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EXPANDED CARNEGIE HILL HISTORIC DISTRICT BOUNDARIES 

The Expanded Carnegie Hill Historic District is bounded by a line beginning at the southeast corner 
of Fifth Avenue and East 86th Street, then extending northerly along the eastern curbline of Fifth Avenue, 
easterly along a line extending from the eastern curbline of Fifth Avenue to the northern property line 
of 1170 (aka 1170-1174) Fifth Avenue (aka 1-3 East 98th Street), easterly and southerly along the 
northern and eastern property lines of 1170 (aka 1170-1174) Fifth Avenue (aka 1-3 East 98th Street), 
southerly across East 98th Street, southerly along the eastern property line of 1165 (aka 1165-1169) Fifth 
Avenue (aka 2 East 98th Street), easterly and southerly along part of the northern and the eastern 
property lines of 1160 (aka 1160-1164) Fifth Avenue (aka 1-7 East 97th Street), southerly to the northern 
curbline of East 97th Street, westerly along the northern curbline of East 97th Street, southerly across 
East 97th Street, southerly along the eastern property line of 1158 (aka 1155-1159) Fifth Avenue (aka 
2-4 East 97th Street), easterly along part of the northern property line of 1150 (aka 1150-1154) Fifth 
Avenue (aka 1-5 East 96th Street) and the northern property lines of 7 through 17 (aka 17-19) East 96th 
Street, southerly along the eastern property line of 17 (aka 17-19) East 96th Street, southerly across East 
96th Street, easterly along the southern curbline of East 96th Street, southerly along a line extending from 
the southern curbline of East 96th Street to the eastern property line of 1369-1379 Madison Avenue (aka 
50 East 96th Street), southerly along the eastern property lines of 1369-1379 Madison Avenue (aka 50 
East 96th Street) and 1361-1367 Madison Avenue (aka 51 East 95th Street), southerly to the northern 
curbline of East 95th Street, westerly along the northern curbline of East 95th Street and westerly across 
Madison Avenue to the northwest corner of East 95th Street and Madison Avenue, southerly across East 
95th Street, southerly along the western curbline of Madison Avenue, southerly across East 94th Street, 
southerly along the western curbline of Madison Avenue, easterly across Madison Avenue, easterly along 
the northern property line of 1323-1325 Madison Avenue and a line extending easterly from that propertv 
line, northerly and easterly along part of the western and the northern irregular property lines of 55 East 
93rd Street, northerly along part of the western property line of 57 East 93rd Street, easterly along th& 
northern property lines of 57 through 71-75 East 93rd Street (aka 1180-1190 Park Avenue), easterly 
across Park Avenue, northerly along the eastern curbline of Park Avenue, easterly along the southern 
curbline of East 94th Street, northerly across East 94th Street, northerly along the western property line 
of 121 East 94th Street, westerly along part of the southern property line of 122 East 95th Street and the 
southern property lines of 120 through 116 East 95th Street and 1209 Park Avenue, westerly to the 
eastern curbline of Park Avenue, northerly along the eastern curbline of Park Avenue, easterly along the 
southern curbline of East 95th Street, northerly across East 95th Street, northerly along the western 
property line of 115 East 95th Street, easterly along the northern property lines of 115 through 143 East 
95th Street, southerly along the eastern property line of 143 East 95th Street, southerly across East 95th 
Street, easterly along the southern curbline of East 95th Street, southerly along the western curbline of 
Lexington Avenue to East 93rd Street, westerly along the northern curbline of East 93rd Street, southerly 
across East 93rd Street, southerly along the eastern property line of 128 East 93rd Street, easterly along 
the northern property lines of 127 through 137 East 92nd Street (aka 1402 Lexington Avenue/aka 1400-
1410 Lexington Avenue), easterly to the western curbline of Lexington Avenue, southerly along the 
western curbline of Lexington Avenue to East 91st Street, westerly along the northern curbline of East 
91st Street, southerly across East 91st Street, southerly along the eastern property line of 124-126 East 
91st Street, westerly along the southern property lines of 124-126 through 112 East 91st Street, northerly 
along the western property line of 112 East 91st Street, northerly across East 91st Street, westerly along 



the northern curbline of East 91st Street, westerly across Park Avenue, westerly along the northern 
curbline of East 91st Street, southerly across East 91st Street, southerly along the eastern property line 
of 72 East 91st Street, westerly along the southern property line of 72 East 91st Street and part of the 
southern property line of 70 East 91st Street, southerly along the eastern property line of 65 East 90th 
Street, southerly to a point in the middle of the roadbed of East 90th Street, westerly along a line 
extending up the middle of that roadbed, northerly along a line extending from the middle of the roadbed 
to the western property line of 57 East 90th Street, westerly along the northern curbline of East 90th 
Street and westerly across Madison Avenue to the northwest corner of East 90th Street and Madison 
Avenue, southerly along the western curbline of Madison Avenue, southerly across East 89th Street, 
southerly along the western curbline of Madison Avenue, westerly along a line extending from the 
western curbline of Madison Avenue to the southern property line of 22 (aka 18-22) East 89th Street (aka 
1236 Madison Avenue), westerly, southerly, and westerly along the southern, eastern, and southern 
property lines of 22 (aka 18-22) East 89th Street (aka 1236 Madison Avenue), southerly along the eastern 
property line of 15 East 88th Street, southerly to the northern curbline of East 88th Street, westerly along 
the northern curbline of East 88th Street, southerly across East 88th Street, southerly along the eastern 
property line of 4 (aka 4-10) East 88th Street, easterly and southerly along part of the northern and the 
eastern property lines of 1060 (aka 1060-1065) Fifth Avenue (aka 1-9 East 87th Street), southerly across 
East 87th Street, easterly along the southern curbline of East 87th Street, southerly along a line extending 
from the southern curbline of East 87th Street to the eastern property line of 12 (aka 12-14) East 87th 
Street, southerly and westerly along the eastern and part of the southern property lines of 12 (aka 12-14) 
East 87th Street, southerly along the eastern property line of 9 East 86th Street, southerly to the northern 
curbline of East 86th Street, westerly along the northern curbline of East 86th Street, southerly across 
East 86th Street along a line extending northerly from the eastern property line of 1048-1049 Fifth 
Avenue, and westerly along the southern curbline of East 86th Street, to the point of beginning. 

Testimony at the Public Hearing 

On March 12, 1991, the Landmarks Preservation Commission held a public hearing on 
the proposed designation of this historic district (Item No. 3). The hearing had been duly 
advertised in accordance with the provisions of law. Forty-one people offered testimony. 
Thirty-seven witnesses spoke in favor of designation, including Councilwoman Carolyn 
Maloney, and representatives of Congressman Bill Green, State Senator Roy Goodman, 
Assemblyman John Ravitz, Borough President Ruth Messinger, Community Board 8, the 
Municipal Art Society, Carnegie Hill Neighbors, the Historic Districts Council, Friends of the 
Upper East Side Historic Districts, and CI VITAS. Two co-owners of one property opposed the 
inclusion of their building in the district, and a representative of the Lycee Frangais, while 
supporting the district, spoke against the inclusion of one of their properties. A representative 
of the Real Estate Board of New York took no position with regard to the proposed designation, 
but expressed concerns about the designation process for historic districts, as well as the content 
of historic district designation reports. The Commission has received numerous letters and 
petitions in support of the historic district, including letters from the Fine Arts Federation of 
New York, Women's City Club of New York, the Jewish Museum, Dalton School and Spence 
School. Two representatives of St. David's School wrote letters expressing the school's support 
for the district but opposition to the inclusion of one building that the school owns. 
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INTRODUCTION 

The expanded Carnegie Hill Historic District, encompassing some 400 buildings, extends 
along Fifth Avenue from 86th Street (just north of the Metropolitan Museum Historic District) 
to 98th Street and eastward to Madison Avenue, and further eastward along some blocks to 
Lexington Avenue. The Carnegie Hill Historic District with its rows of late nineteenth-century 
houses was designated by the Landmarks Preservation Commission on July 23, 1974, and is 
included within these boundaries; primarily it reflects the first major development phase of the 
area. Also included within the expanded historic district boundaries are a number of individual 
Landmarks, primarily large townhouses and freestanding mansions which characterize the second 
major development phase of the area. Among the most notable of these is the Andrew Carnegie 
Mansion (1898-1903, Babb, Cook & Willard) at 2 East 91st Street. 

The district, located on the Upper East Side of Manhattan, is set apart from the larger 
area by its distinctive topography which affected its development patterns. The district 
encompasses a residential community largely built up over a period of some fifty-five years 
between the late 1870s and the early 1930s. Within its boundaries are many examples of 
significant architectural design in a variety of building types reflecting the area's historical 
development patterns — rows of brick and brownstone-fronted houses from the late 1870s 
throught the 1890s, large freestanding townhouses and mansions from the early years of the 
twentieth century through the early 1930s, flats buildings and apartment hotels from the turn of 
the century (primarily located along Madison Avenue), and rowhouses and apartment buildings 
from the years following World War I into the 1930s. These residential buildings (most of 
which survive with a high degree of architectural integrity) create varied and harmonious 
streetscapes with rowhouses on the side streets intermingled with larger mansions (some of 
which also front onto Fifth Avenue) and taller, larger-scaled multiple dwellings on the avenues. 

The area was first made easily accessible to lower Manhattan by means of the New York 
and Harlem Railroad, chartered in 1831. The line ran along Fourth Avenue to Harlem with a 
stop in the neighborhood of Yorkville at 86th Street. Squatter settlements, breweries, and 
factories grew up along the railroad line. By the 1850s carpenter-builders were constructing 
rows of frame houses for middle-class families. Several examples of such houses survive within 
the expanded district, including No. 120 East 92nd Street (1871) and No. 122 East 92nd Street 
(1859), both designated Landmarks. 

In the late 1870s, the area began to change, largely as the result of the completion of the 
New York Elevated Railroad on Third Avenue in 1881. The introduction of rapid transit access 
fostered a speculative residential building boom. From the mid-1880s into the 1890s, the side 
streets as well as Madison, Park, and Lexington Avenues were developed with rows of houses. 
However, because of high land costs, Fifth Avenue remained largely vacant despite its desirable 
location opposite Central Park. These houses were fronted with brownstone, limestone, or stone 
and brick in combination, and represent many of the styles widely used for residential 
architecture in New York City during the last two decades of the nineteenth century, including 
neo-Grec, Queen Anne, Romanesque Revival, and Renaissance Revival. Architects for these 
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rows include A.B. Ogden & Son, Cleverdon & Putzel, Louis Entzer, Jr., C.Abbott French & 
Co., and Walter Reid, Jr. 

When Andrew Carnegie purchased land on Fifth Avenue between 90th and 91st streets 
in 1898, the site was undeveloped; squatters still occupied the 91st Street portion, and a riding 
academy was located on the 90th Street corner. With the construction of the Carnegie Mansion, 
however, upper Fifth Avenue and the adjacent side streets took on a new appeal for wealthy 
New Yorkers, and it was Carnegie's presence which eventually caused the area to be called 
Carnegie Hill. Carnegie further ensured the residential character of the area by purchasing most 
of the property on the blocks to the north and south of the site of his mansion, selling the lots 
only when satisfied with the quality of the proposed development. Among the prominent New 
Yorkers who purchased land from Carnegie were James A. Burden, John Henry Hammond, Otto 
Kahn, and John B. Trevor, all of whom built impressive residences on the north side of 91st 
Street. 

Carnegie's house, which he called "the most modest, plainest and most roomy . . . in 
New York," was designed as a Beaux-Arts interpretation of the neo-Georgian style. Between 
1900 and World War I, many mansions and townhouses of great architectural distinction were 
erected in the district, about two dozen of which survive. These were designed in the Beaux-
Arts and related neo-Renaissance and neo-Classical styles by such notable architects as Carrere 
& Hastings, Ogden Codman, C.P.H. Gilbert, John Russell Pope, Horace Trumbauer, Walker 
& Gillette, and Warren & Wetmore. Luxurious residences of this type continued to be built in 
the area until the early 1930s. The neo-Georgian style and the related neo-Federal style were 
frequently used into the 1920s for large private residences throughout the expanded district. 
These residences, also of notable architectural character, were designed by such esteemed 
architects as Delano & Aldrich, F. BurrallHoffman, Jr., George Keister, and Mott B. Schmidt. 
Many of the houses dating from the end of World War I into the 1930s were nineteenth-century 
rowhouses redesigned in more fashionable styles. These houses are an important component of 
the district's character. 

At the end of the first wave of rowhouse development and about the time that large 
private residences began to appear in the expanded district, a number of flats buildings, 
apartment hotels, and apartment buildings were constructed. An early example is the 
Romanesque Revival style Hotel Graham at 22 East 89th Street, built in 1890 and named after 
its architect-developer Thomas Graham. Others include the Hotel Chastaignary, now the Hotel 
Wales (1900-01, Louis Korn) at 1295 Madison Avenue, and the apartment building at 1261 
Madison Avenue (1900-01, Buchman & Fox), a designated Landmark. The major wave of 
apartment building construction took place in the years following World War I. These structures 
are found on Fifth, Madison, and Park avenues, as well as on some of the side street blocks. 
They follow the architectural precedents of the large private residences in the district, being 
designed in the neo-Georgian, neo-Federal, neo-Renaissance, and neo-Classical styles. 
Architects active in the design of such buildings include J.E.R. Carpenter, Rosario Candela, 
Schwartz & Gross, and George F. Pelham, all of whom are well known for their contributions 
to apartment building design. 
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While Carnegie Hill is a residential neighborhood, other building types and uses enhance 
its special character. Madison and Lexington avenues, within the expanded district, have a 
distinctiveness because of their commercial nature. Late nineteenth-century rowhouses on both 
avenues began to be converted for commercial use at the lower stories as early as 1901, although 
most such conversions took place from the 1920s through the 1950s. Storefronts also are 
included in many of the apartment buildings on those avenues, further reinforcing their 
character. 

A number of institutional buildings, including museums, schools, and churches, play an 
important role in defining the character of the expanded district. Some are in residential 
buildings converted for other uses, like the International Center of Photography, 1130 Fifth 
Avenue; the National Academy of Design, 1083 Fifth Avenue; the House of the Redeemer, 7 
East 95th Street; and the Lycee Francjais de New York, 60 East 93rd Street and 3 East 95th 
Street. Others, like the Church of the Heavenly Rest (1927-30, Mayers, Murray & Phillip), 
1084-1089 Fifth Avenue; the Spence School (1929, John Russell Pope), 16-24 East 91st Street; 
the Nightingale-Bamford School (1929, Delano & Aldrich), 20-24 East 92nd Street; and the 
Brick Presbyterian Church (1938, York & Sawyer), 1140-1144 Park Avenue, were built 
specifically for institutional purposes. Certainly the most controversial and best known 
institutional building in the district is the crowning masterpiece of Frank Lloyd Wright's career, 
the Guggenheim Museum (a designated Landmark) at 1070-1076 Fifth Avenue; it was erected 
in 1956-59 as an expression of his quest for an "organic" architecture. In 1988-92 the seven-
story annex, designed by the firm of Gwathmey Siegel & Associates, was built. Institutional 
structures, many of them of architectural distinction, have continued to be built within the 
historic district to meet the expanding programs of the sponsoring organizations. 

The architectural fabric of the expanded Carnegie Hill District, with its rich variety of 
interrelated buildings, produces a complex urban area constituting a distinct section of the city. 
The high degree of architectural integrity seen on the district's streetscapes creates a distinct 
sense of place, reinforced by the slope of the land, which drops off south of the district and, in 
an especially noticeable way, east and north of the district. 
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Historical Development of the Expanded Carnegie Hill Historic District 

Early development of Carnegie Hill1 

The colonial history of what today is known as Carnegie Hill ~ roughly the vicinity 
bounded by Fifth and Lexington avenues and East 86th and 96th streets — dates from 1658, 
when Dutch governor Pieter Stuyvesant gathered the scattered farms of northern Manhattan into 
a village named Nieuw Haarlem. In a charter reaffirmed in 1666 by English governor Richard 
Nicols, Harlem was given clear claim to the land to its south as far as present-day East 74th 
Street. The Freeholders of Harlem thus owned today's Carnegie Hill as Common Lands, 
partially separated from the rest of the village by hilly terrain and a swamp. 

Like most of Manhattan north of Greenwich Village, the development of this area was 
the direct result of two factors: the northward extension of the 1811 Commissioners5 Plan, which 
determined the grid that continues to characterize the island, and the northward migration of the 
population as it fled the increasing commercialization of neighborhoods further south. Into the 
nineteenth century, the area — which was too far inland for river traffic, too hilly for agriculture, 
and too far from lower Manhattan for building speculation -- retained its semi-rural character 
and thus its history is largely distinct from that of the adjacent settlements of Harlem to the north 
and Yorkville to the south, which were growing villages throughout much of the nineteenth 
century. In 1815 most of the land associated with the present-day historic district was still part 
of the Harlem Commons, yet northern portions of the area were owned by Lawrence Benson and 
Sampson Benson, eastern portions by William Brady and the heirs of Abraham Duricee (or 
Duryea), and a tiny southern section by George M. Kay. Charles Clinton surveyed this land and 
divided it into lots in 1825. Two important roads traversed the region: the road (called the 
Harlem Bridge Road or Eastern Post Road in some sources) connecting lower Manhattan to 
Harlem ran from the southwest to the northeast across the northern portion of the district and 
the Old Cross Road leading to the Bloomingdale Road ran from the southeast to the northwest, 
bisecting the southern portion of the district. 

The growth of today's Carnegie Hill was largely precipitated by the New York and 
Harlem Railroad, chartered in 1831 to connect lower Manhattan with Harlem. Its route followed 
the Bowery and Fourth Avenue, the latter aligning with a granite ridge that discouraged the 
construction of a proper street. In general, the eastern section of Manhattan was hilly, and 

lrThe discussion in this section is based on: Otto Sackersdorff, Maps of Farms, commonly called The Blue Book. 
1815 (New York, 1887). Carnegie Hill, An Architectural Guide, prepared by Members of Carnegie Hill Neighbors 
(New York, 1989), 47. Christopher Gray, "Landmark Land: Questions and Answers," Carnegie Hill News (Spring, 
1992), 6-8. LPC, Metropolitan Museum Historic District Designation Report, LP-0955 (New York, 1977), 3-5. 
F.A. Collins, The Romance of Park Avenue (New York, 1930), passim. Charles Lockwood, Manhattan Moves 
Uptown (Boston, 1976), passim. James Trager, Park Avenue: Street of Dreams (New York, 1990), passim. 
Geoffrey Carter, "Samuel Thomson: Prolific New York Builder," Preservation League of New York State Newsletter 
17 (Fall, 1991), 4-5. 

7 



among the most prominent natural features was an incline which peaked at what is today the 
intersection of Park Avenue and East 93rd Street. Known as Mount Prospect or Mount 
Pleasant, the site was cut through by a 596-foot tunnel stretching from 92nd to 96th streets, 
which, when completed in 1837, provided an exhilarating experience for day-trippers traveling 
on the railroad. Concurrently, to serve as a day-trip destination and to encourage the use of the 
railroad, a spacious frame hotel was built (precisely on what would become the northwest corner 
of the intersection, see fig. 1) by Samuel Thomson, a prosperous carpenter-builder who erected 
the early buildings of Sailors' Snug Harbor and started construction on the United States Custom 
House/now Federal Hall National Memorial (both designated New York City Landmarks), and 
who was one of the first directors of the New York and Harlem Railroad. Operated by George 
Nowlan and known as Prospect Hall, the hotel and its twelve-acre estate, "Observatory Place," 
offered unsurpassed views of Long Island and New Jersey; a large attached hall accommodated 
"military companies, musical parties, and assemblies."2 

During the second quarter of the nineteenth century, Manhattan's street grid reached the 
district.3 Fourth Avenue (at that time also known as East Road or the Eastern Post Road and 
only later renamed Park Avenue), ceded to the city in 1828 and serving the railroad soon 
thereafter, was eventually opened between East 38th and 130th streets. The Yorkville Station -
- by that time the still undeveloped area of the historic district was commonly associated with 
the nearby village of Yorkville - was erected at 91st Street, just south of the tunnel through 
Mount Prospect, and soon cars connecting City Hall to the Harlem River were run at intervals 
of twenty, and then ten, minutes. The original horse-drawn cars were replaced in 1839 by 
locomotives; the danger and nuisance of that means of transportation and the resulting noise and 
smoke prevented high-quality development nearby. Instead, squatters occupied shanties in the 
unimproved area along the tracks, and even some clusters of houses were built. These 
eventually disappeared beginning in the 1870s, following railroad president "Commodore" 
Cornelius Vanderbilt's reluctant decision to submerge the tracks along Fourth Avenue into 
tunnels (one from 80th to 98th streets, with a station at 86th Street) and the erection of bridges 
across the avenue. Furthermore, the appearance in 1878 of the Third Avenue Elevated Railroad 
(the "el," which connected Harlem to South Ferry) hastened the development of a neighborhood 
of rowhouses for middle-class residents, tenements for the working class, and light industries. 

Fifth Avenue, the thoroughfare which defined the center of Manhattan and directed 
fashionable development northward, was opened between East 90th and 106th streets in 1828 
and that segment was extended southward in 1836 to meet Fifth Avenue in Murray Hill. As 
soon as Frederick Law Olmsted and Calvert Vaux began work on Central Park, journalists and 

2New York Courier and Enquirer, July 30, 1834, n.pag., as recorded in F.A. Collins (1930), 37-39. Regarding 
Park Avenue's association with the railroad, see Carl W. Condit, The Port of New York, 2 vols.(Chicago, 1980), 
passim. 

3I.N. Phelps Stokes, The Iconography of Manhattan Island (New York, 1915-28) V, 1531-32, 1669, 1679, 
1711, 1853, 1907, 1927, 1949, 1915. Lockwood (1976), 310. Robert A.M. Stern et <d., New York 1900 (1983), 
314, 471-72 n. 38. 
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social commentators predicted that the portion of Fifth Avenue facing the park would be a most 
fashionable neighborhood, but for years speculators held off developing the properties, waiting 
for the high prices that the avenue's extra width and proximity to the park would bring (fig. 2a). 

Two avenues were added to the Commissioners' Plan by the State Legislature in 1832 
and 1833, at the urging of Samuel B. Ruggles, a lawyer and real-estate operator who was also 
responsible for the establishment of Gramercy Park. Named after James Madison, Madison 
Avenue was inserted between Fourth and Fifth avenues as far north as East 86th Street in 1860 
and extended through the present historic district to East 120th Street in 1867. That decade also 
brought about the New York and Harlem Railroad Company's horse-car line, which was 
extended in 1872 from East 79th to 86th streets and from there divided into two branches, one 
continuing northward along Madison and the other running eastward on 86th Street en route to 
the Astoria Ferry terminal on the East River. Lexington Avenue, named after the Revolutionary 
battle of 1775, was introduced into the city's grid as a seventy-five-foot-wide street between 
Third and Fourth avenues and was opened incrementally throughout the nineteenth century. It 
was cut through the blocks included in this district in 1869. The history of the area's cross-town 
streets is not well documented; however, it is known that 86th Street was opened from the East 
River to Eighth Avenue in the late 1820s and that Observatory Place, though set aside as public 
space in the Commissioners' Plan, was removed when, in 1865, the State Legislature ordered 
East 90th through 93rd streets opened from Fourth to Fifth avenues. 

Land speculation occurred in the district during the 1860s and early 1870s, but much of 
the area remained undeveloped except for shanties, garbage dumps, quarries, and stockyards. 
Rich families and real estate speculators owned the vacant land along Fifth Avenue. 

The late-nineteenth-century urbanization of Carnegie Hilt 

As late as 1879, the area of the historic district was still merely scattered with buildings, 
most of them detached frame houses and stables, though in some cases, especially near 
Lexington Avenue, rowhouses had been built. The area east of Madison Avenue developed into 
a working-class and middle-class neighborhood; dwellings and industries replaced country homes 
and taverns for uptown travelers. Due to lower land values and its proximity to the Third 
Avenue "el," Lexington Avenue was developed earlier than the avenues to the west; clusters of 
houses were also built on nearby lots between East 90th and 92nd streets (fig. 2b). Here are 
found the oldest surviving structures in the district. Seven houses remain which predate the 
economic panic of 1873. They include the wood-frame dwellings of customhouse officer Adam 
C. Flanagan at 122 East 92nd Street (1859) and of wine merchant John C. Rennert and his wife 
Catherine at 120 East 92nd Street (1871, both individually designated New York City 
Landmarks); the former building was possibly built by local carpenter-builder Albro Howell, 
who was responsible for several frame structures in the neighborhood. Another wood-frame 

4For graphic depiction of this discussion, see: Atlas of the Entire City of New York (New York, 1879), pis. 22 
and 23. Also, consult individual building entries for more information and references. 
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house, constructed for D.M. Smith, is No. 1390 Lexington Avenue; now substantially altered, 
it may have been built c. 1855 by Albro Howell on East 92nd Street and moved to the present 
site or erected c. 1870 on its present site. A fourth wood-frame dwelling, No. 128 East 93rd 
Street (1866), was erected for Henry W. Shaw, a maker of artificial limbs, and occupied by 
hardwood dealer Bernard Flach. Other early dwellings were Nos. 121 and 123 East 92nd Street 
(1869, Jacob H. Valentine), brick-fronted houses built by carpenter Benjamin Hannah and his 
wife Jane (the stoops and entrances date to 1898); and No. 1388 Lexington Avenue (1871-72), 
a brownstone-fronted house built for Bernard Maloney, whose occupation remains undetermined. 
Two additional houses on East 93rd Street which do not survive were occupied in the 1870s by 
an under-sheriff at the county courthouse (No. 132) and a harnessmaker (No. 136), typical 
occupants of the area at that time. 

During the third quarter of the nineteenth century, there were very few non-residential 
buildings within the boundaries of the present-day historic district. The New York Magdalen 
Society5 owned a large building situated on the north side of East 88th Street between Fifth and 
Madison avenues. Organized in 1830 and rooted in the work of several women of various 
Christian denominations who had established a Sunday School in the female penitentiary at 
Bellevue, the Society sought to promote moral purity by affording asylum, education, and 
opportunities for future employment to "wayward women," a policy which made the society a 
pioneer institution of its kind. Around mid-century the organization acquired an old frame 
structure on a site of twelve lots at East 88th Street, then far removed from the city, and 
eventually erected a three-story brick edifice surrounded by a high brick wall; no trace of it 
survives. In addition, a large industrial complex for the manufacture of chemicals occupied the 
northwest corner of East 90th Street and Madison Avenue. The two blocks east of Third 
Avenue between East 91st and 93rd streets, outside the limits of the area of the historic district 
but critical to the history of Carnegie Hill, stood three large breweries belonging to George 
Ringler, George Ehret (whose brewery was the largest in the country), and Jacob Ruppert. 

During the last quarter of the nineteenth century, the area of the district experienced a 
surge of development; over two hundred buildings survive from that era. The vast majority are 
speculatively-built rowhouses, typically put up in groups of two to six; between East 90th and 
96th streets, many rowhouses from that period remain, such as the nine-house row at Nos. 121 
through 137 East 94th Street (1878-79). Original owners and occupants of such homes were 
primarily merchants with businesses downtown such as jeweler Horace D. Sherrill and his wife, 
Lillie (No. 1291 Madison Avenue, 1889-90), liquor merchant Emil H. Kosmak (No. 23 East 
93rd Street, 1891-92), and wallpaper merchant George H. Keim and his wife, Emilie (No. 1384 
Lexington Avenue, 1885-86). Other residents included professionals such as attorney Lambert 
S. Quackenbush and his wife, Alice (No. 3 East 94th, 1893-95), and civil servants such as 
policeman David Leahy (No. 1432 Lexington Avenue, 1889-90). Most new residents sought 
to escape the increasingly crowded and unpleasant neighborhoods of lower Manhattan. It seems 
many were immigrants from German-speaking areas of Central Europe, particularly German 
Jews. Considerably grander than the more prevalent rowhouses were several mansions built in 

5J.F. Richmond, New York and its Institutions, 1609-1871 (New York, 1871), 317-20 and illus. following 316. 
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the area,6 including those of brewer George Ehret at the southeast corner of Park and East 94th 
Street (1877-79, demolished), of brewer Jacob Ruppert at 1115 Fifth Avenue (1881-83, 
demolished), and of attorney and financier Samiiel Untermyer at 11 East 92nd Street (1884-85, 
now altered). During this period, flats buildings also were constructed in the area of the historic 
district, although less frequently than rowhouses; about two dozen flats buildings from this 
period survive. Along Fourth Avenue in particular, immigrants, largely from Ireland, were 
housed in crowded tenements, none of which survive. Other residential buildings erected during 
this period for people of higher economic means were a hotel and two apartment hotels (see 
below). 

Sometimes designed by trained architects, but often not, the rowhouses and flats buildings 
were put up by builder-developers listed in contemporary directories as builders, masons, and 
carpenters. Indisputably the most prolific developer was Walter Reid, who built at least forty--
one rowhouses (twenty-nine surviving) within the area of the historic district. Directories of the 
era are ambiguous as to whether there were one or two men with that name, a painter and a 
builder. New Building Applications record that a Walter Reid developed one row of houses 
designed by the architectural firm of J.C. Cady & Co., then several rows in association with 
A.B. Ogden, and subsequently in association with architect Walter Reid, Jr., who shared a 
business address with his father. A few other locally significant builders include brothers 
William J. Walsh and John P.C. Walsh, who produced seventeen rowhouses and a flats building; 
the Duffy Brothers and architect-developer Michael Duffy, responsible for twelve surviving 
rowhouses of at least twenty originally; and John Weber, John and Louis Weber, and the firm 
of Weber & Drosser, developers of twenty-six rowhouses (about a dozen survive). Developers 
whose work had a smaller impact (fewer than one dozen buildings survive by any one of these 
developers) in the district include Samuel Smyth and Hugh Robinson, P.J. Quirk, John and 
Susan Sullivan, and James Carlew. Albro Howell, a carpenter who built several early dwellings 
in the area (see above), is associated with at least three rowhouses. The firm of Stone & 
Healing built at least six flats buildings; four survive. Some builder-developers, such as E. 
Stanley Cornwall, John H. Gray, William McNabb, and Nicholas J. Reville, lived in or just 
outside the boundaries of the historic district at the time they were building rows.7 

In contrast to those individuals, about whom little is known, more prominent real estate 
figures also were active in the district.8 Beginning in 1887, Philip and Frederick Braender 

6These are shown on Atlas of the City of New York and Part of the Bronx (New York, 1885), pis. 20, 21. Atlas 
of the City of New York, Borough of Manhattan (Philadelphia, 1899), pis. 30, 34, 35. 

7Other builder-developers active in the district during this period were Gilbert Brown, E.W. Kilpatrick, James 
Kilpatrick, the firm of William McCracken and William S. Dagnell, and local residents Mattias H. Schneider and 
Sigmund Warshing. Alexander D. Duff, a real estate operator and resident of the district, built two rowhouses. 

8For more information see History of Real Estate (1898/1967), 221, 224-225; James A. Frame obituary, New 
York Times, July 3, 1917, p.9; Andrew J. Kerwin obituary, NYT, Nov. 15, 1944, p.27; Patrick McMorrow 
obituary, NYT, Feb. 24, 1915, p.9. "Francis Joseph Schnugg," New York State's Prominent and Progressive Men 
HI (1900), 293-94. LPC, 1321 Madison Avenue House Designation Report LP-0866 (New York, 1974). 
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built at least twenty-one rowhouses in the district, of which fourteen survive; a real estate 
operator who lived near the district, Philip erected over 1500 houses, flats and apartment 
buildings, and commercial structures during his career. James A. Frame was a long-time 
builder, who later became a bank director and president of the Northeastern Dispensary 
(established in 1862, it was the sixth such institution founded in Manhattan); in this district he 
is responsible for three flats buildings, one of which remains. Thomas Graham, whose office 
was located in the Carnegie Hill area, was an architect and builder of hotels and residences in 
Upper Manhattan; he built one apartment hotel and at least twelve rowhouses (nine survive) in 
the district. Four rowhouses were developed by his more obscure relative William VanWyck 
Graham, who appears to have had some kind of business relationship with Thomas. Contractor 
and real estate operator Andrew J. Kerwin, who built four rowhouses in the district, is credited 
with developing the kitchenette, a crucial component of the modern New York apartment. 
Patrick McMorrow, who built two rowhouses (one survives), was better known as a builder of 
early elevator apartment buildings. Francis Joseph Schnugg, a resident of the district, was a 
successful attorney and real estate developer, responsible for many important buildings in Upper 
Manhattan. In the district he financed at least eighteen rowhouses; of the fifteen which survive, 
one was his own dwelling, though it has been altered. James V.S. Woolley was a physician and 
real estate developer responsible for fourteen rowhouses, most of which remain. 

Through the late nineteenth century, the area's residents shared their neighborhood with 
few institutions. Those which appear on maps of the era are a parochial school, housed in a pair 
of buildings (one frame, one masonry) situated at the northwest corner of Park Avenue and East 
93rd; the Metropolitan Athletic Club, in a masonry edifice at No. 13 East 92nd Street; and the 
Fifth Avenue Riding School, located in a masonry structure between East 90th and 91st streets 
(on the site which was soon to be acquired by Andrew Carnegie). None of these structures have 
survived. 

The early-twentieth-century gentrification of Carnegie Hill 

In 1890 more private houses were built in Manhattan than in any previous year (for 
which records were kept), extending the city as far north as 96th Street. Among the new 
dwellings were impressive townhouses to the south of Carnegie Hill, in what are today the 
Upper East Side and Metropolitan Museum Historic Districts. Well-to-do families considered 
the most fashionable neighborhood in Manhattan to be along Fifth and Madison avenues and the 
adjacent side streets as far north as approximately East 90th Street.9 

Beginning in 1899, several years after the beginning of this borough-wide boom, the 
character of Carnegie Hill was dramatically altered by a new wave of development which 
continued until World War I, then picked up again in the 1920s, and gradually diminished during 

9Lockwood (1976), 289, 305. 
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the 1930s. A crucial figure in the development of the area is Lawrence Bogart Elliman,10 a 
descendant of early settlers of Harlem who owned land adjacent to the present-day historic 
district. Born in Flushing, Elliman (1876/77-1954) established a real-estate firm with Albert W. 
Pease in 1897; the following year, on Thanksgiving Day in the parlor of the Windsor Hotel, 
Elliman brokered the purchase of the southernmost undeveloped large parcel of land along Fifth 
Avenue by industrialist Andrew Carnegie and his wife, Louise. It was the singularly most 
significant impetus to the early-twentieth-century development of the western portion of the 
Carnegie Hill area, establishing upper Fifth Avenue and its side streets as respectable addresses 
for wealthy New Yorkers escaping rapidly commercializing midtown. (For later contributions 
to the neighborhood by Pease & Elliman, see below.) Having been cleared of shanties, the 
riding academy structure, and its stables, the portion of the Carnegies' property located between 
East 90th and 91st streets was the site of their new mansion (1899-1903), which they had 
envisioned as a place of repose and from which they planned to extend their philanthropic 
efforts. Then they resold the adjacent property to those who could meet their demanding social 
and architectural requirements. Seemingly overnight, builder-developers who had erected 
rowhouses and flats buildings for the middle-class were replaced by architects commissioned by 
wealthy and socially prestigious settlers. 

The construction boom extended the fashionable neighborhood of Fifth Avenue and its 
side streets northward from the East 70s and 80s into Carnegie Hill. The press reported that 
wealthy people from all over the country were flocking to this newly fashionable section of Fifth 
Avenue, from 72nd to 90th streets - and "somewhat beyond" - its advantages being the sockl 
life, dignified seclusion, unexcelled surroundings, splendid architecture, and proximity of the 
park. Carnegie, who at the time of his momentous purchase was almost seventy, took daily 
walks around the nearby Central Park Reservoir. As early as 1904, journalists wrote about the 
increasing real estate values, demand for expensive houses, and desirability of Fifth Avenue (and 
resultant early multiple dwellings) which characterize this phase of development in the 
district.11 

Between 1901 and 1940 opulent mansions and townhouses were built in the area (about 
sixty surviving within the historic district), the vast majority of them between Fifth and Park 
avenues. A few of the elegant townhouses were erected in small groups as speculative ventures, 
and even those were lavishly appointed in anticipation of wealthy occupants; however, most of 
the residences were individually designed and built ex novo (especially before World War I) or 
were radical transformations of more modest nineteenth-century rowhouses (a growing tendency 
after World War I). 

The majority of new residents had moved northward from addresses in the East 60s and 

10L.B. Elliman obituary, NYT, July 25, 1954, p.68. 

11 "The Contemporary Metropolitan Residence," Real Estate Record & Guide 73 (June 11, 1904), 1447-62. "The 
Fashionable Residential Section," Nos. 2-6, RER&G 76 (Dec. 23, 1905), 997-98; (Dec. 30, 1905), 1043; (Jan. 6, 
1906), 5; (Jan. 13, 1906), 52; (Jan. 20, 1906), 102. 
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70s, and many households in the district were interrelated through several generations by blood 
ties and marriage. The first wave of new residents — those whose appearance in Carnegie Hill 
predates World War I and who, for the most part, erected their custom-designed townhouses on 
vacant sites — included many nationally prominent people in the fields of finance and commerce, 
and were active in civic and philanthropic pursuits. They included prominent banker and 
capitalist Felix M. Warburg and his wife, Frieda Schiff; steel manufacturer and Carnegie 
associate Henry Phipps and his wife, Annie; banker Otto H. Kahn and his wife, Addie, both of 
whom were premier patrons of the arts; tobacco manufacturer George L. McAlpin; world 
traveler Ernesto Fabbri and his wife Edith Shepard Fabbri, great-granddaughter of Commodore 
Vanderbilt; attorney John B. Trevor, descendant of the city's first English mayor, and his wife 
Caroline; diplomat and financier Willard D. Straight and his wife, educator Dorothy Payne 
Whitney Straight, co-editors of The New Republic, attorney and racehorse breeder William 
Woodward; Mrs. Amory S. Carhart, widow of a prominent banker and a Tuxedo Park socialite; 
Lucy Drexel Dahlgren, millionaire daughter of well-known Philadelphia banker John W. Drexel; 
banker-broker Robert L. Livingston, a member of an old New York family, and his wife, Marie 
Sheedy; and architect Ogden Codman. Furniture manufacturer William D. Sloane and his wife, 
Emily, the daughter of William K. Vanderbilt, built adjacent homes for their daughters and sons-
in-law, Florence Adele Sloane and her husband, manufacturer James A. Burden, Jr., and 
philanthropist Emily Vanderbilt Sloane and her husband, attorney John Henry Hammond. Emily 
and John's son, John Hammond, raised in that home, became a noted jazz record producer and 
critic. A few other residents transformed nineteenth-century rowhouses into comfortable and 
showy townhouses. These people include philanthropist and scholar Archer M. Huntington, and 
his wife, Helen; artist William H. Hyde and his wife, the daughter of Bishop Henry Codman 
Potter; attorney George S. Hornblower and his wife, a former textile designer under the 
direction of Louis Comfort Tiffany; banker Grafton W. Minot, a member of a prominent Boston 
family; Max Greene, an importer of trimmings; wholesale clothier Frederick W. Marks, who 
also invested in Upper East Side real estate; and physician Emanuel Hochheimer. Still other 
residents did not build, but simply occupied older structures: James S. and Vera Scott Cushman, 
founders of a hotel chain for businesswomen, lived near Madison Avenue; and Max and Rudolf 
Neuberger, owners of a Fifth Avenue embroidery business, lived near Fifth Avenue. 

Prominent people continued to build new townhouses, on vacant lots or by demolishing 
previous structures, in Carnegie Hill into the 1920s: financier Francis F. Palmer; millionaire 
banker George F. Baker, Jr. and his wife, Edith; financier and civic leader R. Fulton Cutting, 
Jr., a descendant of inventor Robert Fulton; attorney Guy Fairfax Cary and his wife, Cynthia 
Roche Burden; Emily Trevor, sister of John B. Trevor and descendant of the city's first English 
mayor; and architect Cass Gilbert and his wife, Julia Finch. However, many new residents, 
particularly professional men and their wives who were socially prominent within local circles, 
increased the practice of renovating existing rowhouses into comfortable townhouses, rather than 
building anew. These included attorney and diplomat Grenville T. Emmet and his wife, Pauline 
A. Ferguson; attorney Henry Hill Pierce and Katharine R. Curtis; attorney Schuyler M. Meyer 
and Helen Martin; attorney Henry L. Moses and Lucy Goldschmidt; banker Robert Louis 
Hoguet and Louise L. Hoguet. Other new residents who transformed rowhouses into townhouses 
were attorney John Foster Dulles, who later served as United States delegate to the United 
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Nations and as U.S. Secretary of State, and sculptor and teacher Elie Nadelman and his wife and 
collaborator, Viola Spiess Flannery. Among their neighbors were prominent physicians such 
as Henry H.M. Lyle and Lewis K. Neff. 

Carnegie Hill continued to be developed with townhouses through the 1930s, despite the 
poor economy of the Depression years. For example, large houses were built for attorney 
William Goadby Loew12 and his wife, Florence Baker Loew, sister of George F. Baker, Jr.; 
Comstock Lode heiress Virginia Graham Fair Vanderbilt, daughter of a senator and first wife 
of William K. Vanderbilt; John Sloane, brother and business partner of William D. Sloane, and 
his wife, Hope Colgate Jerome; and attorney Garrard Winston, who became Under Secretary 
of the Treasury. More common, however, were transformations of rowhouses into customly-
designed townhouses, as was done for John T.J. Mali, a textile manufacturer and diplomat, and 
his wife, Caramai Carroll, a patron of music; attorney and ambassador Carl J. Austrian, who 
was instrumental in saving European Jews during World War n, and his wife; and attorney 
Frederick A.O. Schwarz, better known for his family's toy emporium. Again, some notable 
residents simply moved into buildings which had been erected by previous owners; one example 
is Chrysler automotive company vice president Byron C. Foy and his wife Thelma Chrysler. 

The area within the historic district did not become socially homogeneous. Along 
Madison Avenue multiple dwellings were built for middle-class people unwilling or unable to 
maintain a large household, especially bachelors, newlyweds, retired middle-class couples, 
widows, and widowers. The best example in the area of the historic district of such multiple 
dwellings is builder-architect Thomas Graham's apartment hotel, erected in 1891-93 on the 
corner of Madison Avenue and East 89th Street and the first apartment hotel on the Upper East 
Side. The front basement was occupied as Graham's architectural offices. Other early flats 
buildings and apartment buildings for middle-class residents appeared in the district along 
Madison Avenue and were given enticing names like Temple Court and Holland Court. Also, 
nineteenth-century rowhouses, particularly those closer to Lexington Avenue, retained middle-
class occupants. For example, No. 139 East 95th Street was occupied in 1919 by Benjamin 
Kopelowitz, a drygoods merchant who became a real estate investor, and in 1932 by Anton 
Meister, a chiropractor. 

Non-residential uses in the district between the World Wars13 

By 1909 most of the district below East 96th Street, except for scattered sites along Fifth 
Avenue, was filled with residential structures - masonry buildings and a few surviving old 
frame buildings. The exorbitant land prices within the district discouraged the development of 

12In another familial connection, attorney and banker Edward V. Loew, father of William Goadby Loew and 
a land speculator responsible for almost 400 residential buildings in New York, owned the Hotel Graham in the 
1890s. 

13Theodore James, Jr., Fifth Avenue (New York, 1971), 223-224. 
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most building types normally found in proximity to residential areas. One garage and one stable 
were built during the first decade of the century. Rowhouses along Madison Avenue between 
East 91st and 94th streets were partially converted for commercial use as early as 1901, but for 
the most part such conversions took place from the 1920s through the 1950s; eventually all were 
thus transformed. A few buildings on Lexington Avenue also followed that pattern, and on both 
avenues some multiple dwellings were built with shops at the sidewalk level. 

Several institutions constructed buildings in the area during this period. Mrs. Carnegie 
offered the site directly south of her mansion to the Church of the Heavenly Rest (Episcopal), 
which had been established in 1865 and was located in a small, older building in midtown. By 
arranging a merger with the Church of the Beloved Disciple (located in the building which is 
now St. Thomas More R.C. Church, not included within the district) and agreeing to build the 
Chapel of the Beloved Disciple as part of a new Fifth Avenue church, the midtown congregation 
built its new church and parish house in 1927-28. Another religious institution added to the 
district was the Brick Presbyterian Church. Long a prominent congregation in the city, its first 
home was the "old Brick Church" built downtown in 1767 and then abandoned for a midtown 
site in 1858. Desiring a location in a residential neighborhood again, the church merged with 
the Park Avenue Presbyterian Church at 85th Street and erected a new edifice in 1938-40. 
Carnegie Hill has a high concentration of fashionable private schools, two of which undertook 
construction programs in 1929. The Nightingale-Bamford School, founded in 1903 by Frances 
Nightingale and Maya Bamford to educate girls, had moved to Carnegie Hill by 1920. Another 
institution for young women, The Spence (or Miss Spence's) School, founded in 1892 by Clara 
B. Spence, also relocated from midtown, following the uptown migration of its students. 

Other institutions became associated with the district through the acquisition of buildings 
formerly used for other purposes, particularly grandiose residences. For example, the Convent 
of the Sacred Heart acquired the Otto H. and Addie Kahn Mansion (No. 1 East 91st) in 1934 
and the adjacent James A. and Florence Sloane Burden, Jr., House (No. 7) in 1940. In 1940 
two other grand residences found new uses: the Archer M. and Helen Huntington House (No. 
1083 Fifth Avenue) was given to the National Academy of Design, an organization founded in 
1825 "for the development in this country of the highest standards in the arts," and the Felix M. 
Warburg Mansion (No. 1109 Fifth Avenue) was presented to the Jewish Theological Seminary 
of America and became the Jewish Museum. 

Apartment house living1* 

The year 1919 is, in a way, another watershed in the developmental history of Carnegie 
Hill. During that year the Carnegies' daughter was married at her family's sprawling Fifth 
Avenue mansion, symbolically marking the end of one era; meanwhile, the neighborhood was 

14Francis S. Bancroft, "The Modern Apartment House," Architectural Forum 53 (Sept., 1930), 269-70. 
Bancroft was a vice president of Pease & Elliman. See also: James (1971), 223-224. Robert A.M. Stern, New 
York 1930 (New York, 1987), 387-388. Trager (1990), 27, 51. 
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on the verge of being transformed by new residential living patterns. Multiple dwellings for 
the middle class which had begun to spread throughout Manhattan around the turn of the century 
initially had a limited impact in the area of the historic district with the construction on Madison 
Avenue of a few fashionable flats buildings (see above) and small apartment buildings, such as 
Woodward Hall (1905-06) at the southeast corner of East 96th Street. These buildings attempted 
to recreate for their residents the ambiance of a private dwelling without the need for each 
family to maintain a large private staff. 

During the 1910s three opulent apartment buildings (The Capitol at 12 East 87th Street, 
No. 1155 Park Avenue, and No. 1067 Fifth Avenue) were built — the true vanguard of a 
movement which blossomed during the 1920s when approximately two dozen apartment 
buildings were constructed in the area of the historic district, primarily along Fifth and Pane 
avenues. These buildings helped complete the architectural character of the district as it survives 
today. At first, owners of Fifth Avenue mansions had fought off the construction of apartment 
buildings along their thoroughfare, which was protected by a height limit, so many early 
apartment houses were built along Park (formerly Fourth) Avenue.15 Gritty Fourth Avenue had 
been transformed over several decades and was prematurely renamed Park Avenue up to 96th 
Street as early as 1888, when it was lined by three- and four-story structures. The submerged 
railroad tracks were planted with a grassy median in 1894 and, following the replacement of 
steam-powered engines with electrified trains in 1904-06, Park Avenue finally became an 
acceptable middle-class address. Between 1890 and 1910, six- and seven-story residential 
buildings appeared there, but these were soon replaced by much taller luxury apartment houses. 
Within the boundaries of the historic district, one apartment house dates from before World War 
I, five from the 1920s, and one from 1939-40. Despite the submerged railroad tracks, Park 
Avenue and its new buildings remained tremor-free since the roadway and the adjacent large 
apartment buildings were erected above the tracks on separate systems of steel columns with 
insulating vibration mats. Eventually Park Avenue throughout the Upper East Side was lined 
with large stately edifices and became known thereafter by some as "the greatest residential 
thoroughfare in the world" with "unequalled" buildings. In the 1920s, The New Republic 
declared "Park Avenue . . . is the end of the American ladder of success . . . If America has 
a heaven, this is it."16 

Responding to a legal challenge to the Fifth Avenue building height restriction, the 
Appellate Division of the Supreme Court of New York State removed the limit. When the 
pressures to redevelop won out, Fifth Avenue was also rebuilt with apartment houses. Of the 
sixteen apartment buildings erected between 1922 and 1929 on the segment of Fifth Avenue 
included within the area of the historic district, seven (and two side-street apartment houses) 
were built as the result of a collaboration among builders Anthony Campagna and John H. 

15Robert A.M. Stern, New York 1900 (New York, 1983), 351. FA. Collins (1930), 106. Trager (1990), 51, 
80, 90-113. 

16Trager (1990), 106, quoting Stuart Chase, "Park Avenue," New Republic, May 25, 1927, n.pag. 
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Carpenter and Carpenter's brother, architect J.E.R. Carpenter.17 During the second and third 
decades of the century, the Italian-born Campagna was on$ of the leading developers of 
apartment buildings in Manhattan; he is credited with originating the concept of building 
apartments over schools to augment city revenues. His philanthropic successes include a role 
in founding the Casa Italiana at Columbia University. Natives of Tennessee, John H. and J.E.R. 
Carpenter were involved in the erection of over 500 apartment houses, which were concentrated 
in the Upper East Side. Another developer of repute involved with the twentieth-century 
transformation of the district, though in a more limited way, was Howard C. Forbes, a 
Massachusetts-born real estate operator, builder, and insurance broker. The management firm 
of Pease & Elliman was heavily involved in promoting and managing the new luxury apartment 
houses. 

Some of the earlier, very costly, and historically significant townhouses were replaced 
by luxurious apartment buildings, which in several cases have interesting histories of their own. 
Probably the most impressive is No. 1107 Fifth Avenue (1925);18 heiress and philanthropist 
Marjorie Merriweather Post, who continued her father's business as owner and operator of the 
Postum Cereal Co. and whose second husband was investment banker and executive E.F. 
Hutton, sought to recreate the domestic comfort of her dwelling on Fifth Avenue in an apartment 
at the top of a large building to be built on that site. Her new apartment, unique in the city, was 
comprised of fifty-four rooms, seventeen bathrooms, and thirty-one closets. The upper portion 
of the apartment, located in the uppermost two floors and penthouse of the building, included 
a foyer/ballroom, library, housekeeper's office, living quarters and sitting rooms for servants, 
suites for her parents and her two daughters, and a laundry. The lower portion of the 
apartment, situated at the ground floor, accommodated the concierge's living quarters, a private 
driveway, and an entrance hall. Valuable paneling, fittings, and fixtures from the demolished 
mansion were reused in the decoration of the apartment. While this may have been the apex of 
luxury in the context of apartment house living, the majority of apartment buildings featured 
units which were, and in many circles still are, considered palatial. 

Hardly in the same social class as his blue-blooded neighbors but wealthy just the same, 
Jacob Ruppert, Jr., son of the brewer and early settler of East 93rd Street, lived in the apartment 
building at No. 1120 Fifth Avenue (1924-25) while he owned the New York Yankees and paid 
Babe Ruth the highest salary in baseball. By 1930, taxes and the decreasing availability of 
servants, among other factors, encouraged most wealthy New Yorkers to accept apartment living 

17Anthony Campagna obituary, NYT, May 9, 1969, p.47; "Campagna, Anthony," National Cyclopedia of 
American Biography 54 (Clifton, N.J., 1973), 435. John H. Carpenter obituary, NYT, Jan. 30, 1938, II, p.9. Stern 
(1987), 392. Pease & Elliman's Catalogue of East Side New York Apartment Plans (New York, 1925), passim. 
LPC, Anthony Campagna Estate Designation Report (LP-1887), report prepared by Anthony W. Robins and 
Marjorie Pearson (New York, 1993). 

18"May, Marjorie Merriweather Post," Who's Who in America vol. 31 (1960-61), 1888. Aline Lewis Goldstone 
and Harmon H. Goldstone, Lafayette A. Goldstone. A Career in Architecture (New York, 1964), 82-85. 
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as an alternative to the private townhouse,19 although, as noted above, several of the area's 
most sumptuous townhouses were built after 1930. Contemporary writers explained that no loss 
of prestige, convenience, or coziness was incurred by living in an apartment; in fact, many units 
were altered to suit the occupants. Of course there were also buildings with more modestly-
sized units, occupied by people of more limited means. 

Post-World War II development 

Carnegie Hill remained into the second half of the twentieth century a neighborhood of 
middle-class to very wealthy residents; following World War n only a few significant changes 
occurred to alter the pre-war character of the district. Seven apartment buildings (three on Fifth 
Avenue) were constructed, a coda to the trend of the previous decades. Continuing another 
residential trend of the district was No. 19 East 87th Street (1955-58), a celebrated 
townhouse/library built for writer and book collector Muriel Buttinger of Pennington, New 
Jersey. The smaller residential buildings in the district continued to undergo changes that had 
begun earlier in the century. Often related to changing uses, some former rowhouses were 
converted to multiple dwellings and given basement entrances; an example of this trend is the 
conversion of No. 11 East 90th Street in 1949-50 from a single-family residence to accommodate 
nine apartments and a doctor's office. Other rowhouses, most notably on Madison Avenue, 
received one- or two-story shopfronts, which often were built out to the lot line. Occasionally 
apartment buildings were altered to accommodate first-story doctors' offices with private 
entrances. 

The luxurious apartment houses and townhouses of Carnegie Hill continued to be 
occupied by prominent and wealthy people; meanwhile, the rowhouses on the side streets of the 
district attracted new-found attention during the 1950s and '60s. People who lived in the area 
of the district during this period included ophthalmologist and author Sidney Albert Fox, painter 
Mark Rothko, architects Harmon H. Goldstone and David F.M. Todd, singer-actor Alfred 
Capurro Drake, artist-caricaturist Al Hirschfeld, actress June Havoc, and author Emily Hahn.20 

It was during this era that another significant change occurred in Carnegie Hill.21 The 
Revised Zoning Law of 1961 permitted the possibility of high-rise construction along both wide 

19George Ehret, Jr. obituary, NYT, Mar. 28, 1929, p. 29. For example, see Electus D. Litchfield, "Cooperative 
Apartments," Architectural Forum 53 (Sept., 1930), 313-316. Christopher Gray, "The Street that Smelled of Beer," 
Avenue (Nov., 1983), 95. 

^ n part, based on a conversation with David F.M. Todd, December, 1993. See also Who's Who in America 
37th ed. (New York, 1972-73), and Trager (1990), passim. 

21 "Save the Side Streets," NYT, June 27, 1970; "Carnegie Hill Wins Zoning Fight -- Almost," Park East, Aug. 
27, 1970, pp. 1, 3; "Planning Body, in Effort to Preserve Madison Avenue, Will Seek 18-Story Height Limit," 
NIT, Oct. 10, 1973, p.48; Donna Terranella, "Special Zoning Asked For Madison Avenue," Park East, Nov. 1, 
1973; Paul Goldberger, "Carnegie Hill Areas at 5th Ave. Designated a Historic District, "NYT, July 24, 1974, p.43. 
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avenues and, unlike the situation in other residential neighborhoods, on narrower side streets. 
The completion in 1969 of a forty-story building on Madison Avenue between East 89th and 
90th streets (not included in the historic district) further encouraged residents of the 
neighborhood to protect the character of their area. A community group, Carnegie Hill 
Neighbors, was formed in 1970 to press for the rezoning of the neighborhood and to fight 
construction of future high-rise buildings. In 1973 the City Planning Commission created the 
Madison Avenue Preservation District, a zone extending 100 feet in either direction from that 
avenue throughout the Upper East Side, in which new buildings would be controlled by special 
parameters. A new structure would be shorter and squatter than otherwise permitted, and would 
occupy a higher percentage of its lot; it would accomplish this by extending to the lot line along 
Madison Avenue and by avoiding a plaza (an urban amenity which had been encouraged in the 
1961 Zoning Law). The existing retail activity of the street was to be enhanced further by 
encouraging more shops in the base of the new building. The conservation of the community's 
existing scale was reinforced in 1974 when the Landmarks Preservation Commission designated 
ten individual Landmarks in the area as well as the Carnegie Hill Historic District; the district 
took the form of two noncontiguous areas, one encompassing the side streets between Fifth and 
Madison avenues from East 92nd to 94th streets and the other between Madison and Park 
avenues from East 90th to East 92nd streets. 

Today, Lexington Avenue helps establish the differences between the divergent 
topographies and development patterns of the areas to its east and west. The historic district 
west of Lexington Avenue slopes up toward Fifth Avenue with dwellings built for middle-class 
families clustered near Lexington and residences erected for wealthier people concentrated 
between Park and Fifth avenues. Outside the district, east of Lexington Avenue (as well as the 
areas northeast and southwest of the district) the blocks have a very different character. Some 
areas were never touched by the townhouse and upper-scale apartment buildings typical of the 
district and others may have been thus transformed but have since undergone further changes. 
In either case, the current condition of those blocks reflects post-World War II development 
patterns to a much greater extent than the district. 

Post-war institutional development12 

Several buildings were erected specifically for institutional purposes: a school and parish 
house (1948-49) of the Brick Presbyterian Church, a building for the National Academy School 
of Fine Arts (1958-59), four school additions, and one seven-story office building (1963-65). 
Without question, the most prominent newcomer to the district was the Solomon R. Guggenheim 
collection of non-objective art, assembled for the mining magnate by painter and art patron Hilla 
Rebay. Previously housed in a converted six-story multiple dwelling at 1071 Fifth Avenue, the 
now internationally famous museum moved in 1959 into its present structure, designed by 
renowned architect Frank Lloyd Wright and most recently enlarged in 1988-92. The Jewish 
Museum, housed in the former Felix and Frieda Warburg Mansion, was extended in 1963 and 

22James (1971), 223-24. 
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again in 1988-93. 

Other organizations acquired properties previously in residential use. A very common 
occurrence was the establishment or expansion of a school in a formerly residential structure. 
The Virginia Graham Fair Vanderbilt House (No. 60-64 East 93rd Street) and several other 
properties in the district were taken over by the Lycee Frangais de New-York. During the 1950s 
and 60s, the Cutting Townhouses on East 89th Street incrementally became the home of St. 
David's School. The Dalton School took over former townhouses on East 91st Street in the 
1960s and '70s and the Manhattan Country Day School and La Scuola New York Guglielmo 
Marconi now occupy former residences on East 96th Street. Other houses have become the 
headquarters of educational institutions and museums. The Willard D. and Dorothy Payne 
Whitney Straight House (No. 1130 Fifth Avenue) was sold to the National Audubon Society and 
now is occupied by the International Center of Photography. Andrew and Louise Carnegie's 
mansion and the adjacent McAlpin House (No. 9 East 90th Street), after an association with the 
Columbia University School of Social Work, were transformed in the mid-1970s into the 
Cooper-Hewitt Museum; its collection, established in 1897 at the Cooper Union Institute by 
Sarah and Eleanor Hewitt, granddaughters of Peter Cooper, is the National Museum of Design 
and the only branch of the Smithsonian Institution outside Washington, D.C. Religious uses 
have been inserted into the Ernesto and Edith Fabbri House (No. 7 East 95th Street), occupied 
in 1949 by the House of the Redeemer, a corporation of the Protestant Episcopal Church, which 
converted the residence into a retreat house; and the main house and ballroom wing of the 
George F. Baker, Jr., House Complex (southwest corner of Park Avenue and East 93rd Street), 
purchased in 1958 for the Synod of Bishops of the Russian Orthodox Church Outside of Russia. 
In 1972-73, the William Goadby and Florence Baker Loew House (No. 56 East 93rd Street) was 
converted by Roosevelt Hospital into the Smithers Alcoholism Treatment & Training Center, a 
role model for similar programs around the country. Private clubs have moved into several 
former dwellings. The Henry and Annie Phipps House (No. 6 East 87th Street) was transferred 
in 1949 to the Liederkranz Club, formerly the Deutscher Liederkranz, a group which was 
established to offer concerts and courses of instruction in the musical works of German 
composers. During the late 1950s the William Woodward House was sold to the Town Club 
of the City of New York; founded in 1932 and relocated from the Ansonia Hotel in 1961, the 
Town Club is a social and philanthropic organization. The district's youngest townhouse, the 
Buttinger House, is presently occupied by the Phelps-Stokes Fund, an organization created by 
Caroline Phelps Stokes to assist disenfranchised Americans.23 

Conclusion 

Carnegie Hill remains one of the city's most prestigious neighborhoods. It is partly 
characterized by its small shops, located primarily on Madison Avenue but also on Lexington 
Avenue, and by its prestigious social and cultural institutions; the district's western edge at Fifth 

23Certainly, some organizations, such as the New York Road Runner Club at 9 East 89th Street, have bee * 
excluded from this incomplete list. 

21 



Avenue remains a crucial link in the city's respected "Museum Mile." These uses enhance the 
overwhelming residential ambiance derived from the mix of nineteenth-century rowhouses, large 
mansions and townhouses, and luxury apartment buildings (fig. 3). Still set apart from other 
areas of the Upper East Side by its topography (the slope of the hill remains a distinct presence 
in the community) and related development patterns, Carnegie Hill is a distinctive section of the 
city. 

David M. Breiner 
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Fig. 1. Prospect Hall (1911 photo) [Underhill/New York Public Library] 
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Fig. 2a. View (looking west) of East 93rd Street (with Ruppert Mansion), Madison and Fifth avenues, and East 94th 
[LPC, Research Files] 
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Fig. 3. East 94th Street, south side, from Madison to Fifth avenues (c. 1974) [LPC, Research Fil 



The Architectural Development of Carnegie Hill 

The expanded Carnegie Hill Historic District exhibits a wealth of significant architecture; 
survivors remain from each era of development, from several mid-nineteenth-century frame 
houses (rare survivors in Manhattan) to Frank Lloyd Wright's boldly curvaceous Guggenheim 
Museum. Together, these buildings reveal the history of the area as it moved from a 
neighborhood of rowhouses built by developers for middle-class residents to an enclave of 
townhouses erected for the city's elite to a center of luxury apartment buildings for an affluent 
population. 

Prelude to development 

The district's semi-rural days are recalled by frame houses in the Italianate style, such 
as Nos. 120 East 92nd Street (1871) and 122 East 92nd Street (1859; see fig. 4); their clapboard 
siding and full-width porches evoke the rustic simplicity of the area at that time, yet the carved 
window surrounds and door enframements are indicative of national stylistic trends rooted in 
admiration for European precedents. Architects or builders of these homes remain undetermined 
(although No. 122 East 92nd Street has been attributed to Albro Howell, a local carpenter-
builder and developer). A third clapboarded house, No. 128 East 93rd Street (1866), designed 
by Edmund Waring in the Italianate style, features a Second Empire mansard roof, added later. 
On Lexington Avenue, two other early buildings survive: No. 1388 (1871-72), designed by well-
known architect John B. Snook as a Second Empire dwelling, has a brownstone front and a 
slate-covered mansard roof (the projecting one-story addition was built in 1950); and No. 1390 
(first completed c. 1869, but much altered), the design of which is attributed to Albro Howell, 
was originally an Italianate dwelling (and has been modernized with a storefront addition, a new 
parapet, and new facing). 

Nineteenth-century architects active in the area of the district 

The development of the district into a neighborhood of rowhouses (and a few multiple 
dwellings) for the middle class began in the mid-1870s and lasted until the end of that century. 
Many of the rowhouses were the result of speculative ventures by local builder-developers. 
Sometimes a person credited as the developer was also an architect. For example, Thomas 
Graham, son of a developer, worked both as developer and architect in the district; surviving 
are his Hotel Graham and two rows of dwellings. Walter Reid, Jr., also the son of a prolific 
developer, worked in association with both his father and the architectural firm of A.B. Ogden, 
the latter being responsible for about a dozen rows of dwellings as well as other buildings in the 
area of the district. A few architectural firms are notable for having designed residential 
buildings, not only in Carnegie Hill but throughout Upper Manhattan: Gilbert A. Schellenger, 
Cleverdon & Putzel, and Neville & Bagge. Several other architects involved in the area of the 
district during this period achieved prominence for other works: John B. Snook is remembered 
for his A.T. Stewart Store (begun in 1846) and other contemporary commercial buildings, and 
the first Grand Central Terminal (1869-71, demolished). Josiah C. Cady, who designed a row 
of houses on East 90th Street, earned his reputation with the Metropolitan Opera House (1881-



84, demolished); he went on to design the Brooklyn Public Library (1890, demolished) and the 
south wing of the American Museum of Natural History (1888-1908, a designated New York 
City Landmark). Henry J. Hardenbergh designed two surviving houses in the district; he is 
better known as the architect of the Dakota Apartments (1880-84) and the Plaza Hotel (1905-07, 
both designated Landmarks). Finally, James E. Ware, a pioneer in improving the layout of 
tenement buildings and the founder of modern architectural education in America (he directed 
the first programs in this country, at the Massachusetts Institute of Technology and Columbia 
College), designed several buildings in the district on Madison Avenue. 

Nineteenth-century rowhouses 

Despite the rapid stylistic changes which occurred during the last quarter of the 
nineteenth century, the typical single-family dwelling in New York City conforms to what by 
then had become the standard arrangement for New York rowhouses.1 In the front, the 
dwellings were set back from the lot line just enough to accommodate a high stoop and areaway; 
the rear setback varied according to changing requirements in the building laws and the desired 
size of the house; often kitchen and stairway extensions, half as wide as the main body of the 
house, projected from the rear of the house into the yard. These buildings were built to the lot 
lines on the sides, often sharing the party walls of the adjacent houses. Party walls achieved an 
economy of means, a saving of space, and lowered costs so that the unit cost of a house in a row 
was lower than that of the same house built alone. In most cases the side walls supported wood 
beams with wood joists at each floor level. The majority of houses were built with three or four 
stories above raised basements, and high stoops placed to one side. 

Developers purchased groups of standard twenty-five-foot by one-hundred-foot lots; in 
order to maximize the number of houses built, they often constructed residences narrower than 
twenty-five feet. Thus, for example, on six lots, each twenty-five feet wide, developer Walter 
Reid commissioned the firm of J.C. Cady & Co. to design eight rowhouses, Nos. 57 through 
71 East 90th Street (1886-87, partially intact), the widest of which was only nineteen-and-one-
half-feet wide. Many rowhouses in the area of the district are narrower than twenty feet. They 
followed, with some variation, a basic formula for interior planning, accommodating the 
informal dining room in the front of the basement level with the kitchen and laundry at the back, 
the front and back parlors on the first floor (the rear one being used as a more formal dining 
room) along a side hall and the stairs leading to the upper floors, which contained the family 
bedrooms and bathrooms, and the servants and boarders at the top story. An entrance to the 
basement, which was convenient for accepting deliveries of goods, was located beneath the stoop 
and accessible by an entry way cut into the side of the stoop. The common straight stoop was 
widely used, but in the 1880s the box stoop, with a right-angle turn and an intermediate landing, 
gained in popularity. The box stoop was constructed with a wall at the building line so that one 
entered the steps from the areaway at the side, allowing for a more private approach to the 

lrThis discussion is based in part on LPC, "The Architectural Development and Character of Single-Family 
Dwellings," essay by Lynne Marthey and Elisa Urbanelli, Upper West Side/Central Park West Historic District 
Designation Report, LP-1647 (New York, 1990), I, 37-39. 



house. Surviving stoops of this type can be seen on the block of East 95th Street between Park 
and Lexington avenues. 

In the exterior articulation of these standard features designers expressed a balance 
between current fashion and individuality. Since many of the dwellings built during this period 
survive, the diverse stylistic character of otherwise very similar buildings contributes an 
important aspect to the streetscapes of Carnegie Hill. Faced in brownstone (or sometimes brick 
or a combination of the two materials), the typical three-bay facade featured projecting surrounds 
at the openings and a galvanized iron cornice with large brackets. Ironwork — in the form t f 
stoop and areaway railings and basement entrance gates and window grilles -- was also standard, 
as were double-hung wood sash windows and paneled wood doors, often glazed. 

During the 1870s, designers reacted to the monumental uniform blockfronts of somber 
brownstone-fronted Italianate rowhouses found elsewhere in the city and turned to a new style, 
now commonly called neo-Grec. In neo-Grec design classical prototypes were adapted through 
the use of pared-down geometric massing and forms and stylized, almost mechanically precise, 
ornament. As interpreted for New York rowhouses, this style is characterized by bold, 
rectilinear window and door enframements with incised ornamental detail of stylized foliate 
forms and vertical channelling. Neo-Grec rowhouses are often executed in smooth brownstone 
or brick with brownstone trim; they maintain a uniform cornice line and are usually unvaried 
in the design of a given row. Some feature oriels, which helped to avoid the monotony then 
associated with Italianate rows. Almost two dozen neo-Grec houses survive in the district (and 
a few survive as dwellings converted for commercial use). Typical examples are Nos. 125 and 
133 East 94th Street (1878-79; fig. 5), two of an original row of nine dwellings designed by 
Frederick S. Barus. They exhibit some original and some replacement ironwork; No. 133 also 
retains its historic double-leaf paneled wood door. 

During the 1880s, the Queen Anne style emerged in rowhouse design, bringing with it 
the fashion for treating houses as individually distinctive components of the streetscape. The 
style is most often associated with the architecture of Englishman Richard Norman Shaw, whose 
work in freestanding suburban villas drew upon eighteenth-century Georgian precedents and was 
characterized by textured brick, picturesque asymmetrical massing, pitched roofs with gables, 
prominent chimneys, and white trim. It first appeared in the United States in the mid-1870s, 
accompanying a growing appreciation for America's colonial heritage that was particularly 
strong following the celebration of the Centennial in 1876. Americans adapted the Shavian 
aesthetic and incorporated elements derived from American colonial architecture, such as applied 
pilasters and foliate friezes. In the district, over forty Queen Anne rowhouses survive, some 
as dwellings converted for commercial use; they are identified by three-sided bays, bracketed 
oriel windows, multi-pane window sash and transoms, ornamental sunflower and sunburst 
motifs, varied fenestration, and by bold contrasts of color and texture in their use of red brick, 
terra cotta, and carved brownstone. 

East 95th Street is exceptionally rich in Queen Anne houses. The impressive row of 
buildings at 115 through 127 East 95th Street (1891-92, Louis Entzer, Jr.; fig. 6) is 



distinguished by sheet-metal oriel windows of various designs. The facades exhibit a lively 
combination of elements including both rock-faced and smooth surfaces of sandstone and 
brownstone, round-headed openings with archivolts, fluted colonnettes and pilasters, and metal 
cornices with diverse motifs. Other Queen Anne rows use varied brick patterns, oval windows, 
swag-adorned friezes, and individually shaped gables. Noteworthy examples of the use of terra­
cotta ornament are the window surrounds at the upper stories of Nos. 112 and 114 East 95th 
Street (1889-90, Flemer & Koehler); there the terra cotta continues the richness begun by the 
contrast of rough-cut stone and smooth brick. These houses were built as part of a row which 
wrapped around to Lexington Avenue (Nos. 1209 through 1217, though on those buildings the 
influence of the Renaissance Revival style is very strong due in part to their accentuated 
pilasters). 

Queen Anne rowhouses very often incorporate neo-Grec, Romanesque Revival, and 
Renaissance Revival elements. Approximately one dozen houses within the historic district 
combine the delicate classical forms and contrasting textures and colors of the Queen Anne style 
with characteristic neo-Grec features. For example, in the row at 125 through 133 East 91st 
Street (1885-86, Schwarzmann & Buchman), brick surfaces contrast with brownstone basements, 
banding, and keyed surrounds. 

The Romanesque Revival style, popular in the district from the mid-1880s to the mid-
18908, shared certain characteristics with the contemporaneous Queen Anne style, particularly 
the combination of various building materials and textures and picturesque massing. In the 
United States, the Romanesque Revival is most often associated with the work of the important 
architect Henry Hobson Richardson, who, inspired by the medieval Romanesque architecture of 
France and Spain, created a highly inventive aesthetic that went beyond the mere imitation of 
historical forms.2 The most characteristic feature of the style is its use of round arches for door 
and window openings given emphatic treatment in molded brick and carved stone. 

Of the approximately three dozen rowhouses in the district exhibiting the features of this 
style, several display considerable architectural distinction. Nos. 57, 59, and 61 East 90th Street 
(1886-87, originally part of a row of eight houses; fig. 7), designed by the noted firm of J.C. 
Cady & Co., enliven the streetscape with bold Romanesque projections, while each facade is 
united to its neighbors with contrasting bands of rough-cut and smooth brownstone. Louis 
Entzer, Jr., used similar motifs for the exteriors of Nos. 53 and 55 East 92nd Street (1893-94), 
which are characterized by their three-story-tall curved bays. The rows with the richest use of 
Romanesque Revival motifs in the district were designed by the firm of Cleverdon & Putzel: 
Nos. 5 through 13 East 94th Street (1892-93, fig. 8; No. 13 has been substantially altered) and 
Nos. 15 through 25 (1892-94, Nos. 19 and 25 have been radically changed). Originally, each 
brownstone-fronted house featured a projecting bay of one, two, or three stories. Rough-cut 
surfaces and heavily carved capitals and window and door surrounds abound. Several houses 
have turreted and gabled tops, others terminate in an unusual band of colonnette-supported 
arches beneath a corbeled cornice. Other interesting Romanesque Revival rows were designed 

2See Jeffrey Karl Ochsner, H.H. Richardson: Complete Architectural Works (Cambridge, Mass., 1982), passim. 



by architect Walter Reid, Jr., for his father, the most prolific builder-developer within the area 
of the district: Nos. 14 through 20 and Nos. 22 and 24 East 93rd Street (1892-93 and 1893, 
respectively; fig. 9) are subtly differentiated, adding visual interest to the streetscape. Window 
openings are left single or grouped into pairs or triplets, sometimes flanked by inset colonnettes, 
sometimes set within a broad oriel, and sometimes juxtaposed to panels carved with acanthus 
leaves. 

As early as the late 1880s, architects and developers began to build rowhouses in the 
Renaissance Revival style. The resurgence of neo-Classicism in this period had its roots in the 
broader cultural movement of the "American Renaissance"; American designers drew parallels 
in their design aesthetic between their own society, the American neo-Classical past, and the 
enlightened Greco-Roman and Renaissance civilizations.3 The executed works of leading 
architects such as McKim, Mead & White greatly influenced the design of mansions for the 
wealthy. The stylistic influences, which symbolically expressed the prestige and affluence of 
the upper classes, soon found their way to more modest speculatively-built rowhouses, such as 
those found in the district, and over thirty survive. Early examples in Carnegie Hill tend toward 
a highly ornate treatment of details, such as Nos. 23 and 25 East 92nd Street (1889-90, fig. 10) 
by the firm of A.B. Ogden & Son; in its several incarnations (see Architects' Appendix), that 
firm produced approximately fifty surviving buildings within the historic district, many in 
association with builder-developer Walter Reid. By the late 1890s, designers had transformed 
the Renaissance Revival style from a superficial addition of details to a new aesthetic. Thomas 
Graham's row at 22 through 28 East 95th Street (1899-1901, fig. 11) features low stoops, two-
story oriels set on carved corbels, and square-headed windows with flat arches; ornament is 
confined to limited areas and surface texture is added through classically-conforming rustication. 

Nineteenth-century multiple dwellings* 

Most of the area of the expanded Carnegie Hill Historic District developed before 1900 
was built up with single-family rowhouses, which still greatly outnumber multiple dwellings. 
However, nineteenth-century multiple dwellings constitute an important part of the district's 
architecture; the most common type is the flats building. New Yorkers had lived in shared and 
multiple dwellings since well before the 1860s when the Department of Buildings was established 
and records kept for building construction in the city. Their particular forms, in the sense of 
size, structure, plan, appearance, and organization of space, were the subject of experimentation 
and debate in the years when the area of the district was developed. Likewise, the names used 
to refer to these various types were sometimes imprecise and flexible. For example, the word 

3Richard Guy Wilson, "The Great Civilization," The American Renaissance, 1876-1917 (Brooklyn, 1979), 11-
16; Charles Lockwood, Bricks and Brownstone: The New York Rowhouse 1783-1929 (New York, 1972), 234-238. 

4For a more thorough discussion of this topic, see LPC, "The Architectural Development and Character of 
Multiple Dwellings," essay by Michael Corbett, Upper West Side/Central Park West Historic District Designation 
Report (1990), I, 48-52. 



"tenement" was (and sometimes still is) used indiscriminately to describe all multiple dwellings. 
Furthermore, in practice, the different types of multiple dwellings are not always completely 
separate from one another. 

The term "flat" was first used in Edinburgh and London early in the nineteenth century 
to denote living units that were all on one floor in larger buildings, often after those buildings 
were subdivided. In New York it may have been applied to rowhouses altered in the mid-
nineteenth century to contain separate living units on each of its floors. By the time the 
Department of Buildings began keeping records of new building applications in 1866, a common 
type of structure consisting of three or four stories, each with a separate living unit, was 
classified on the basis of construction and use as a "second-class dwelling." At some point both 
these second-class dwellings and the living units within them began to be referred to as flats. 
The units, with four to ten rooms, were larger than those in buildings generally considered 
tenements and each contained baths and toilets; also there were fewer tenants per floor than in 
tenements. As a general rule, flats generally had one or two families per residential floor in 
narrow buildings (about twenty-five-feet wide) and the same ratio of residential units to building 
width in wider buildings. Occasionally they were built with shops at the first story. These 
buildings were referred to by the Department of Buildings, at first loosely and after 1874 
officially, as "French Flats." 

Of the flats buildings erected within the area of the district between 1875 and 1901, 
mostly along Madison and Lexington avenues, approximately three dozen survive. Most have 
stone-trimmed brick facades with low basements and stoops, prominent entrances, and rows of 
window openings which align both vertically and horizontally and are visually organized further 
with horizontal elements such as stringcourses. The earliest survivor is No. 126 East 93rd Street 
(1875-76, John M. Mclntyre), a three-story-and-basement, twenty-five-foot-wide building with 
a dumbbell plan. Other early flats buildings were erected in rows; for example, Nos. 1434 
through 1440 Lexington Avenue (1882-83, Frederick T. Camp) are four survivors of a row of 
six buildings, each almost seventeen feet wide. Throughout the 1880s, five-story flats buildings 
approximately twenty-five feet wide were built in a variety of styles. One example is No. 116 
East 92nd Street (1889, Edward Wenz; fig. 12), originally one of a pair of flats buildings with 
little ornament (in this case a very late neo-Grec facade) and a central corridor which created 
long and narrow units. By the 1890s grander flats with six or seven stories were being built in 
the area of the district on larger lots at corner sites, thus providing more light and air. A typical 
plan for a dwelling unit might include a parlor (for the reception of guests), dining room, several 
chambers (that is, bedrooms), a kitchen, one or more bathrooms, and one or more servants' 
rooms, all linked by private corridors.5 The buildings, often named, carry carved and decorated 
inscriptions on their Renaissance Revival facades. Examples of this type are No. 1270 Madison 
Avenue (1890-91, A.B. Odgen & Son) at the corner of East 91st Street, its two long parallel 
volumes joined (presumably by an interior fire wall) to create a side-street facade, as was 
common with this building type; and "The Mildred," No. 140 East 92nd Street (1899-1900, 

5For particulars about the layout of flats buildings, see Elizabeth Collins Cromley, Alone Together: A History 
of New York's Early Apartments (Ithaca, N.Y., 1990), passim. 



Martin V.B. Ferdon) at the corner of Lexington Avenue. By this period even flats buildings on 
mid-block sites exhibited greater comfort and attention to detail than earlier examples; for 
example, No. 114 East 91st Street (1890, Oswald Wirz; fig. 13) combines Renaissance and 
Romanesque Revival details in its well-composed stone-trimmed brick facade and originally 
housed six families in comfortable units served by a common corridor at the side (not center) 
of the building. 

During the last years of the nineteenth century, as private dwellings became less 
affordable and desirable for middle-class New Yorkers, other alternatives were popularized6: 
the hotel, the apartment hotel, and the apartment building (which did not appear in Carnegie Hill 
until the twentieth century, see below). Moderately-priced hotels for middle-class professionals 
and business people were erected in some of the city's desirable neighborhoods. Although open 
to tourists and other short-term visitors, they were widely considered by the middle class to be 
a residential option. Only one example of this building type is included in the district, the Hotel 
Chastaignary (now Hotel Wales), which was designed in the neo-Renaissance style by architect 
Louis Korn and built in 1899-1900 on the northwest corner of Madison Avenue and East 92nd 
Street. Another important trend in residential architecture of the 1890s and early 1900s was the 
construction of apartment hotels, in an effort to develop a suitable multi-family dwelling type 
for the middle class. The hybrid apartment hotel combined features of the new apartment house 
type and the hotel, an established residence for middle-class living. Whereas the apartment 
house was criticized because it lacked the privacy of a house and the amenities of a hotel, the 
hotel was criticized because it lacked the spaciousness and sense of permanence of an apartment. 
Filling the gap, the apartment hotel contained suites of rooms including a parlor, dining room, 
bedrooms, private baths, and servants' rooms — everything to be found in an apartment house 
except a kitchen (though sometimes a small stove-less "housekeeping" kitchen would be 
included). Instead, a dumbwaiter connected a serving pantry in each apartment to a large 
kitchen on the ground floor or basement for delivery of prepared meals to each apartment, or 
tenants could dine in a restaurant on the ground floor. 

Standing within the boundaries of the district is the lavishly appointed Hotel Graham 
(1891-93, fig. 14), designed in the Romanesque Revival style and developed by Thomas 
Graham, who is responsible for almost a dozen buildings within this historic district. As an 
architect and builder, Graham is closely associated with the development of residential buildings, 
especially in Upper Manhattan. The Hotel Graham was among his most publicized projects, 
advertised as the East Side's first apartment hotel and one which could accommodate the 
exacting requirements of Eastsiders.7 Its richly carved entrance led to a ladies' reception area, 
the handsomely-outfitted dining hall for several hundred guests had a separate table for each 

6This discussion is based on the analogous section in LPC, "The Architectural Development and Character of 
Multiple Dwellings," essay by Michael Corbett, Upper West Side/Central Park West Historic District Designation 
Report (1990), I, 52-58. 

7"The Graham Improvements," Real Estate Record & Guide 47 (May 30, 1891). 



family, and a private dining room was available for parties. An elevator carried occupants to 
their suites of two-to-six rooms plus bathroom; the total number of thirty-one apartments was 
divided between furnished and unfurnished units, each was light and airy and provided with 
electricity, steam heat, and hardwood finishes. The building's elevated site provided views 
across Upper Manhattan and was convenient to Central Park and transit facilities. Despite what 
seemed to be promising circumstances, Graham was experiencing financial difficulties which 
were exacerbated by the hotel's location amid undeveloped land too far to the north of then-
fashionable sections of the Upper East Side. A second apartment hotel, the Hotel Ashton, a ten-
story Renaissance Revival structure (now missing some of its original exterior details) was 
designed by architect George W. Spitzer and built in 1897 at the southwest corner of Madison 
Avenue and East 93rd Street. The hotel's basement was occupied by the kitchen, its first floor 
by an office and living rooms, the remaining floors by four apartments each. 

Converted rowhouses 

Among the many architectural changes that began to occur in the early twentieth century 
was the conversion of single-family rowhouses on the avenues to accommodate shops or offices 
at the basement (and sometimes the parlor story as well). The first documented rowhouse 
conversion in the district, and one which epitomizes the many changes which have occurred in 
this building type, is No. 1311 Madison Avenue; built in 1890, the twenty-foot-wide dwelling 
was altered in 1901 by noted architect Henri Fouchaux to accommodate a doctor's office by 
incorporating a four-story rear addition, a one-story addition above the main building, and a new 
fireproof facade with metal piers and beams framing a bay window and balcony. A second 
campaign, directed by architect Albert P. Bloser in 1928-29, removed the stoop and facade up 
to the second story, raised the floor levels at the basement and first story, and erected a two-
story shopfront extending out to the building line. The basement living quarters were converted 
to commercial use, the first-floor dentist's office was changed to a dentist's office and a store, 
and the upper floors remained as a single-unit dwelling. The upper floors were further divided 
into two units in 1953 and other exterior alterations have been carried out since that time. 

Approximately two dozen converted rowhouses survive in the district along Lexington, 
Park, and Madison avenues. Most of them are along Madison Avenue, where they contribute 
to the distinctive character of that thoroughfare. Typically, the stoop and facade at the basement 
and parlor stories have been replaced by a two-story (occasionally one-story) commercial 
extension which accommodates a shop and residential entrance at the first level and another shop 
or an office at the second level. The most prominent feature of the commercial front is its 
transparency; surviving historic fabric at the second level tends to be a tripartite arrangement 
of fixed central window and pivoting side windows, all surmounted by glazed transoms. Most 
of the first-time conversions took place from the 1920s to the 1950s; often subsequent alterations 
further changed the appearance of these buildings. The converted rowhouses range from the 
modest Queen Anne building at 1283 Madison Avenue to the elaborate Renaissance Revival No. 
1321 Madison Avenue (both featuring typical two-story glazed shopfront extensions; figs. 15 and 
16). In almost every case, the historic character of the upper stories remains intact. Depending 
on the period of an individual storefront and its designer, the large glazed surface is framed by 
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stone, brick, metal sheeting or panels, corrugated metal, or stucco. 

Early-twentieth-century mansions and townhouses 

When millionaire industrialist Andrew Carnegie and his wife, Louise, purchased the 
southernmost undeveloped blockfront along Fifth Avenue (north of East 90th Street) in order to 
relocate to a more spacious site from their home at West 51st Street, it had a major impact on 
the architectural development of the area. In 1899-1903 they erected an impressive sixty-four-
room freestanding mansion designed as a Beaux-Arts interpretation of the neo-Georgian style by 
the firm of Babb, Cook & Willard, which had established its reputation with the DeVinne Press 
Building (1885-86, a designated Landmark). Carnegie's house9 (No. 2 East 91st Street, an 
individual Landmark, fig. 17), which he characterized as "the most modest, plainest and most 
roomy . . . in New York," is a rare residence in Manhattan because of its enormous size and 
the landscaped grounds which surround it. The vast bulk of the house is minimized somewhat 
by its slightly recessed wings and restrained ornament. Its rusticated Indiana limestone base, 
pierced by round-arched openings, supports two stories of Flemish-bond red brick trimmed with 
limestone window enframements and rusticated quoining. The main entrance, shielded by an 
elaborate copper and glass awning, is accentuated by the balconied Venetian window above it. 
The balustraded roof cornice with stone urns at its corners fronts a sloping roof with segmental-
arched, copper-faced dormers and tall stone-trimmed brick chimneys. Extensions from the main 
mass include a south-facing terrace, and, on the east side, a one-story art gallery and glazed 
conservatory. The site is enclosed by stone piers joined by wrought-iron fences. 

With the construction of the Carnegie mansion, upper Fifth Avenue took on a new appeal 
for wealthy New Yorkers, and the elevated land surrounding this site eventually came to be 
called Carnegie Hill. Carnegie further ensured the elite residential character of the 
neighborhood by purchasing most of the property near the mansion, then selling the lots only 
when satisfied with the quality of the proposed development. Though long undeveloped, Fifth 
Avenue and its side streets were built up with costly mansions of "palatial pretensions."10 The 
press noted that this newly exclusive section was protected from the onslaught of commerce and 
trains; instead each residence enjoyed "practically its own grounds in the shape of Central 
Park."11 

Between 1900 and World War I, many mansions and townhouses were erected in the 
district, about two dozen of which survive. In brief, mansions are grander residences, with at 
least two street-facing facades; townhouses follow more closely the frontal arrangement of 

8Among other sources, see: Robert A.M. Stern et aL, New York 1900 (New York, 1983), 315-16, 321-54. 

9For more information, see LPC, Andrew Carnegie Mansion Designation Report, LP-0674 (New York, 1974). 

10Montgomery Schuyler, "The New New York House," Architectural Record 19 (Feb., 1906), 83-103. 

n, ,The Fashionable Residential Section, No, 4," RER&G 76 (Jan. 6, 1906), 5. 



standard rowhouses, but exhibit an individuality and scale appropriate to the owner. 
Townhouses and mansions vary greatly in size: a few townhouses were built on traditional 
twenty- or twenty-five-foot-wide lots, many occupied two lots and were thus twice as wide, and 
one mansion - the Otto H. and Addie Kahn Mansion at 1 East 91st Street (1914-17) - surpassed 
Carnegie's residence in bulk. Most mansions were built on corner sites, with Fifth Avenue 
corners being the most sought after. Typically, entrances were placed on the side street facades, 
which allowed the main rooms, extending the full width of the lot and located along the avenue 
side of the house, to have unparalleled park views. Several mid-block townhouses were 
designed with bowed fronts, which provided maximum light and air, and better park views. 
Even so, the urban sites produced by the merger of two or more lots were smaller than 
correspondingly exclusive sites outside the city; the resulting shape of townhouses thus tended 
to be narrow and tall. All the surviving early-twentieth-century townhouses and mansions are 
four to six stories, and included elevators which made the upper stories more accessible. While 
earlier New York City dwellings required tall basements to allow dining next to the kitchen at 
that level, the growing use of dumbwaiters permitted the dining room to be situated above the 
kitchen on the first floor. This deceptively simple change radically altered the standard New 
York dwelling by permitting an acceptable ground-level entrance reached by a very low stoop, 
a configuration commonly called the American basement plan, which became popular in 
Carnegie Hill. 

A few townhouses were built in rows on speculation - for example, Nos. 5, 7, and 9 
East 88th Street (1902-03, Turner & Killian) and Nos. 18 through 24 East 94th Street (1899-
1900, Van Vleck & Goldsmith; fig. 18) but even these follow the arrangement of individually 
designed houses with lavishly detailed five-story facades and the low stoops associated with the 
American basement plan. The only townhouses with old-fashioned high stoops are the Frederick 
W. Marks House at 70 East 91st Street (1905) and the Max Greene House at 53-55 East 91st 
Street (1907-08, fig. 19), both of which were the result of alterations to earlier structures, 
presumably with high stoops. 

Almost without exception, these mansions and townhouses were designed by the most 
respected architects of the day, who worked in accordance with then-fashionable taste. The 
considerable influence of Carnegie's mansion must have guided architect George Keister in his 
design of the adjacent George L. McAlpin House, 1 East 90th Street (1902, fig. 20), also 
expressed in the neo-Georgian vocabulary. In general, though, the later nineteenth-century 
expression of such styles as the neo-Grec, Queen Anne, Romanesque Revival, and Renaissance 
Revival was eclipsed by the reestablishment of classicism as taught at the Ecole des Beaux-Arts 
and as popularized by the World's Columbian Exposition of 1893.12 During the second half of 
the nineteenth century, the Parisian Ecole des Beaux-Arts gradually attracted many aspiring 
American architects who enrolled because of the school's acknowledged artistic supremacy; these 
sudents learned a disciplined, comprehensive approach to architecture, which stressed 

12For an account of the influence of the Ecole and the Exposition on townhouses in the district, see, for 
example: LPC, Lucy D. Dahlgren House Designation Report, report prepared by Edward T. Mohylowski, LP-1267 
(New York, 1984). 



rationality, correctness, and thinking on a grand scale. 

About half of the early townhouses and mansions have limestone facades expressed in 
what is commonly called the Beaux-Arts style, a typically bold interpretation of classicism, often 
through the filter of the Renaissance or Baroque eras. Two exemplars of this movement are 
found on East 91st Street. In the James A. and Florence A. Sloane Burden, Jr., House, No. 
7 (1902-05, fig. 21), the highly regarded firm of Warren & Wetmore produced a modern 
interpretation of eighteenth-century French classicism; that firm was also responsible for the 
renowned Beaux-Arts Grand Central Terminal (1903-13, a designated Landmark). For the house 
of John Henry and Emily Vanderbilt Sloane Hammond, No. 9 East 91st Street (1902-03), the 
firm of Carrere & Hastings, architects of the New York Public Library (1898-1911, a designate 1 
Landmark), designed a facade which, despite its inspiration in sixteenth-century Rome, 
harmonizes beautifully with its neighbor. The exuberance of Beaux-Arts design was occasionally 
translated into other non-Classical styles, as seen at the Felix and Frieda Warburg Mansion, Nc. 
1109 Fifth Avenue (1907-09, fig. 22), a chateauesque Francois I style edifice which evokes 
images of medieval French royalty; it is the work of Ecole-educated architect C.P.H. Gilbert. 

After the first decade of the century, architects began to rely on styles which were as 
refined as, but less exuberant than, the Beaux-Arts aesthetic. Gilbert collaborated with John 
Armstrong Stenhouse on the design of the enormous Otto H. and Addie Kahn Mansion, No. 1 
East 91st Street (1914-17, fig. 23); its neo-Renaissance exterior, which encloses a shallow 
curved porte-cochere, was inspired by the sixteenth-century Roman Palazzo della Cancelleria. 
Three other major residences are articulated in this tradition, including the neo-Renaissance 
Henry and Annie Phipps House at 6 East 87th Street (1902) and the neo-Italian Renaissance 
Ernesto and Edith Fabbri House at 7 East 95th Street (1914, fig. 24), both by Grosvenor 
Atterbury,13 an Ecole alumnus known for his facility in using a variety of revival idioms and, 
following World War I, as a pioneer in the design of large-scale housing projects. 

Ogden Codman was the most prolific of early-twentieth-century townhouse designers 
active in the area of the district, producing three residences, including one for himself and one 
for Lucy Drexel Dahlgren at 15 East 96th Street (1916-18, fig. 25), and extensively altering a 
fourth. His client for the latter was Archer M. Huntington, arts patron and founder of the 
Hispanic Society of America. Codman's designs are a particularly refined interpretation of 
eighteenth-century French classicism. 

Townhouses built between the wars 

The transformation of Carnegie Hill into an exclusive residential enclave continued during 
the years between the World Wars. Significant architectural differences between the two eras 
are noticeable, however. Increasingly, new townhouses were not built on vacant sites but 
instead were the result of radical alterations to nineteenth-century rowhouses, sometimes to the 

13On the latter Atterbury collaborated with the client's brother, the Italian architect and interior designer, Egisto 
Fabbri. LPC, Guide to New York City Landmarks, entries by Andrew S. Dolkart (Washington, D.C., 1992), 104. 



extent of combining two dwellings, demolishing their stoops, and providing a new facade of four 
or five stories which often was extended out to the lot line. A more obvious difference is found 
in the aesthetic shift after World War I to the neo-Georgian and neo-Federal styles. Clients also 
sought a greater individuality in design which is evident in modern interpretations of Classical 
architecture. The architects responsible for the additions to the district during this period include 
some of the city's most prominent, although little is known about some of the others. 

Following the World's Columbian Exposition of 1893, influential firms such as McKim, 
Mead & White introduced, as an alternative to the popular Beaux-Arts residence, the "Georgian" 
townhouse, as illustrated by three residences outside this historic district: the H.A.C. Taylor 
House at 3 East 71st Street (1894, demolished), the James J. Goodwin House at 9-11 West 54th 
Street (1896-98, a designated Landmark), and the Charles Dana Gibson House at 127 East 73rd 
Street (1902-03, now in the Upper East Side Historic District). Derived from both English and 
American eighteenth-century architecture, "Georgian" was at this time used as a generic term 
referring to any Early American design, either pre- or post-Revolutionary, which was influenced 
by English precedents.14 

Particularly important in the development of the twentieth-century Georgian-inspired 
townhouse was the firm of Delano & Aldrich, whose work includes the Post Office Department 
Building (1933) in Washington, D.C., and many townhouses for wealthy clients on the East Side 
of Manhattan and in the suburbs of New York City. This firm extended the definition of 
"Georgian" to include the red brick Federal and Greek Revival styles of the early American 
Republic, thereby reinforcing the overlapping character of these styles. The labels "neo-
Georgian" and "neo-Federal" have been used interchangeably, though in this report the neo-
Federal style is associated with a certain restrained simplicity and neo-Georgian with greater 
latitude in the use of historic forms. 

Delano & Aldrich's first major expression of neo-Georgian architecture in the district is 
the stone-trimmed brick WUlard D. and Dorothy Whitney Straight Mansion, No. 1130-31 Fifth 
Avenue (1914-15, Delano & Aldrich; an individual Landmark, fig. 26); its dignified exterior 
terminates in an attic pierced by bull's-eye windows and crowned by a balustraded cornice. 
These windows are modeled on similar windows in the wings of Hampton Court Palace designed 
by Sir Christopher Wren.15 Delano & Aldrich went on to design the elegant neo-Federal 
Francis F. Palmer House (1917-18, fig. 27) with its incised lintels and delicate ironwork. While 
both houses were designed for corner sites, the robustness of the first is countered by the 
austerity of the second. A decade later, the firm was commissioned by George F. Baker, Jr., 
to enlarge the Palmer House with a garage beneath chauffeur's quarters at 69 East 93rd Street, 
a ballroom addition at 1190 Park Avenue (both 1928-29), and another townhouse intended as 

14This is one reason why it is difficult to distinguish between designs based on Georgian (or Colonial) precedents 
and those based on Federal models. The Charles Dana Gibson House, for example, has been described as "neo-
Federal." 

15LPC, Guide to New York City Landmarks, 117. 



the residence of Baker's father at 67 East 93rd Street (1931). Now known as the George F. 
Baker, Jr. House Complex (and composed of individual Landmarks), the various pieces create 
a harmonious ensemble in their details - red brick laid in Flemish bond, delicate ironwork, and 
marble trim, among other elements - and in their arrangement around the large garden (now 
court) which opens onto the street, an unusual amenity for any Manhattan residence. Delano 
& Aldrich also designed an interesting complex of neo-Federal townhouses for R. Fulton 
Cutting, Jr., at 15 East 88th Street, and three of his children, the Cutting Houses at 12, 14, and 
16 East 89th Street (1920-22, fig. 28), which are articulated as one large mansion. All feature 
unusual first-story arcades, severe square-headed window openings, and steeply-pitched slate-
covered roofs with two levels of dormers. 

In this district, nearly two dozen surviving residences were designed in the neo-Georgian 
or neo-Federal styles, including the majority of townhouses built during the 1920s. They are 
typically faced in brick, sometimes above limestone bases, and trimmed with details in brick and 
limestone based on eighteenth-century sources, such as splayed lintels, balustraded cornices, and 
delicate porticoes. Examples include the Guy and Cynthia Cary House at 57-61 East 91st Street 
(1923-24, fig. 29) and the Emily Trevor House at 15 East 90th Street (1928, an individual 
Landmark), both by Mott B. Schmidt, one of New York's finest townhouse architects and an 
admirer of the work of Delano & Aldrich. 

Other architects of townhouses dating from this era chose different artistic idioms, rooted 
in the classical tradition of Western art. The neo-Renaissance Elie and Viola Nadelman House 
at 4-6 East 93rd Street (1921-22, fig. 30) has a sober limestone facade by the noted firm of 
Walker & Gillette, whose oeuvre includes the Fuller Building (1929, a designated Landmark). 
Architect Cass Gilbert, whose fame was earned with his United States Custom House (1905-09) 
and Woolworth Building (1911-13, both designated Landmarks), remodeled a rowhouse at 1 East 
94th Street into his own residence in 1925-26; its neo-Classical limestone facade combines 
several classical motifs as they were interpreted by builders of the sixteenth through eighteenth 
centuries. Another outstanding neo-Classical facade was designed by Swiss-born architect 
Walter Haefeli for the John Foster Dulles House at 72 East 91st Street (1927, fig. 31); based 
on architecture from the era of Louis XVI, the otherwise severe limestone surface is enlivened 
by three-centered arches at the first story, dainty balconettes and carved panels at the second 
story, and a rosette-embellished cornice. Nationally renowned architect John Russell Pope, 
designer of the Theodore Roosevelt Memorial wing of the American Museum of Natural History 
(1931-34, a designated Landmark) and the Jefferson Memorial (1937-43) in Washington, D.C., 
designed the Virginia Graham Fair Vanderbilt House at 60-64 East 93rd Street (1930-31), which 
seeks its inspiration from the architecture of the period of Louis XV; the balance of its broad, 
projecting mass and its recessed end bay is a solution to townhouse design shared by several 
others in the district. Equally distinctive, though more modest, are the modern classic designs 
of Emery Roth for Nos. 1149 and 1145 Park Avenue (1917 and 1920, respectively) in which 
the austere limestone facades feature classically-inspired entrances, faint suggestions of other 
classical elements, and one wide, single window opening per story; at No. 1149 the historic 
tripartite windows survive. 



The 1930s brought the last of the grand, historicizing townhouses; among these is the 
admirable design of William J. Creighton for the neo-Federal Garrard Winston House at 5-7 
East 92nd Street (1934-35, fig. 32), characterized by its wide quoining, tall arched windows with 
scrolled keystones, and shallow pediment. In the spirit of individuality, architects continued to 
diversify the architectural languages they employed. In contrast to the tradition-bound neo-
Georgian and neo-Federal aesthetics which dominated the period before 1930, other styles 
emerged, including the neo-Regency and modern vocabularies. Three townhouses of the 1930s, 
including the John Sloane House at 48-50 East 92nd Street (1931-32, Joseph C. Mackenzie, Jr.), 
may be described as neo-Regency in character, a modern version of late-eighteenth- and early-
nineteenth-century English forms, particularly the restrained ornament of Sir John Soane. An 
especially theatrical form of the style is found at both the William Goadby and Florence Baker 
Loew House at 56 East 93rd Street (1930-31, Walker & Gillette, fig. 33) and the Isabella 
Greenway House at 130-32 East 92nd Street (1937-38, William L. Bottomley); their large 
Venetian windows surmounted by undulating spandrels appear as proscenium arches against the 
otherwise broad smooth surfaces of the facades. 

Other townhouses are more thoroughly twentieth century in their expression. The Art 
Deco style, deriving its name from the 1925 Exposition Internationale des Arts Decoratifs et 
Industriels Modernes in Paris, relies on vertical emphasis as well as abstracted, flattened, and 
geometrically composed ornament as an expression of the industrialized twentieth century. The 
Moderne style, a variation on this movement, features more of a "machine aesthetic," 
incorporating horizontal lines, streamlined curves, modern metals, less ornament, and flat, 
monochromatic surfaces. Two distinguished examples of these trends are the Art Deco Caramai 
and John Mali House at 10 East 93rd Street (1930-31, Roswell F. Barratt; fig. 34) with its 
stylized channeled piers, scalloped frieze, chevron-embellished cornice, and spandrels featuring 
spheres and wavy lines; and the Moderne style No. 59 East 93rd Street (1937, Howes 
Construction Co.; fig. 35), with projections limited to horizontal bands and the bowed bay 
window emphasizing the use of steel and glass. Neither design relies on historical prototypes 
yet each contributes sympathetically to its streetscape. 

The modern apartment house16 

At the turn of the century, the residential options for middle-class New Yorkers included 
- besides flats buildings and increasingly expensive rowhouses ~ small apartment buildings. 
They were typically seven-story structures, often arranged around a central court; each suite, 
entered through a modest foyer, contained a long hall off of which opened six rooms and a bath. 
By virtue of their blocky massing and central courts, Madison Court at 1361 Madison Avenue 
(1900-01, Harry B. Mulliken) and Woodward Hall at 50 East 96th Street (1905-06, George F. 
Pelham) are examples of early apartment buildings in the area of the district. 

Increasing property values, higher living costs, and the desire to live in fashionable 

l6Pease & Elliman's Catalogue of East Side New York Apartment Plans (New York, 1925), passim. See also: 
Andrew Alpern, Apartments for the Affluent (New York, 1975), passim. 


