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MADISON SQUARE NORTH HISTORIC DISTRICT BOUNDARY DESCRIPTION

The Madison Square North Historic District consists of the property bounded by a line
beginning at the northwest corner of Fifth Avenue and West 25® Street, extending northerly along
the western curbline of Fifth Avenue to the northwest corer of Fifth Avenue and West 26™ Street,
easterly across Fifth Avenue, easterly along the northern curbline of East 26™ Street, northerly along
the eastern property line of 23 -25 East 26 Street, easterly along the southern property line of 23 -
25 East 26" Street, northerly along the western curbline of Madison Avenue, westerly along the
southern curbline of East 27" Street to a point at said curbline extending southerly from the eastern
property line of 9-15 East 27" Street (Block 857, Lot 66), northerly along the eastern property line
of 9-15 East 27" Street (Block 857, Lot 66), easterly along the northern property line of 17-19 East
27" Street, northerly along the eastern property line of 10-20 East 28™ Street (Block 857, Lot 66),
westerly along the southern curbline of East 28™ Street to point at said curbline extending southerly
from the eastern property line of 3-5 East 28® Street (Block 858, Lot 6), northerly along the eastern
property line of 3-5 East 28" Street (Block 858, Lot 6), westerly along the northern property line of
3-5 East 28™ Street (Block 858, Lot 6), northerly along the eastern property line of 259-263 Fifth
Avenue, aka 2-6 East 29" Street (Block 858, Lot 78), westerly along the southern curbline of East
29" Street to the southeast corner of Fifth Avenue and East 29" Street, southerly along the eastern
curbline of Fifth Avenue to a point at said curbline extending easterly from the northern property line
of 256 Fifth Avenue (Block 830, Lot 41), westerly across Fifth Avenue, westerly along the northern
property line of 256 Fifth Avenue (Block 830, Lot 41), westerly along the northern property line of
250-252 Fifth Avenue, aka 1-5 West 28" Street (Block 830, Lot 37), westerly along the northern
property line of 7 West 28" Street (Block 830, Lot 34) to a point in the northern property line of 13-
15 West 28" Street (Block 830, Lot 30) where it intersects with the eastern property line of 14 West
29" Street (Block 830, Lot 53), northerly along the eastern property line of 14 West 29" Street
(Block 830, Lot 53), westerly along the southern curbline of West 29™ Street to the southeast corner
of Broadway and West 29” Street, southerly along the eastern curbline of Broadway to the southeast
comer of Broadway and West 28™ Sireet, westerly across Broadway, westerly along the southern
curbline of West 28" Street, southerly along the western property line of 1181-1183 Broadway, aka
22 West 28" Street (Block 829, Lot 57), westerly along the northern property lines of 31 to 55 West
27" Street, southerly along the western property line of 49-55 West 27 Street (Block 829, Lot 7),
easterly along the northern curbline of West 27™ Street to a point in said curbline extending northerly
from the the western property line of 40-42 West 27 Street (Block $28, Lot 70), southerly across
West 27* Street, southerly along the western property line of 40-42 West 27" Street (Block 828, Lot
70), westerly along the northern property line of 37-43 West 26™ Street (Block 828, Lot 9), southerly
along the western property line of 37-43 West 26™ Street (Block 828, Lot 9), easterly along the
northern curbline of West 26" Street to a point in said curbline extending northerly from the western
property line of 1129-1137 Broadway, aka 10 West 26™ Street (Block 827, Lot 49), southerly across
West 26™ Street, southerly along the western property line of 1129-1137 Broadway, aka 10 West 26™
Street (Block 827, Lot 49), easterly along the southern property line of 1129-1137 Broadway, aka
10 West 26" Street (Block 827, Lot 49), southerly along the western property line of 11 West 25th
Street (Block 827, Lot 27), easterly along the northern curbline of West 25™ Street to the point of
the beginning, Borough of Manhattan.



TESTIMONY AT THE PUBLIC HEARING

On May 29, 2001, the Landmarks Preservation Commission held a public hearing on the
proposed designation of the Madison Square North Historic District (Item No. 1). The hearing was
duly advertised in accordance with provisions of the law. Fourteen people spoke in favor of the
designation, including representatives of Councilmember Christine Quinn, State Senator Thomas K.
Duane, Assemblyman Richard N. Gottfried, the Historic Districts Council, the Society for the
Architecture of the City, the New York Landmarks Conservancy, the 29" Street Neighborhood
Association, the Drive to Protect the Ladies’ Mile District, and the Save the Coogan Ceoalition.
Several of the speakers testifying in support of the district expressed interest in a larger designation
effort in the Madison Square North area. Three owners expressed opposition to the inclusion of their
property in the district. The commission also received many letters in support of designation,
including correspondence from the Friends of Terra Cotta and the Municipal Art Society.

INTRODUCTION

The Madison Square North Historic District consists of approximately 96 buildings
representing the period of New York City’s commercial history from the 1870s to the 1930s, when
this section prospered, first, as a major entertainment district of hotels, clubs, stores and apartment
buildings, and then, as a mercantile district of high-rise office and loft structures. Located to the north
and west of Madison Square Park, along Fifth Avenue and Broadway, the district also contains
numerous rowhouses, Art Deco-style towers, as well as modest twentieth-century commercial
structures, all of which testify to each successive phase in area’s development.

Madison Square was Manhattan’s social center in the 1850s, attracting many prominent
families. These wealthy residents lived in brownstone-fronted buildings located close to, and on, Fifth
Avenue. Following the opening of the Fifth Avenue Hotel (demolished) in 1859, many hotels and
apartment hotels were constructed in the area, including 251 Fifth Avenue (1870-72), one of the
earliest apartment buildings in New York City. Six hotels survive in the district, including the von
Hoffman (1893), Breslin (1903-5), Latham (1904), and Prince George (1905). During this period,
stores, restaurants, and social clubs flourished in the surrounding blocks. Most of the rowhouses
were converted to commercial use by the 1880s, including 8 West 28" Street, which had a restaurant
on the first floor and bachelor apartments above. Several notable small commercial buildings were
constructed in the 1880s and 1890s. John Jacob Astor built 21 West 26™ Street as the Queen Anne-
style headquarters of his real estate empire in 1880-81, and Charles A. Baudouine built 256 Fifth
Avenuein 1892-93, a Moorish Revival-style commercial structure that was, for many years, occupied
by the celebrated portrait photographer Napoleon Sarony. Several distinguished bank buildings were
constructed in subsequent decades along Fifth Avenue, including neo-classical works by John
Duncan, C.P.H. Gilbert, and McKim, Mead & White.



The scale and density of the historic district began to increase with the construction
of large office buildings after 1895. Some of the earliest examples were the Baudouine
Building (1896), Revillon Building (1896), Townsend Building (1897), St. James Building
(1896-98) and Brunswick Building (1906-7). Ten or more stories tall, most were designed
in the Classical Revival or Beaux-Arts style. Architectural firms and related businesses
became the primary tenants, including such noted figures as Bruce Price, Cyrus Eidlitz,
Carrere & Hastings and John Russell Pope. Following the opening of Pennsylvania Station,
an important group of loft buildings was constructed in the district. Targeted to mainly
wholesale merchants, these slender twelve to eighteen-story tall buildings featured separate
freight lobbies, high ceilings, and large floor plates interrupted by a minimum of columns.
Many were designed in the neo-Gothic style, particularly the picturesque Croisic Building
(1910-12), designed by Frederick C. Browne. During the 1920s, larger commercial buildings
were erected, such as 243-49 Fifth Avenue, designed by George Pelham, and 261 Fifth
Avenue, atwenty-cight story set-back tower designed by Ely Jacques Kahn. Built in 1928-29,
this Art Deco-style loft and office building features distinctive polychrome terra-cotta
orament and geometric brickwork.

The Madison Square North Historic District retains its character as an early twentieth-
century commercial district. In contrast to other sections of midtown Manhattan, many
structures continue to serve their original, or a related purpose. While most of the residences
and hotels have been converted to new uses, the majority of office and loft buildings continue
to accommodate a varied group of wholesale businesses.



THE HISTORICAL AND ARCHITECTURAL DEVELOPMENT OF THE
MADISON SQUARE NORTH HISTORIC DISTRICT

Madison Square in the Early Nineteenth Century

In the early nineteenth century, the historic district was open farmland, owned by Issac
Varian, Casper Samler, and John Horn. Immediately south of 23" Street, between Broadway
and Fifth Avenue, stood Horn’s homestead, later called Buck’s Horn Tavern. Relocated to
a site at the northwest corner of 23" Street and Fifth Avenue by 1839, the building became
known as the Madison Cottage, a popular tavern and road house. The New York Herald
described the modest frame structure in 1847 as “a beautiful place of resort . .. one of the
most agreeable spots for an afternoon lounge in the suburbs of the city.”

In 1811, a proposal was made to divide Manhattan into a rectangular grid of streets
extending north from 14® Street. Known as the Commissioners’ Plan, it featured twelve
parallel avenues, each one hundred feet in width, intersected by sixty foot wide crosstown
streets. While the grid was, for the most part, built to the island’s northern tip, Madison
Square’s character was profoundly shaped by alterations and exceptions to the plan.

Two north-south streets define the historic district: Fifth Avenue and Broadway.
While Fifth Avenue was part of the Commissioners’ proposal, Broadway, originally known
as the Bloomingdale Road, is one of Manhattan’s most conspicuous exceptions to the grid.
Established under British rule in 1703, Broadway originally stretched from what is now 14"
to 87" Streets. The Commissioners’ Plan eliminated most of the colonial streets above 14"
Street, however Broadway’s irregular route was, for the most part, preserved, winding its
way from Bowling Green to Marble Hill and beyond. Where it intersects with avenues, it
expands, creating a string of distinctive urban spaces, variously known as Union Square,
Herald Square, Times Square, and Madison Square.

The Commissioners’ Plan set aside specific areas as markets and parks. The largest
parcel, the “Grand Parade,” was proposed for the blocks between 23 and 34" Streets, Third
and Seventh Avenues. It was reduced in size and named for the current United States

' Historical Sketch of Madison Square (New York: Meriden Monographs No.1, 1894),
15. The Varian homestead was located near the intersection of Broadway and 26™ Street, and the
Samler cottage (also known as the Anderson cottage) was located on the site of Gilsey House, at
the northeast corner of Broadway and 29™ Street, until 1869. See David W. Dunlap, On
Broadway: A Journey Uptown Over Time (New York: Rizzoli Books, 1990), 131, 132, 135, 139.
According to Stephen Jenkins, “one of the oldest relics of the olden time to disappear was a tree
on the west side [of Broadway] in front of Number 1151, near Twenty-sixth Street, which had
been the gateway of the old farm near the homestead; it stood until about 1890.” The Greatest
Street in the World: The Story of Broadway, Old and New, from Bowling Green to Albany, (New
York and London: G. P. Putnam’s Sons, 1911), 250.
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President, James Madisen, in March 1811. From 1807-23, Madison Square was mostly used
by the United States military, which occupied a small stone and brick arsenal near the
intersection of Fifth Avenue and 24™ Street. In subsequent years, the building was converted
into the New York House of Refuge, a children’s shelter that was destroyed by fire in 1839,

The Commeon Council voted to establish Madison Square as a “public place” in May
1836. Under Mayor James Harper — and ten years before the creation of Central Park — the
city allocated funds to purchase the land, drain existing streams, and eliminate the Boston
Post Road, whose diagonal route bisected the park heading northeast from Fifth to Madison
Avenues. The grounds were subsequently leveled, sodded, and enclosed with an cast-iron
fence. The 6.23 acre park, extending from 23™ to 26™ Streets, and Fifth to Madison Avenues,
opened in May 18477

A decade later, a fifty-one-foot tall granite obelisk marking the grave of Major-
General Jenkins Worth (1794-1857), a hero in the Seminole and Mexican Wars, was erected
across from the park on a highly-visible plot at the triangle formed by intersection of
Broadway, Fifth Avenue, and 24 Street. Designed by James Goodwin Batterson, it was
Madison Square’s first public monument. Set on a rectangular pedestal and surrounded by
an impressive cast-iron fence, the obelisk is decorated with military imagery, such as cannons,
swords, and a relief of Worth on horseback. The General’s remains are interred beneath the
monument’s south end.

Early Development: At Home on Madison Square, 1850-1565

In the decades following the opening of Madison Square, numerous houses were built
along the north and east sides of the park, as well as in the surrounding blocks. Heirs to the
Varian and Samier estates began to partition their propertics in the 1830s, selling lots to both
private individuals and speculative builders.’ The typical pattern was to divide the blocks into
lots twenty or twenty-five feet wide and one hundred feet deep. The majority of residences
were brick or brownstone-fronted buildings in the prevailing Italianate style. The use of
omament was relatively spare, surrounding the entrances, above the windows, and on the
cornices. Most were four or five stories tall above a raised basement with the parlor floor
level approached by a wide staircase. These houses lined Fifth Avenue, Madison Square, and
the side streets, maintaining a uniform setback, interrupted only by an occasional church or

? During the 1810s, there were four arsenals in Manhattan. For additional details
concerning the park, see Edwin F. Burrows and Mile Wallace, Gorham: A History of New York
City 1o 1898 (New York: Oxford University Press, 1999), 421, 501-2; Kenneth Holcomb
Dunshee, As You Pass By (New York: Hastings House, 1952), 233-35; 1. N. Phelps Stokes, The
Iconography of Manhattan Island, 1498-1905 (New York, 1915-1928), various dates and pages.

* New York City Department of Conveyances.
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commercial structure.

Approximately twenty-five percent of the existing structures in the historic district
were planned as single-family residences. Built individually or by developers in small groups,
all were completed between 1849 and 1865. The district’s earliest structure is 1153
Broadway, a three-story brick residence built in 1849-51. Despite significant alterations to
the first story, the upper stories retain their original sills and lintels, as well as a wood cornice
with dentils and egg-and-dart moldings. James Drake, a local resident, built three five-story
brownstone residences along Broadway in 1854, of which a pair survive at 1145 and 1147
Broadway.* Converted to commercial use in the early twentieth century, the facades retain
some of their original elements, such as projecting brownstone sills and lintels.

The south side of 28" Street, between Fifth Avenue and Broadway, has five
contiguous four-story structures built as single-family residences between 1855 and 1862.
Despite various commercial alterations, the block is unique in the historic district for
maintaining its residential scale. The earliest houses on the block, at 6 and 8 West 28" Street,
were built by John Kinnier in 1855. Whereas the remarkably well-preserved upper facades of
6 West 28" Street display their original stone architraves, splayed keystones and comice, 8
West 28" Street received a completely new brick and stone facade in 1888, designed by
Charles Romeyne & Co., in the Romanesque Revival style. Similarly dramatic commercial
conversions occurred at 4 West 28" Street (1885) and 12 West 28" Street (1916).

By 1860, Madison Square was known as the city’s social center, attracting members
of the Haight, Stokes, Schieffelin, Wolfe, and Barlow families.’ These wealthy residents
shaped the neighborhood’s character, successfully opposing construction of the Crystal Palace
(1853) and a new City Hall (1855) in Madison Square Park, as well as supporting a diverse
group of churches, representing the Episcopal, Dutch Reform, Presbyterian, and Catholic
faiths. The earliest was the Church of the Transfiguration (aka the Little Church Around the
Comer) at 1 East 29™ Street, which held its first service in 1850, followed by Trinity Chapel
(begun 1850, now the Serbian Orthodox Cathedral of Saint Sava) at 15 West 25" Street, and
the Marble Collegiate Church (1851-54) at 272 Fifth Avenue. All are designated New York
City Landmarks.

Occupied by Union soldiers as a campground during the Civil War, by 1870 the park

* Drake lived at 15 West 26% Street in 1866.

3 Early residents of Madison Square helped found the Knickerbocker Base Ball Club in
1842. For several years, the club gathered in a vacant lot near Madison Avenue and 27" Street,
developing formal rules for what would become the game of baseball. Forced out by subsequent
development, in June 1846 they began to play on fields in Hoboken, New Jersey. See Burrows,
733, Stokes, September 3, 1845, The Encyclopedia of New York City (New Haven: Yale
University Press, 1993), 81. Fifth Avenue (The Fifth Avenue Bank of New York, 1915), 28.
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was in a bad state of repair. That year, the Common Council voted to finance the renovation
of several Manhattan parks, including Madison Square. Ignatz Pilat, the Austrian-born chief
gardener of Central Park, and William Grant, were hired to redesign the park and to create
its present layout. In an effort to raise money to construct the Statue of Liberty, from 1876-
84 the statue’s arm and torch were exhibited in the park near Fifth Avenue. Various
sculptures would also be commissioned, such as statues of William H. Seward (1876), Roscoe
Conkling (1893), and Chester Alan Arthur (1898), as well as the acclaimed Farragut
Memorial (1380). The later two men were both residents of the surrounding area; Conkling,
a United States Senator, lived at 9 West 29" Street, and Arthur, the 21% President of the
United States, lived at 34 West 21 Street. In 1881, Arthur took the oath of the office of

President in his house at 123 Lexington Avenue, between 28" and 29™ Streets.

Leisure and Hospitality in Madison Square, 1859-1905

The prestigious Fifth Avenue Hotel stood on the west side of Broadway, between 23"
and 24" Streets, for almost fifty years. Constructed in 1856-58 for Amos R. Eno when most
city hotels were located below 14™ Street, it signaled the beginning of a new hotel district.®
The five-hundred room palazzo-style hotel, co-owned and managed by Paran Stevens, was
famous for its luxurious accommodations that included fireplaces in every room, private
bathrooms, and a steam-operated elevator, the first to be installed in a hotel.” It attracted
many distinguished guests, including nine Presidents of the United States and many influential
members of the Republican Party.

While some critics doubted Eno’s uptown hotel would succeed, Broadway quickly
became “an avenue of great hotels,” including such famed establishments as the Albermarle
House {1860), Hoffman House {1864}, Worth House (c. 1865), St. James Hotel (c. 1866),
and Victoria Hotel (originally Stevens House, 1870-72).° Peter Gilsey, a Danish-born

¢ “Amos R. Eno’s Life Ended,” Obituary in the New York Times, February 22, 1898. Born
1810, he was also an organizer of the Second National Bank, which was originally located in the
Fifth Avenue Hotel and later moved to 250 Fifth Avenue, at the northwest corner of 28" Street.
His son, Amos F. Eno, donated his collection of early New York City views to the New York
Public Library.

7 Steven's son, Henry, was briefly engaged to marry Edith Jones (later Wharton). R,W.B.
Lewis, Edith Wharton: A Biography (New York: Harper & Row, 1975}, 45.

® King's Handbook of New York (Boston: Moses King, 1893), 148.

? These hotels have all been demolished. The closing of the Hoffman House was first-page
news. “In its best days the hotel vied with the Fifth Avenue as great political headquarters.” See
“The Hoffman House Sold for $3,500,00,” New York Times, February 24, 1915, 1.

7



tobacco dealer and real estate investor, built two notable hotels on Broadway, the five-story
Coleman House (Charles Mellon, 1867) and Gilsey House (Stephen Decatur Hatch, 1869-71,
adesignated New York City Landmark).'"® Martha G. Lamb, author of the History of the City
of New York (1877), lived in Coleman House during the late 1870s. Itclosedin 1902 and was
subsumed into the present Beaux Arts-style commercial structure at 1161-75 Broadway (aka
25 West 27" Street).

Within the historic district are six structures built as hotels. The earliestis 39-41 West
27" Street (now the Senton Hotel), a seven-story structure designed by Renwick, Aspinwall
& Company in 1890. The facade features Renaissance Revival-style motifs, articulated in
brick, brownstone, and terra cotta. George Keister designed the Von Hoffman at 29 West 26"
Street in 1893, a seven-story hotel and boarding house that recalled Stanford White’s
Renaissance Revival-style Imperial Hotel (1889, demolished) at Broadway and 31 Street."’
Clad in limestone and orange ironspot brick, the Von Hoffman’s upper stories feature striking
neo-classical details in buff-colored terra cotta.

The Victoria Hotel (demolished) was the district’s first luxury apartment building.
Designed in 1870 by Richard Morris Hunt, it was the first of several important apartment
houses constructed in the district on Fifth Avenue."* Two years later, in 1872, the seven-story
(William D.) Black Building, designed by the prominent architect George B. Post, began
construction. Located at 251 Fifth Avenue, at the northeast corer of 28% Street, it is one of
the earliest surviving apartment buildings in New York City. Designed in the Queen Anne
style, with brownstone details, it originally featured a pyramidal crown with dormer windows
that would have been visible from Madison Square. The twelve-story Knickerbocker
Apartments, at 243-49 Fifth Avenue, at 28" Street, were built in 1882-84 (Charles W.
Clinton, demolished).™

Apartment living became fashionable among the wealthy classes, and particularly
unmarried men in the 1880s. Variously called apartment houses, French Flats, and Bachelor

' The Gilsey family also owned the Comedy (later Princess) Theater on the west side of
Broadway, between 28™ and 29" Streets.

' Keister was responsible for many residences and theaters, such as the Hotel Gerard
(1893-94, a designated New York City Landmark), one of the earliest apartment hotels in Times
Square, and the Belasco Theater (1906-7, a designated New York City Landmark).

12 President Grover Cleveland is said to have lived in the Hotel Victoria “after his first
term.” Jenkins, The Greatest Street in the World, 244,

13 Edward Livingston Youmans (1821-1887), the founder of Popular Science Monthly
(later Scientific Monthly) lived in the Knickerbocker Apartments, as well as the merchant-
politician Issac Bell and banker James T. Woodward.
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apartments, many of these multiple dwellings survive in the historic district. While some began
as single-family dwellings, such as the 1149 Broadway, 8 West 28™ Street, and 19 West 26"
Street, a significant group were built specifically for this purpose. In 1883, Louis L. Todd
commissioned August Hatfield to design a ten-story French Flats building at 49-55 West 27"
Street. Designed in the Romanesque Revival-style, it features three-story rusticated stone base
and curved end bays with triple windows. It was later renamed the Hotel Earlington. Lorenz
F. J. Weihler designed and built 26 West 27" Street in 1900, a seven-story bachelor
apartments building in the Beaux-Arts style.

Area hotels grew in size and became less exclusive after 1900, The Breslin was built
on a large trapezoidal lot at the southwest corner of Broadway and 29” Street in 1903-5. It
replaced the Sturtevant House and was the last hotel built on this section of Broadway.
Colonel James Henry Breslin had been active in the hotel field since the 1870s and was
associated with the St. James Hotel, Gilsey House, the Hotel Wolcott, the Manhattan Beach
and Oriental Hotels, as well as Chicago’s Auditorium Hotel.' Designed by the architects
Clinton & Russell, and leased from the United States Realty Company, the twelve-story hotel
opened in November 1904. The main entrance, originally marked by a barrel-vauited
marquee, was located on 29™ Street. Notable interior features included a “ladies grill room”
and an “exquisite” pastel color scheme in the various public spaces.’

In successive years, the Hotel Latham (Augustus N. Allen, 1904) and Prince George
Hotel, both on East 28" Sireet, between Madison and Fifth Avenues, opened.'® The Prince
George was the last and largest hotel built in the district, catering to both permanent and
transient guests. Commissioned by Charles F. Rogers in 1904-5, the thirteen-story building
dominates the block. It replaced three rowhouses on 28" Street, as well as a stabie and group
of rowhouses on 27® Street.'” The main entrance was located on 28® Street, a biock and a
half from the recently-completed IRT subway at Fourth (now Park) Avenue and 28" Street.
The hotel was designed by the architect Howard Greenley, who studied at the Ecole des

4 King’s Notable New Yorkers of 1896-1899 (Boston and New York: Moses King,1899),
385. See “Hotel Men all mourn Jim Breslin,” Obituary in New York Times, April 1, 1906, 11.

'3 In the historic district, the architects Clinton & Russell also designed 1178 Broadway
(1901-2). “The Hotel Breslin,” Real Estate Record and Guide, November 19, 1904, 1082,

' During his last years, the landscape photographer and artist, William Henry Jackson
(1843-1942) lived in the Hotel Latham. Patrick Bunyan, All Around Town: Amazing Manhattan
Facts and Curiosities (New York: Fordham University Press, 1999), 252.

17 Charles F. Rogers was the son of the popular sculptor John Rogers. See John Taumac,

Elegant New York: The Builders and the Buildings, 1885-1915 (New York: Abbeville Press), 53.
The hotel remained “under the family’s control” until the mid-1950s. See New York Times,

September 15, 1954, clipping, New-York Historical Society.
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