment for expenses of
research. Y6 were not able to provide for fuiture expansion by making a sub-
stantial addivtion to the building, because to do, this would have meant sponding
more of this capital than we could afford.

The bearing of this upon the present prospoectus ir obvious. Tor instance,
when the ronodelling is done, we shall have »rovided o fices in number sufrficient
only for our present staff, and these they must keep because of the use thnat is
made of them in undergraduate tveaching and conferences. The soating capucity
of the liarquand and Barr Ferree Libraries will be, even after remodelling,
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sufficiont only for our graduate students and undergraduate senior departmentals,
allowing for no Juniors. I think thal no great inconvenience will arise at the
outset of any expansion in the persomnnel cf the resesrch group, since adjust-
ments of ma sort or another can always be mads for a time. Bul as tue number
of scholars in the group, and especially as the number of advanced students in-
creases, provision will have to be made in proxiumity fo tue library for addi-
tional orfices and study-space.

The only area in which such of'fices and study-space can be conveniently
located is tie top floor of the !useum, waich opens from the liarquand Library.
This would entail the providing of eguivalent space {or the [‘useum, by &n
addition which could take the form of a wing extending north from the east end
of the old Museum building. I mention this in order to give you as complete a
picture as I can of the full extent of the corwiitments which the Institute
might be assuming in undertaking an extension into the field of the archacology
and hisvery of art in cooperation with the University's departnent of Art and
Archasology.

In conclusion, &nd in lieu of expressing very positive ¢buviposeunbly
prejudiced) convictions of my own in favor of our subject as un initial rield
for the expansion of the Institute's activity into the Humanities, I tuke the
liberty of quotving Panolsky from & recent letter: "Art and Archaeology would
really be the best tiuing to bepin with, for as things have developed, art-
history lhas becorie a kind of clea.ing-house (both literally and figuratively
speaking) for all the otlier historical disciplines wnich, when left alone, tend
to a certain self-isolation. This key=-position of irt-Ilfistory in modern
GCelstespeschichte acO6ltits also for the success of the Varburg library in
Ramburg, and it would be a nagnificent idea to build up a similer thing (yet
not.a duplicnte, tlhanks to the well-establishod tradition of your liepartment)
at Princeton."

Very sincerely yours,

CR/7
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SCHOOQOL OF HUMANTBTIC STUDIES Academic Organization
PRINCETON UNIVERSITY Relations WOAI

MOREY, C. R. Biographic dl

EXX®®W PANOFSKY, ERWIN
Plan for present and future development of School of
Humanistic Studies to Flexner by Pandf sky and Morey.

Filed in Vertical file under "H" for School of Humanistic Studies.

D, School of Humanistic Studies Correspondence
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INSTITUTE OF ADVANCED STUDY
BUDGET TO ACCONPANY
MEMORANDUM ON THE SCHOOL OF THE HUMANITIES

TVMEDIATE EXPENSES (1935-1936)

*Robinson $1300.00
*Starr 1200.00
e S Wilber 1200.00 —
Material Expenses 5000.,00 — $8700.00

EXPENSES RECOMMENDED FOR 193661937

 E. A. Lowe ° 8000,00 —
E. Herzfeld - 8000.00~
Db ik toweF. 0. Waage 3000.00
*K. Weitzmann °* 3000.00—
~~W. A. Campbell® 5000.00 —
Chinese Assistant / 2500.00
**R.E.G.Downey - 1200.00
H. Swargenski . 2000.00
**g, W. Glidden . 1200.00
{Index of Christian Art 8000.00
Material Expenses 7000.00 48900.00
Capital HExpenditure for Building é
FUTURE EXPENSES
Dinsmore 10000.00
Barr 8000,00 18000.00

-‘! < L

*Already on Institute Budget
**Possibly on University Budget

D \\'W., S Sy a

CAPITAL

)‘

41,000, 000.00

$120,000.00

400,000.00
$1,500,000.00

(

g
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MEMORANDUM ON IMMEDIATE AND FUTURE NEEDS FOR RESEARCH IN ART AND ARCHAEOLOGY
IN THE SCHOOL OF THE HUMANITIES OF THE INSTITUTE FOR ADVANCED STUDY

The undersigned have taken the liberty of presenting the following memorandum to
Dr. Flexner believing that it will serve as a useful basis for future planning of the
development of the School of the Humanities. Since the long range view is desirable and
has been the intention of the writers of the present memorandum, it is divided into immedi-
ate, recommended for 1936-37, and future requirements. It will be advisable also to consult
in connection with it the letter of Professor liorey to Dr. Flexner of April 9, 1934, which

. was in the nature of a program for the development of the School of Humanities in the field

of Art and Archaeology.

It may be stated at the outset as a result of a great deal of thinking and dis-
cussion on the part of the Art and Archaeology group in Princeton, that they have become
convinced of the advisability of developing the School of the Humanities in asnd around the
field of Art and Archaeology. In the first place, since, as Professor Panofsky was quoted
in the letter of April 9, 1934 referred to above, "art-history has become a kind of clearing=-
house (both literally and figuratively speaking) for all the other historical disciplines
which, when left alone, tend to a certain self-isolation", to attempt to develop fully in the
Institute all the widely scattered Humanity disciplines would not only involve it in stagger-
ing expense but would be likely to result in a faculty of more or less isolated specialists.
If, on the other hand, the focus is placed in Art and Archaeology, the collateral demands of
this subjeet will insure a certain breadth to the School but at the same time insure its
integration as a group of scholars with the necessary contact one with the other.

The personnel of the group already available and the research projects already under
way in the Princeton group in Art and Archaeology were summarized in the letter referred to
above. There also were pointed out the lacunae which had become evident. These were:

(1) Someone to fill the chair in the later liiddle Ages and the early Renaissance.

(2) A first-rate palaeographer.

(3a) A specialist in Greek Architecture.

(3b) A competent Greek epigraphist.

(4) A specialist in Islamic archaeology.

The considerations behind these recommendstions were, we believe, amply set forth in
the letter referred to. It is very gratifying to the Princeton group to note that two of
these posts have already been filled by the names specifically recommended in the persons of
Erwin Panofsky for the later iddle Ages and the early Renaissance, and Benjamin llerritt for
Greek epigraphy. The desideratum in Greek Architecture has been in some measure met by the
return to Princeton of Richard Stillwell, former Director of the American School of Classical
Studies in Athens, and consulting architect on the excavations of the igora and of Corinth.

| The University has placed Professor Stillwell on half time so that he would be able to pursue

research in the field of Greek architecture during the other half.

The Princeton group is still of the opinion that desideratum "2" would be very
brilliantly filled by E. A. Lowe of Oxford. For desideratum "4" in Islamic Archaeology the
letter of 1934 made no recommendation, but since that time it has become increasindy apparent
that the most desirable and most available person for that post is Ernst Herzfeld who can be
considered having the most competent equipment for the scientific organization of the vast
amount of data on this subject which has accumulated in the past ten years, and who is
actually free at the present moment to accept such an appointment.

IMMEDIATE RECUIREMENTS

The desiderata in this paragraph are immediate in the real sense as needed during the
academic year 1935-1936. The first of these concerns Donald Wilber, architect of the Antioch
expedition during the past season and at present engaged here at Princeton on the drawings,
maps and plans resulting from this season. To complete this work it will be necessary to keep
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him in employment for the rest of the academic year, until July lst. The Antioch Com-
mittee has paid VWilber's salary until December lst, but owing to the deficit incurred by

the expenses relative to the excavating, raising and photogrephing of the great Constantinian
mosaic discovered at the end of the last season, we have found it necessary and possible to
drop the item of architect off our next year's budget. This is a very convenient way of
balaneing the 1936 budget but leaves Wilber without stipend and also leaves the work an the
records of the season in a very erippled condition. e should like to be able to pay

Wilber 1200 to keep him employed by the expedition until July 1, 1936.

Tnder this same heading another requirement which does not seem advisable to post-
pone until next year is that of meterial expenses, which item comprises the purchase of
books and photographs, and should not be estimated for the current year at less then $5000.
The full meaning of the item "material expenses" will be made clear in a later portion of
the memorandum.

APPOINTMENTS AND EXPENSES RECOMMENDED FOR 1936-1937

Appointments already recommended.

The appointment of Mr. Lowe was recommended in the letter of 1934 and needs no
further urging here.

The appointment of Dr. Herzfeld has become more urgent by reason of the active
interest in the appointment of an Islamic archaeologist which is being menifested by the very
effective group of scholars constituting the Department of Oriental Lenguages and Litera-

'tures in Princeton. The graduete students in this department are not only growing significant

in number but have this year developed a specifiec trend toward Islamic archaeology. As a
matter of fact we have on the ground at the present time two men, Glidden and Starr, who are
orienting themselves in this direction without any Islamic archaeologist within our group

to guide their future development. Of these men, Starr is already on the Institute's rolls.
Glidden is probably the most brilliant student in Arabic philology that Professor Hitti has
had. ‘e should like very much to see this youth treined for a period of years by a com-
petent master, with a view to producing at the end of that time an Islamic archaeologist of
the Herzfeld type, with the sound philological training which Glidden already possesses and
with the training in method and commend of the material of Islamic archaeology which can be
imparted by Herzfeld. For this reeson it seems to us highly desirable that some means be
found to bring Herzfeld to Princeton on a basis that would insure a seminer in Islamiec
Archaeology for the benefit of our graduste students and to give him Glidden as his research
asgistant and pupil.

Herzfeld has made a complete survey of monuments of Islamic architecture, sculpture
and painting in Persia, lMesopotamia, Syria and Palestine, and has the material of a life
time of field work ready or nearly ready for publication. The publicetion of this sdolastic
work would be an epod making event in the archaeological world, and inasmuch as he has two
or three volumes already for print, would immediately demonstrate the Institute's usefulness
in this particular field.

Research Associates and Assistants.

In the letter of 1934, the following desiderata were mentioned as posts for
younger scholars.

(1) 4 research assistant for the Index of Christian Art to act as inspector of
entries.

(2) A young Byzantinist.

(3) A research assistant to help in the cataloguing of the lMuseo Cristiano.
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These can be roughly viewed as research assistants respectively to Dr. Panofsky,
Professor Friend and Professor Morey. The first two in our opinion should be considered
permanent appointments for young men who might conceivedly go on to higher posts in the
Institute. For the first we have in mind F. 0. laage, at present instructor in Classical
Archeeology at Cornell, and formerly Jacobus fellow at Princeton in Art and Archaeology.
JaégE’é“ﬁBﬁﬁétence and training in Classical archaeclogy is one of the reasons why we think
he is a good man to develop in the later fields of the Middle Ages and the Renaissance on
account of the sound basis which such training gives. The second and more important reason
is the unusual quality of the man and our conviction that given the opportunity he will
develop into a brilliant scholar in any section of our field in which he is placed. The
second desideratum is already filled by Kurt Weitzmann at present on the rolls of the In-
stitute to February 1936, as a temporary appointment. Weitzmann is the best of the young
Byzantinists and indispensable to the research project of the Corpus of the Illustration of
the 0ld Testament in Greek Mss. under the supervision of Professor Friend, together with
Professor Dellald and Dr. Weitzmann. The third desideratum has been filled for a portion of
the year of 1936 by the appointment of Francis U/. Robinson of the Cincinnati Art luseum to
work on the cataloguing of the glass objects of the Museo Cristiano. This appointment is
a temporary one, and the post is conceived as a temporary one to which appointments might
be made over a limited number of years.

A permanent field archaeologist.

The appointment envisaged in this paragraph is pertly a desideratum which has been
brought home to the department by its experience with excavation projects and partly an
emergency arising out of an individual case. /. A. Campbell, Field Director during the last
three years of the Excavation of Antioch has been employed by the Committee for half the
year while during the other half he held the post of assistent professor of the History of
Art at ellesley. A retirement in the Wellesley staff has opened a position as Professor
of Classical Archaeology and Ancient Art. Campbell, we esre told, will be recommended for
this position, but it will involve a full time tenure, depriving him of his future as a
field director which to our minds is his peculiar forte. The decision, unfortunately, must
be made before Christmas. We believe that the Institute would do a very valuable thing and
create a very valuable precedent if it would deliberately constitute a post of Field
Archaeologist in the School of the Humenities, thereby providing the School with a campetent

' field man who could be offered to any excavation in which the Institute or the School of

\
(\
{

the Humanities was particularly interested. The concession for the present excavation at
Antioch ends next year and there seems to be good indication that it will be continued for

a term of five or ten years and possibly thereafter. The expedition we have in mind is, of
course, Antioch, but if this should not be continued, the scarcity of competent field
directors (with seven years experience such as Cempbell has) being what it is, the possession
of such a man and his availebility would put the School in a position to reap the research
benefits of almost any dig that it thought worth while. The position is conceived by the
undersigned to be somewhat of a Junior appointment and the salary we thought of was $5000

or, more specifically, $4500 plus $500 for traveling expenses, which would be about equal

to what Campbell would receive as Professor of Archaeology at Wellesley.

Material Expenses.

a. Equipment and building.

It was pointed out in the letter of 1934 that Art and Archaeclogy is far more
needful of material equipment than any of the other Humanistic disciplines, being in this
respect about as expensive as a science and its laboratory. Money is needed for books
which on account of their elaborate illustrations cost about three times as much per title
as books in sny other field, for photographs and photographing, for the subvention of
publication, since books in our field rarely pay for themselves, and for extensive areas
required for research work in our subject. It was also pointed out that the Department of
Art and Archaeology of Princeton University wes making a strenuous effort to meet the last
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named requirement by an allocation from the Trustees of $50,000 of owr Spears Fund (given
the Department for research expenses) toward alterations of our building. These altera-
tions have been completed and we have actuelly at present good working areas for the re-
search projects in illuminated manuseripts, for research in far eastern archaeology, and
for research connected with the excavations, to say nothing of doubling the stack space of
the Department Library and providing better quarters for the graduate students and their
classes. Our endowment of the Librery for the purchase of books is, however, wholly in-
adequate to stand the strain even of present research, to sey nothing of the new require-
ments that the School of the Humenities will put upon it. The Spears Fund will take care
of the research expenses other than books which are incurred by the projects already under
way in the Department of Art and Archaeology, but can not handle any increase in these
expenses. Moreover, it was pointed out in the letter of 1934 that while the present
appointees to the School of Humanities can probably be tasken care of in a pinch with our
present office space, our areas are insufficient for any considerable increase in the
steff and students of the School. Dr. Flexner already has in hand a scheme for the en-
largement of the building, with particular reference to these last requirements, which
involves the building of a wing off the east end of the Museum to house the present
Museum collection, leaving the Museum building at the disposal of the Institte for its
staff of Art and Archaeology in the School of the Humanities. The first floor of the
Museum would then take the installation of slides and photographs, putting them thus at
the disposal of the School, and the top floor would give the necessary space for offices,
study rooms and seminars, and an assembly room, which the school might require, placing
these areas at the same time in immediate juxtaposition t6 the Marquand Library. The

_expense of the wing mentioned was estimated at the time at about $120,000.

(b) The Index of Christisn Art.

The Index of Christian Art, now in the course of the fourteenth year of its
existence, has reached a critical point in its development. The Director of the Index,
Miss Helen Woodruff, has finally made a very insistent demand upon the Deparment for a
radical change in its operation. She points out that while the Index is fairly complete
for Christian Art up to 700, and useful to 1200, its entries for the period from 1200 to
1400 are negligible. Moreover the Index staff is so driven at present to serve the
specific needs of the research projects that its general work in the cataloguing of
Mediaeval Art has been practically brought to a stop. She points out that unless some-
thing is done, the Index cannot proceed at all with its professed purpose of being a com-
plete and reliable index of Christian Art to 1400. Her proposal is that an intensive
period of cataloguing be opened next year to last for about ten years involving enannual
expense of between $20,000 and $25,000, and providing the Index with a number of readers
instead of one, and the accompanying staff of file clerks and typists, the work of veri-
fying being carried by members of the Department of Art and Archaeology and herself. The
Index can provide out of its endowment about $8000 of this sum and hopes to be able to get
outside subvention for another third. The Index being the greatest research project which

~exists in Art and Archaeology in Princeton and possibly anywhere, this would seem to be a

proper object of subvention by the Institute in its School of the Humanities to whatever
extent the finances of the Institute may be able to extend such help,

From the above it will be semn that the eventual material expenses of the
School of the Humenities for Art and Archaeology can hardly be estimated under the sum of
$15000 a year and can be more adequately figured at $20,000.

(e) Junior Research Workers.

l. Chinese fellowship. For the work in Far Eastern Art we have already in
Princeton an excellent student of Chinese painting in the person of Professor Rowley.
Scholars in this field are at present divided into two classes; those who have the training
and perspective in the general historyof art which makes them competent critics of Chinese
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painting as art, such as Professor Rowley, and those who have gone through the many years

of study that make them competent handlers of Chinese literature and philology which is the
necessary background of archaeological research in Chinese Art. To find the combination of
the two is hopeless. We should like to solve the problem on the recamendation of Professor
Rowley by establishing a fellowship of $2500 to $3000 to be held by & young Chinese scholar
who could act as philologist and literary assistant to Professor Rowley, who is concentrating
at present on the cataloguing of the Morris collection.

2¢ R«E.G.Downey. This young man is at present engaged upon the analysis of

literature bearing on the history and topography of Antioch in connection with the excavation
thereof. He at present holds a Procter fellowship in Classical Archaeology and is an accom-
plished classicist, said to be the most brilliant student the department of Classics has had
for many years. His fellowship terminates in the fall of 1936, but can probably be renewed.
Thereafter it seems to us he should be continued on a research basis either for the benefit
of the Antioch excavation if that is continued and if not,for the benefit of the Index of
Christian Art, this being the type of career which he has chosen for himself. He will

- undoubtedly develop, like Waagé, into a scholar worthy possibly of a higher position in the
Institute.

1 3. Hens Swarzenski. This young scholar might well be an appointee from next yesar
on. He is highly regarded by the whole group at Princeton and will be particularly useful
to Dr. Panofsky by reason of his extraordinary command of the Gothie illuminsted manuscript
materisl. This might be a permanent or a temporary appointment, but would rank in the
Junior or research assistant categorye.

4. H. W. Glidden. Glidden is on a fellowship in the Department of Oriental
Languages and Literatures which might, like Downey's, be renewed next year and thus not come
on the budget of the Institute, but as indicated above he is olviously the young scholar to
put under the tutelage of Herzfeld, if Herzfeld be appointed to a post in the Institute,
and would in the opinion of the undersigned, undoubtedly meke himself into the highly de-
sirable imerican Islamie archaeologist that would emerge as a result of Herzfeld's tutelage.

FUTTURE APPOINTMENTS

Greek Architecture and Modern Art.

These are fields for future consideration. It was suggested in the letter of
1934 that the appointment of Professor Dinsmoré of Columbia to the Institute would enable
that scholar to complete his great work on ThS Propylaea of the Acropolis,and add to' our
group one who is generally considered to be the foremost authority on Creek Architecture in
the world. ©Nevertheless the presence of Professor Stillwell as a young student in the field
makes it unnecessary to be hasty with this desideratum. It should, however, be kept in mind
in our opinion as a possibility.

The post in the Institute for an aubhority on Modern Art may seem# to bring the

Humanistie School rather dangerously up to date as a school of research, but the fact is
that fmerican scholarship is peculiarly fitted to exercise perspective over modern art in
a way that is quite impossible for the Huropean student thereof, the reason being that what

. perspective is lacking in time is made up by geographical distance, enabling the American
students of the subject to view the process as a whole. This has become very evident in
the exhibitions and catalogues that have been held and issued by the liuseum of lodern Art
under the direction of Alfred Barr. Berr is naturally a scholar and not an executive, and
he and the little group that he has gathered around him are the only persons in our field
in Hurope er /imerica that have succeeded in establishing a method of research in the com-
plicated phenomena of modern architecture, sculpture and painting. The establishment of a
chair in the School of Humanities in this subject would be in our opinion a sound procedure,
and provide an extromely interesting facet to the school.
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The establishment of a professorship of Modern Art in the School is, however,
suggested as something to be thought about in the future and not as an immediate
desideratum.

(signed)
EZrwin Panofsky

C. R. lorey
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Dy ~n Mawr (O1LEGE
PRYN MAWR
PeExxA.

April 21st, 1937

PreESsiDENTS OFTICE

My dear Dr. Flexmer,

Thank you for your kind letter agreeing to allow Professor Panofsky
to deliver the series of lectures at Bryn Mewr in the autumm. The prospect
gives all of us great satisfaction.

I shall look forward to your visit and Mrs. Flexmer's during Com-
mencement week. The invitations to the exercises are sent out from the college
in early May, and I should be glad to have them include a definite subject for
the Commencement address if you wish to give me one. Otherwise the programme will
merely name you as the Commencement speaker.

I am delighted with what you write of the Institute's interest in Miss
Goldmen's exceavation. Bryn Mawr will furnish the $7500 for the term of the exca-
vation which Miss Goldman sets and the amount can be divided in any convenient way
between the four years. I hed already made an appointment with Mr. Sachs, who
has represented the Fogg lMuseum and Harverd University, for May 2nd when I shall
be in Boston, and I hope he will agree to pledge a contribution equal to that which
the Museum and University have made in the past; i.e., $5,000 a year. As liss
Goldmen has probably told you, Mr. Dinsmoor, she and I met in New York before she
sailed (when Mr. Sachs could not be present), and lr. Dinsmoor encouraged us to
believe that after 1938 the Institute of Archaeology could and would again con-
tribute. = - _ o

Miss Goldmen's income from the three institutions previously concerned
would then be:

1938 1939 1940 1941
%2500 (Bryn Mawr) $2500 $1250 %1250
? $5000 (Harvard ? $5000 ? $2500 7 $2500
Something (Inst. Something Something
possibly Arch.) possibly possibly

The Institute of Archaeology has contribited $2500 this year.

It will be a great thing to relieve liiss Goldman's anxiety about the
future. of her work and have her free to do it with an undivided mind. All her
friends will be enormously grateful.

With kind regards,

Very sincerely yours,

Dr. Abraham Flexner, Director v U :

The Institute for Advanced Study
Princeton, N. J.
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PruEsmeENxTS ORPTICE

My dear Dr. Flexner,

Bry~x Mawr (OLLEGE
DPRYN MAWR
Pex~a.

April 18, 1937

Late this winter 1ir. Bernard Flexner suggested to me the
possibility of inviting either Professor Panofsky or Professor
Herzfelt of the Institute for Advanced Study at Princeton to
deliver a series of the Mary Flexner Lectures in October and
November of the current year. Ordinerily the lMary Flexner
lecturer has come into residence at the college for the six weeks
period of his lectures and has taken part in one or two of the
courses for graduate or advenced students in the department with
which he is most closely connected. In this instance lMr. Flexner
suggested that the lecturer be invited only to deliver the six

public lectures.

At the request of the Department of the History of Art I
wrote to Professor Panofsky and asked him whether he would consider
such an invitation, and he has written me affirmatively and talked
over a number of details with Professor Ernst Diez of the Department.
I am now writing you to ask whether the Institute would do Bryn Nawr
the favour of releasing Professor Panofsky for the series of six
lectures to be given on lionday evenings beginning October 1llth.

I think perhaps I should add that Professor Panofsky has kindly
suggested that he would remain at the college on Tuesday for en
informal conference with students who may have been interested in
the subject matter of the lectures. I enclose the list of the
lectures which Professor Diez brought back from his conference.

I am greatly looking forward to seeing you at Commencement
time, officially as well as unofficially. I am hoping very much
that you and lrs. Flexner will be my guests for as much of Commence-

ment week as you can spare.

With kind regards, please believe me,

Very sincerely yours,

J(m‘m [a))\/c

Dr. Abreham Flexner, Director
The Institute for Advanced Study
20 Nassau Street

Princeton, New Jersey
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Program of frofessor Panofsky's lectures

in the llary Flexner Series

Problems of Secular Iconography in the Renaissance.

1) Meaning and methods of Renaissance Iconography.

2)

3)
4)
5)
6)

The early history of man in a cycle of paintings
Piero di Cosimo.

"Father Time".

"Blind Cupid™.

Some allegories by Titian.

Some allegories by Michelengelo.

by
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cCoPrPY
President's Office Bryn Mawr College
Bryn Mawr
Penna.

April 16, 1937
My dear Dr. Flexner,

Late this winter Mr. Bernard Flexner suggested to me the possibility
of inviting either Professor Panofsky or Professor Herzfeld of the Institute for
Advanced Study at Princeton to deliver a series of the Mary Flexner Lectures in
October and November of the current year. Ordinarily the Mary Flexner lecturer
has come into residence at the college for the six weeks period of his lectures
and has taken part in one or two of the courses for graduate or advanced students
in the department with which he is most closely connected. In this instance
Mr, Flexner sugsested that the lecturer be invited only to deliver the six
public lectures.

At the request of the Department of the History of Art I wrote to
Professor Panofsky and asked him whether he would consider such an invitation,
and he has written me affirmatively and talked over a number of details with
Professor Ernst Diez of the Department, I am now writing you to ask whether the
Institute would do Bryn Mawr the favour of releasing Professor Panofsky for the
series of six lectures to be given on Monday evenings beginning October T 1lth.
I think perhaps I should add that Professor Panofsky has kindly suggested that
he would remain at the college on Tuesday for an informal conference with students
who may have been interested in the subject matter of the lectures. I enclose
the list of the lectures which Professor Diez brought back from his conference.

I am greatly looking forward to seeing you at Commencement time,
officially as well as unofficially. I am hoping very much that you and
Mrs, Flexner will be my guests for as much of Commencement week as you can spare.

With kind regards, fease believe me,
Very sincerely yours,

(signed) MARION PARK

Dr. Abraham Flexner, Director
The Institute for Advanced Study
20 Nassau Street

Princeton, New Jersey

ENCLOSURE  Program of Professor Panofsky's lectures in the Mary Flexner Series

Problems of Secular Iconography in the Renaissance
1) Meaning and methods of Renaissance Iconography
2) The early history of man in a cycle of paintings by Piero di Cosimo
3) "Father Time"
4) "Blind Cupid"
5) Some allegories by Titian
6) Some allegories by Michelangelo
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COoOP¥
President's Office Bryn Mawr College
Bryn Mawr
Penna.

April 16, 1937
My dear Dr. Flexner,

Late this winter Mr. Bernard Flexner suggested to me the poassibility
of inviting either Professor Panofsky or Professor Herzfeld of the Institute for
Advanced Study at Princeton to deliver a series of the Mary Flexner Lectures in
October and November of the current year. Ordinarily the Mary Flexner lecturer
has come into residence at the college for the six weeks period of hils lectures
and has taken part in one or two of the courses for graduvate or advanced students
in the department with which he is most closely connected. In this instance
Mr., Flexner suggested that the lecturer be invited only to deliver the six
public lectures.

At the request of the Department of the History of Art I wrote to
Professor Panofsky and asked him whether he would consider such ah invitation,
and he has written me affirmatively and talked over a numbher of details with
Professor Ernst Diez of the Department. I am now writing you to ask whether the
Institute would do Bryn Mawr the favour of releasing Professor Panofsky for the
series of six lectures to e given on Monday evenings beginning October b lth.
I think perhaps I should add thet Professor Panofsky has kindly suggested that
he would remain at the college on Tuvesday for an informal conference with students
who may have been interested in the subject matter of the lectures, I encloze
the list of the lectures which Professer Diez brought back from his conference.

I am greatly looking forward to seeing you at Commencement time,
officially as well an unofficially. I am hoping very much that you and
Mrs, Flexner will be my guests for as much of Commencement week as you can spare.

With kind regards, pgdease believe me,
Very sincerely yours,

(signed) MARION PARK

Dr. Abraham Flexner, Director
The Institute for Advanced Study
20 Nassau Street

Princeton, New Jersey

ENCLOSURE Program of Professor Panofsky's lectures in the Mary Flexner Series

Problems of Secular Iconpgraphy in the Renaissance
1) Meaning and methods of Renaissance Iconography

2) The early history of men in a cycle of paintingd by Piero di Cosimo
3) "Father Time"

4) "Blind Cupid"

5) Some allegories by Titian

6) Some allegories by Michelangelo
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