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Upper West Side/Oentral Bark West Historic District Boundaries 

The Upper West Side/Central Park West Historic District consists of the 
property bounded by a line beginning at the southwest corner of the 
intersection of Central Park West and West 96th Street, extending southerly.» 
along the western curb line of Central Park West, westerly along the 
northern curb line of West 62nd Street, northerly along the western property 
line of 25 Central Park West, northerly across West 63rd Street, westerly 
along the northern curb line of West 63rd Street, northerly and easterly 
along the western and northern property lines of 13-15 West 63rd Street, 
northerly along part of the western property line of 3-11 West 63rd Street, 
easterly along the southern curb line of West 64th Street, northerly across 
West 64th Street, northerly and easterly along the western and part of the 
northern property lines of 41 Central Park West, northerly along the western 
property line of 50 Central Park West, easterly along the southern curb 
line of West 65th Street, northerly across West 65th Street, northerly along 
the western property line of 51-53 Central Park West, westerly and northerly 
along part of the southern and the western property lines of 55 Central Park 
West, northerly across West 66th Street, westerly along the northern curb 
line of West 66th Street, northerly along part of the western building line 
of 8 West 67th Street, westerly along the southern property lines of 26-50 
West 67th Street, northerly along the western property line of 42-50 West 
67th Street, northerly across West 67th Street, westerly along the northern 
curb line of West 67th Street, northerly along the western property line of 
39-41 West 67th Street, westerly along part of the southern property line of 
60-66 West 68th Street, westerly along the southern property lines of 68-76 
West 68th Street and 171-179 Columbus Avenue, northerly along the eastern 
curb line of Columbus Avenue, northerly across West 68th Street to the 
northeast corner of Columbus Avenue, westerly across Columbus Avenue, 
westerly along the northern curb line of West 68th Street, northerly along 
the western property lines of 180-188 Columbus Avenue, westerly along the 
southern property lines of 108-120 West 69th Street and the irregular 
southern property lines of 122-128 West 69th Street and 2016-2018 Broadway 
(as determined by the City Surveyor's Map), northwesterly and northerly 
along the eastern curb line of Broadway, northerly across West 72nd Street, 
northerly along the eastern curb line of Amsterdam Avenue, easterly along 
the southern curb line of West 77th Street, northerly across West 77th 
Street, northerly and easterly along the western and part of the northern 
property lines of 137 West 77th Street, northerly along the western property 
lines of Lot 148 and 136 West 78th Street, northerly across West 78th 
Street, westerly along the northern curb line of West 78th Street, southerly 
across West 78th Street, southerly along the eastern property lines of 
371-375 Amsterdam Avenue, westerly along the southern property line of 371 
Amsterdam Avenue, northerly along the eastern curb line of Amsterdam Avenue 
to the southeast corner of West 79th Street, westerly across Amsterdam 
Avenue, westerly along the southern curb line of West 79th Street, southerly 
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along the eastern property line of 206 West 79th Street, westerly along the 
southern property lines of 206-226 West 79th Street, northerly along the 
western property line of 226 West 79th Street, northerly across West 79th 
Street, northerly along the western property line of 225 West 79th Street, 
easterly along the northern property lines of 225-203 West 79th Street, 
northerly along the western property lines of 410-416 Amsterdam Avenue, 
northerly across West 80th Street, northerly along the western property 
lines of 203 West 80th Street and 428-434 Amsterdam Avenue, northerly across 
West 81st Street, northerly along the western property lines of 440-446 
Amsterdam Avenue, easterly along part of the northern property line of 
444-446 Amsterdam Avenue, northerly along the western property lines; of;r 
448-454 Amsterdam Avenue, northerly across West 82nd Street, westerly along 
the northern curb line of West 82nd Street, northerly along the western 
property lines of 460-466 Amsterdam Avenue, northerly along part of the 
western property line of 208 West 83rd Street, northwesterly along part of 
the southern property line of 208 West 83rd Street and the southern property 
line of 210 West 83rd Street, northerly along the western property line of 
210 West 83rd Street, easterly along the southern curb line of West 83rd 
Street, northerly across West 83rd Street, northerly along the western 
property lines of 480-486 Amsterdam Avenue, easterly along part of the 
northern property line of 486 Amsterdam Avenue, northerly along the western 
property lines of 488-494 Amsterdam Avenue, easterly along the southern curb 
line of West 84th Street, southerly along the eastern property l̂ ines of 
495-489 Amsterdam Avenue, easterly along part of the northern property line 
of 487 Amsterdam Avenue, easterly along the northern property lines of 
173-167 West 83rd Street, southerly along the eastern property line of 167 
West 83rd Street, westerly along the northern curb line of West 83rd Street, 
southerly across West 83rd Street, southerly along the eastern property line 
of 471-475 Amsterdam Avenue (aka 168 West 83rd Street), southeasterly along 
part of the northern property line of 159 West 82nd Street and the northern 
property lines of 157-137 West 82nd Street, northerly along part of the 
western property line of 135 West 82nd Street, easterly along the northern 
property lines of 135- 113 West 82nd Street, northerly along the western 
property line of 120 West 83rd Street, easterly along the southern curb line 
of West 83rd Street to the southeast corner of Columbus Avenue, northerly 
across West 83rd Street, northerly along the eastern curb line of Columbus 
Avenue to the northeast corner of West 84th Street, westerly across Columbus 
Avenue, westerly along the northern curb line of West 84th Street, northerly 
along the western property lines of 498-504 Columbus Avenue and 102-104 West 
85th Street, northerly across West 85th Street, westerly along the northern 
curb line of West 85th Street, northerly along the eastern curb line of 
Amsterdam Avenue, easterly along the northern property lines of 521-527 
Amsterdam Avenue and 173-163 West 85th Street and part of the northern 
property line of 159-161 West 85th Street, southerly along part of the 
eastern property line of 159-161 West 85th Street, easterly along part of 
the northern property line of 159-161 West 85th Street and the northern 
property lines of 157-119 West 85th Street, northerly along the western 
property line of 124 West 86th Street, northerly across West 86th Street, 
westerly along the northern curbline of West 86th Street, northerly along 
the western property line of 137 West 86th Street, westerly along part of 
the southern property line of 140 West 87th Street and the southern property 
line of 142 West 87th Street, northerly along the western property line of 
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142 West 87th Street, northerly across West 87th Street, westerly along the 
northern curb line of West 87th Street, northerly and westerly along the 
western and northern property lines of 169 West 87th Street, northerly along 
the western property line of 166 West 88th Street, northerly across West 
88th Street, westerly along the northern curb line of West 88th Street, 
northerly along the western property line of 177 West 88th Street, easterly 
along the northern property lines of 177-103 West 88th Street, southerly 
along the eastern property line of 103 West 88th Street, southerly across 
West 88th Street, easterly along the southern curb line of West 88th Street 
and continuing easterly after crossing Columbus Avenue, northerly across 
West 88th Street, northerly along the western property line of 61 West 88th 
Street, westerly along part of the southern property line of 64 West 89th 
Street, westerly and northerly along the southern and western property lines 
of 66 West 89th Street, northerly across West 89th Street, westerly along 
the northern curb line of West 89th Street, northerly along the western 
property line of 71 West 89th Street, easterly along the northern property 
lines of 71-65 West 89th Street and part of the northern property line of 63 
West 89th Street, northerly along the western property line of 52 West 90th 
Street, northerly across West 90th Street, westerly along the northern curb 
line of West 90th Street, northerly and easterly along the western and part 
of the northern property lines of 63 West 90th Street, northerly along the 
western property line of 70 West 91st Street, easterly along the southern 
curb line of West 91st Street, northerly across West 91st Street, northerly 
along the western property line of 315 Central Park West, westerly and 
northerly along part of the southern and the western property lines of 320 
Central Park West, northerly across West 92nd Street, westerly along the 
northern curb line of West 92nd Street, northerly along the western property 
line of 49 West 92nd Street, easterly along the northern property lines of 
49-35 West 92nd Street, northerly along part of the western property line of 
4-36 West 93rd Street (aka 3-33 West 92nd Street), easterly along the 
southern curb line of West 93rd Street, northerly across West 93rd Street, 
northerly along the western property line of 333 Central Park West, westerly 
along part of the southern property line 336 Central Park West and the 
southern property lines of 20-54 West 94th Street, northerly along the 
western property line of 54 West 94th Street, northerly across West 94th 
Street, westerly along the northern curb line of West 94th Street, northerly 
and easterly along the western and part of the northern property lines of 59 
West 94th Street, northerly along the western property line of 46-50 West 
95th Street, easterly along the southern curb line of West 95th Street, 
northerly across West 95th Street, northerly along the western property 
lines of 51 West 95th Street and 46-48 West 96th Street, easterly along the 
southern curb line of West 96th Street to the point of beginning. 
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Testimony at the Public Hearing 

On January 12-13, 1988, the landmarks Preservation Ctoaranission held a 
public hearing on the proposed designation of this historic district (Item 
No. 1). The hearing, duly advertised in accordance with the provisions of 
law, was held at the Universalist Church, Central Park West and West 76th 
Street, and lasted from 10:45 a.m. to 1:17 a.m. One hundred twenty-four 
people offered testimony; ninety-four spoke in favor of designation, and 
thirty spoke in opposition to the designation of the district in whole or in 
part. The C5oaratiissiOTi has received over 350 letters expressing support fdr^ 
the district, approximately two dozen against, and several expressing 
uncertainty. 

The Ctoarnmission voted to designate the district the day Laurie 
Beckelman's appointment to the Commission was affirmed by the City Council. 
The vote was taken before she took her place on the Commission. 
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DSITODDQCITON 

The Upper West Side/Central Park West Historic District, encortpassing 
some 2000 buildings, extends from 62nd Street to 96th Street along Central 
Park West, from 68th Street to 88th Street along Columbus Avenue, from 69th 
Street to 72nd Street along Broadway, from 72nd Street to 84th Street and 
the northeast corner of 85th Street along Amsterdam, and includes side 
street blocks connecting the avenues and portions of two 79th Street 
blockfronts west of Amsterdam Avenue. Central Park West with its high wall^ 
of buildings and dramatic skyline facing Central Park West forms a regular 
edge at the eastern boundary. The lower portion of Amsterdam Avenue and 
Broadway, also with high walls of buildings, form a similar regular edge at 
the western boundary. 

The district evokes the distinctive qualities of the Upper West Side, 
from its powerful iconography of twin towers along Central Park West to its 
active commerce along Columbus Avenue to its residential side streets. The 
initial development of the neighborhood reflects a concentrated boom in the 
city's expansion, supported by transportation irtprovements on the avenues. 
Although later construction, particularly in the 1920s and 1930s, replaced 
some of the original buildings, it has enhanced the vibrant quality of the 
Upper West Side both socially and arcMtee±urally. 

The district is defined by its large concentration of architecturally 
distinctive and high quality buildings which characterize the development of 
the Upper West Side east of Broadway over a fifty year period from the 1880s 
to the 1930s. The district encompasses a number of residential building 
types, as well as related institutional and commercial buildings. The 
complex historical and architectural interrelationship among these buildings 
is one of the factors which helps to define the character of the district. 
Speculatively-built three-, four-, and five-story rowhouses, designed as 
harmonious groins, were constructed within a relatively short span of years 
(1880-1910) * that ended in the first decade of the twentieth century. These 
rowhouses, the predominant residential building type in the district, are 
located on the side streets throughout the district and survive in isolated 
groups on Cfentral Park West and the cross streets of West 72nd, West 79th, 
and West 86th Streets. Contemporaneous with the rowhouses are five- and 
six-story neo-Grec and Romanesque Revival style tenements and flats building 
which are predominantly located on Cblumbus and Amsterdam Avenues. Many 
were built in conjunction with side street rowhouses, and are related to the 
rowhouses in height, scale, material, and architectural detail. Scaraewhat 
taller eight to twelve-story apartment hotels and studio buildings, found on 
both avenues and the streets, began to be built in the 1890s. Larger 
twelve- to seventeen-story apartment buildings, which are particularly 
prevalent along Central Park West and the major cross streets, were 
constructed during two phases, before and after World War I. These were 

LA few rowhouses were constructed in the early 1870s, prior to the 
Panic of 1873. 
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designed by a number of prominent architects, among them Rosario Candela, 
Mulliken & Moeller, Neville & Bagge, George F. Pelham, and Schwartz & Gross. 
Many of the ittultiple dwellings, particularly the tenements, flats, and 
apartment hotels, were designed with commercial space at street level. A 
few specially designed commercial buildings are located on the avenues and 
West 72nd Street. Throughout the period of development of the district, a 
variety of specialized buildings designed by some of the city's most 
prestigious architects have been constructed to meet the social, 
educational, and religious needs of the residents, and these complement the 
residential buildings and enhance the architectural character of the area. 

The development of the district was affected by several factors. Plans 
for Central Park in the 1850s led to the first wave of land speculation on 
the Upper West Side, particularly along Central Park West. A small flurry 
of rowhouse construction viiich began in the early 1870s, was halted by the 
financial Panic of 1873. The 1880s were the first major decade of 
development in the area, signalled by the opening of the Ninth Avenue El in 
1879 and the opening of a cable car route along Tenth Avenue. Development 
of both rowhouses and multiple dwellings tended to cluster around the 
stations of the El. By the end of the decade, these two building types, 
which help define the character of the district, had been firmly 
established. 

The unusually long side street block which form the heart of the 
district were initially built up with long rows of houses which present a 
picture of the final years of rowhouse construction in Manhattan. These 
rows unify the streetscapes by consistent height, setback, and overall form, 
although the rows are stylistically varied and there is often a great deal 
of variety in form and ornamental detail within each row, thus producing a 
multiplicity of configurations (for example, ABCDCBA). High stoops and the 
earth tones of brick and brownstone facades are other qualities which unify 
the rcwhouses. While over 100 architects designed rowhouses within the 
district, certain of them made a major impact, including Henry J. 
Hardenbergh, Neville & Bagge, Gilbert A. Schellenger, and Thorn & Wilson and 
the presence of their work is another unifying characteristic. The avenue 
ends of the side street blockfronts contain flats and tenements which relate 
to the rowhouses in height, scale, material, and architectural detail, and 
were often designed by the same architects. In the years following World 
War, apartment buildings began to interrupt rows of houses on the side 
streets. The resultant eight- to ten-story buildings relate to the 
rowhouses in materials and architectural details even thouĉ i twice the 
height of the rowhouses. 

The 100-foot wide cross streets of the district, West 72nd Street, West 
79th Street, and West 86th Street, are individually distinctive. Like the 
side streets, the wider cross streets were initially built up with 
rowhouses, often grander and more elaborate than those on the narrower side 
streets. Isolated groups of these survive on all three streets. The 
blockfronts of West 72nd Street and West 79th Street closest to Broadway 
began to be transformed for commercial use in the early years of the 
twentieth century. In some instances, extensions containing commercial 
storefronts were inserted into the lower two stories of existing rowhouses 
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and brought out to the building line. In other instances, particularly on 
West 72nd Street, this transformation resulted in the replacement of 
rowhouses by small commercial buildings or the complete alteration of 
rowhouses with new facades at the building line; both types of alterations 
maintained the rcwhouse scale. Taller apartment hotels, often ten or more 
stories, were introduced in the early years of the twentieth century on the 
easterly blockfronts of West 72nd Street, West 79th Street, and along West 
86th Street, as well as on the commercial blockfronts of West 72nd Street. 
On the same non-commercial cross-street blockfronts most of the 1880s 
rowhouses were replaced by tall apartment buildings in the years following-
World War I, and these buildings, in many ways similar to those found on^ 
Central Park West, play an important part in defining the character of these 
cross streets in the district. 

Central Park West developed more slowly and unevenly than the side 
streets and avenues to the west, although the Dakota (1880-84) at West 72nd 
Street was the first major residential building constructed in the area. 
The character of Central Park West is enhanced by such major institutional 
buildings as the American Museum of Natural History and the New-York 
Historical Society, begun in the nineteenth century/ as well as several 
tum-of-the-century religious buildings. The Central Park West that we knew 
today as one of New York's grandest residential streets was largely built in 
the twentieth century, and its tall apartment buildings fall roughly into 
three stylistic categories: Beaux-Arts inspired from the first decade of 
the century and designed by such architects as Clinton & Russell, Robert T. 
Lyons, and Townsend, Steinle & Haskell; neo-Renaissance from the 1920s and 
designed by such architects as George & Edward Blum, Emery Roth, and 
Schwartz & Gross; and Art Deco towers from the late 1920s and early 1930s 
designed by such architects as Irwin Chanin, Emery Roth, and Schwartz & 
Gross. Among the latter two categories are the highly characteristic multi-
towered buildings, all of which are designated New York City landmarks. The 
side street facades of the Central Park West apartment buildings impact on 
the side street blocks, usually displaying materials and details that are ^ 
compatible with the rowhouses. Built over the entire development span of 
the district, the stylistically diverse buildings of Central Park West 
create a streetscape and a skyline which is exuberant and varied as to 
scale, height, and form. Its silhouette when viewed from Central Park is a 
special and unique feature of New York City. Incorporated within this 
district are two pre-existing districts which focused on Central Park West 
and the adjacent side street blocks: Central Park West-West 73rd-74th 
Streets and Central Park West-76th Street. 

Columbus Avenue retains a character which reflects its historic nature 
as a transportation route. It was largely built up with flats and tenements 
which incorporated commercial storefronts at street level during the same 
years that rowhouses were being constructed on the side streets. This 
commercial role has survived to the present, making the avenue a strong 
spine in the district. Little original storefront fabric survives, but 
stretches of facades of relatively uniform height and scale give the avenue 
its distinctive character. In some cases, the flats and tenements have been 
interrupted by twentieth-century apartment buildings, but these buildings 
also have storefronts at street level which reinforce the avenue/s 
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commercial character. 

Amsterdam Avenue shares a number of characteristics with Columbus 
Avenue. Like that avenue, it was built up with tenements and flats over a 
roughly ten-year period (1885-1895), and these buildings were designed with 
storefronts at street level. These buildings share a relationship with the 
:rowhouses on the side streets which is similar to that between the flats 
buildings on Columbus and the side street rowhouses. Along the stretch of 
the avenue between West 80th and West 84th Streets, this character is 
retained on both sides. On the east side of the avenue, south of 79th 
Street, the earlier flats buildings have been ijiterru^ taller**-
twentieth-century apartment buildings, also with street-level storefronts. 
Despite the avenue's consistent commercial character, the storefront fabric 
has undergone a lesser degree of change than storefronts on Columbus, and 
shews a greater harmony with the architectural character of the upper 
stories of the buildings. 

South of West 79th Street on Amsterdam, the wall of apartment buildings 
on the western boundary of the district may be seen as a counterpart to the 
wall along Central Park West on the eastern boundary of the district. Along 
both Central Park West and Amsterdam, the apartment buildings are similar in 
height, scale, and detail, were often designed by the same architects, and 
were built during the same time period. Here too, the side street facades 
of the Amsterdam Avenue apartment buildings interact with the rowhouses on 
the side streets. The portion of Broadway within the district, south of 
72nd Street, is effectively a southern continuation of Amsterdam Avenue, and 
with its twelve-story apartment buildings and nineteen-story hotel building, 
continues the role of Amsterdam in defining the western boundary of the 
district. 

Thus Central Park West, Broadway, and Columbus and Amsterdam Avenues 
are linked by the side street blocks and several cross streets. All have a 
rich variety of interrelated buildings which produce a complex urban area* 
constituting a distinct section of the city. 

Marjorie Pearson 
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THE GENERAL HISTORICAL DEVEIOFMENT OF THE 
UPPER WEST SIDE/CENTRAL PARK WEST HISTORIC DISTRICT 

Prelude to Development 

The area of the Upper West Side/Central Park West Historic District 
developed primarily as a residential neighborhood over a rou^ily fifty-year 
period from the 1880s to the 1930s. The appearance of the-.Upper West Side 
is a reflection of economic and speculative building patterns and the 
collaborative efforts of speculators, developers, and architects. The 
ixwhouses within the district/ built within a relatively short span of years 
that ended in the first decade of the twentieth century/ present a picture 
of the final phase of single-family rowhouse construction in Manhattan. 
Multiple dwellings of various kinds, beginning with tenements and flats and 
followed by apartment hotels, studio buildings, and apartment buildings, 
were constructed throughout the period of development in the district. The 
result, little changed since the 1930s, is a complexly interwoven urban 
neighborhood characterized by a mix of residential building types. 

The documented history of the Upper West Side begins soon after the 
colonial Efcitch settlement of New Amsterdam in the seventeenth century* 
Prior to its urbanization, the Upper West Side was known as Bloomingdale, or 
"Bloemendaal" to the early Dutch settlers, in recollection of a flower-
growing region of Holland. In the early eighteenth century, Bloomingdale 
Road (later renamed the Boulevard and finally Broadway in 1898) was opened 
through the area, following the course of an old Indian trail, and provided 
the northern route out of the city viiich was then concentrated at the 
southern tip of Manhattan Island. Rural lodges and broken-down shanties, 
interspersed with large outcroppings of rock, dotted the landscape of 
Bloomingdale. Working farms and colonial estates were established and small 
hamlets, such as Harsenville near West 72nd Street, were settled on or near v 
Blocxningdale Road during the eighteenth and early-nineteenth centuries. 
However, the Upper West Side, including the area within the boundaries of 
the Upper West Side/Central Park West Historic District, remained largely 
undeveloped until the 1880s. 

New York City's population rapidly increased throughout the colonial 
period and into the nineteenth century. As a result, development in the 
city expanded northward, with growing commercial interests continuously 
transforming and displacing residential cxammunities. Neighborhoods were 
established further uptown away from spreading commercial development. By 
the 1850s, the city's northern urban limits had reached today's midtown. As 
development continued to push northward, it was largely concentrated on the 
East Side, following the transit lines, which included steamboat service on 
the East River and several horse car lines. 

The Upper West Side was included in the Randel Survey (known as the 
Commissioners' Map of 1811) which outlined a uniform grid plan of broad 
avenues and narrow cross streets to be imposed upon the rolling hills of 
Manhattan. Many years elapsed, however, before most of the avenues and 

9 



streets in rural Bloomingdale were actually laid out (some streets as late 
as the 1870s and 1880s) and the land subdivided into standard twenty-five by 
100 foot building lots. 

The creation of Central Park (a designated New York City Scenic 
Landmark), begun in 1857, spurred growth in areas around the Park's 
perimeter, and set off the first wave of real estate speculation on the 
Upper West Side. Trading in Upper West Side building lots was active, 
particularly on the avenues, during an extensive period of New York real 
estate speculation which lasted from 1868 until the financial panic of 1873.,,.,.. 

The opening of avenues and improved public transportation to the Upper 
West Side (beginning in the 1860s but particularly in the 1870s) contributed 
to the first wave of growth in the area. In 1864, the horse car line on 
Eighth Avenue (renamed Central Park West in 1883) was extended from midtown 
to West 84th Street. In 1865, the Commissioners of Central Park were 
authorized to complete the laying out of the streets west of the Park. The 
Boulevard (the main artery of the Upper West Side and the route linking the 
city to the south with points north) was widened in 1868-71 and designed to 
receive central, planted malls from West 59th to 155th Streets. 

Transportation improvements that were planned and carried out by 
private cortpanies at the end of the 1870s further enhanced the potential of 
the area. In 1878, horse car service was started on Tenth Avenue (renamed 
Amsterdam Avenue in 1890) and Broadway, and the horse car lines on Eighth 
Avenue were replaced by street rail service up to West 125th Street. In 
1879 the Elevated Railway on Ninth Avenue (renamed Columbus Avenue in 1890) 
was completed with stations at West 72nd, 81st, 93rd, and 104th Streets. 

The earliest rows of houses in the district were built in the 1870s, 
before the panic of 1873, following the initial promise of the great 
development prospects in the area. These houses were situated in proximity.. 
to the El stations already proposed at that time. Two long rows, portions 
of which still exist, were situated between Central Park West and Columbus 
Avenue: a thirteen-house row on West 83rd Street (of which six survive) and 
a twenty-house row on West 92nd Street (two of the surviving seven are 
within the district). Another five-house row (of which four survive) was 
built on West 71st Street near Broadway. 

The Ninth Avenue El served as the primary impetus to sustained 
development in the area of the district. There was a direct response on the 
part of speculative builders to the presence of the El, and between 1879 and 
1887 development clustered within a two-block radius of its stations in the 
blocks between Central Park West and Amsterdam Avenue. The peak of this 
boom came in 1886; architects, developers, and builders active elsewhere in 
the city were now focusing their attention on the prime real estate 
opportunities of the Upper West Side. 

Building Types 

Single-family houses, the first choice of upper middle-class families 
locating in the area, were only profitable for their developers on the side 
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streets, where property prices never rose as high as they did on the avenues 
during the era of real estate speculation. Built over a relatively short 
span of years, the rowhouses on the Upper West Side represent the final 
years of construction of single-family dwellings in Manhattan. Mthough the 
majority of these houses were constructed in the 1880s and 1890s, scattered 
groups continued to be built in the area of the district until as late as 
1910. Generally, however, the construction of rowhouses declined after 1895 
when the cost of owning and maintaining a private home rose out of reach of 
the majority of New Yorkers. 

Property on the avenues with greater commercial potential was not ̂  
developed with private houses. The avenues were also too busy and noisy due 
to the transportation lines to be preferred house locations. Columbus 
Avenue was an unpaved, undeveloped road before 1879, but with the 
introduction of the El it was transformed into a bustling thoroughfare. 
Tenements and flats were built on Columbus and Amsterdam Avenues during the 
first phase of development in the district and were also initially clustered 
around the El stations. These buildings were designed to have commercial 
businesses at street level and residential units above, and catered to less 
prosperous families than those who could afford single-family houses. Flats 
without storefronts were sometimes built on the side streets, usually in 
rows that terminated on the avenue. 

Various solutions were attempted in the effort by architects and 
developers to provide acceptable housing to a growing middle-class 
population who could not afford rowhouses but who desired many of the 
features of life in rowhouses. Many of these people had lived in hotels, 
boarding houses, or subdivided houses and were accustomed to life in 
multiple dwellings, and all were familiar with the ubiquitous tenements for 
the working classes. But for various reasons those places did not satisfy 
the demand for self-contained private quarters that the middle class 
considered suitable for family life. There were precedents for multiple-
family living in Europe, especially in London, Paris, and Vienna, but in New 
York City its image was tainted by association with overcrowded working-
class tenements, and no completely satisfactory model existed. 

During the period of the construction of multiple dwellings in the area 
of the district developers and architects experimented with existing forms: 
"second-class dwellings" for the working class were recast as "French Flats" 
for the middle class (called "French Flats" because of their asssociation 
with Parisian prototypes); a new building type, the apartment building, took 
various forms including the studio apartment; and the apartment and the 
hotel were merged into a new type, the apartment hotel. By the turn of the 
century, the standard, accepted form of housing for the middle class on the 
Upper West Side and throughout the city was the apartment building. 

The district is enhanced by several institutional buildings which 
display design qualities that coroplement the residential character of the 
area. Religious institutions have played an important role in serving the 
population of the Upper West Side from the time that development began in 
earnest, and their histories are inextricable from the development of the 
district. Other institutions also arrived to address the various 

11 



intellectual, social, and physical needs of Upper West Side families. Some 
of these institutions not only provide services to New York City residents, 
but are also significant on national and international levels, such as the 
American Museum of Natural History. For more information on the 
institutional buildings located within the district, see the sections of 
this report which follow. 

Zoning and Tenement Laws 

Numerous, sometimes overlapping, conditions and sets of regulations 
have affected the construction of buildings since the earliest surviving-
structure in the Upper West Side/Central Park West Historic District was 
erected. The street plan, the parcelization of blocks into twenty-five by 
100 foot lots, and the roughly northeast-southwest orientation of the 
majority of those lots common to much of Manhattan produced a narrow range 
of possibilities for orienting densely-built urban dwellings to sunlight and 
fresh air. Starting in 1867, a series of Tenement House Laws (discussed 
more fully below in the section of this report on Multiple Dwellings) sought 
to insure wholesome conditions in all residential buildings for three or 
more households (applicable to all multiple dwellings but primarily aimed at 
iitproving conditions for low and middle income households living in 
tenements and flats). Two primary concerns of these laws were the provision 
of light and air through light wells, light courts, and rear yards, and the 
provision of adequate plumbing. 

Later, some of these same concerns were addressed for different types 
of buildings in a very different way through the Building Zone Resolution of 
1916.2 The Building Zone Resolution, which overlaid but did not supersede 
the Tenement House Law, was concerned with three issues —height, use, and 
area of lot coverage — in order to minimize congestion, increase light and 
air, and segregate incompatible uses. The height regulations, established 
primarily in response to congestion caused by dense construction of office 
buildings in lower Manhattan involved "setback" rules for buildings which 
exceeded in height a multiple of the street width. The entire area of the 
Upper West Side/Central Park West Historic District was within an area where 
buildings were allowed to be one and one-half times the width of the street 
(the widest street if on a corner), with an increase in height of three feet 
for every foot the building set back from the building line above that 
point. Provisions of the Tenement House Law effectively eliminated setbacks 
for residential buildings such as apartment buildings, but did not affect 
hotels or apartment hotels. Thus the roughly uniform height of tall 
apartment buildings of the 1920s on such streets as West 79th and West 86th 
Streets was the result of building all to the same multiple of the street 
width. Throughout the area the same provisions meant higher walls of 
buildings on relatively wide cross streets like 79th and 86th than on the 
narrower side streets where some large-scale building also occurred. West 
67th Street, narrow in width and developed before 1916 with tall studio 
buildings which exceed the standards of the Building Zone Resolution, is the 

2 New York City Board of Estimate and Apportionment, Building Zone 
Resolution, 1916, with amendments 1920, revised 1927. 
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most canyonlike street in the district. At the same time, the Building Zone 
Resolution regulated lot coverage, largely through formulas for rear 
setbacks from the property line, and use, by restricting commerce to 
Columbus. Amsterdam, and Broadway, with only residences on the side 
streets.^ 

Building Laws 

Parallel to these regulations, which are intended to maintain "quality 
of life" standards, are the building laws whose intent is more with safety 
through sound construction and resistance to fire. At the time that the*** 
first buildings were constructed in the area of the district, a basic 
provision of the building laws was the requirement that buildings within 
certain areas could not have exterior walls of wood. By 1882, all such 
buildings were excluded below West 140th Street. In 1885 height limits were 
established by a separate ordinance4 for residential buildings for the 
purpose of fire protection (seventy feet maximum on streets up to sixty feet 
wide and eighty feet maximum on streets over sixty feet wide). Between 1871 
and 1885 the principal application of the laws was in the details of the 
construction of brick buildings, such as the thickness and bonding of walls, 
the spacing of wood floor joists and roof beams, and the design and height 
of chimneys. In 1885 the building laws were thoroughly revised; they 
included the requirement that hotels over thirty-five feet in height be 
fireproof, that other dwellings up to five stories have a fireproof 
basement, and that dwellings over five stories (to a maximum of seven 
stories or eighty-five feet) be fireproof at the basement and first two 
stories, which meant the substitution of wood floor structures with brick or 
terra-cotta arches. In 1892, the 1885 laws were revised, for the first time 
specifying the use of iron and steel skeleton construction. 

In 1901, a new, still more comprehensive building law, for the first 
time called the "Building Code," took effect. Most new buildings 
constructed in the district after this time had fireproof, steel-skeleton 
construction and were equipped with a variety of modern technologies: 
electric light, elevators, gas for light and cooking, sophisticated and 
extensive plumbing systems, mechanical ventilation systems, and boilers for 
hot water and steam heat. None of these features were new but now almost 
every building would be equipped with all of them, and all were regulated by 
the Building Code. By the time the Code was revised in 1916, advances in 
fireproofing, the use of new materials and the associated adoption of new 
technologies, notably reinforced concrete, and the elimination of masonry 
bearing walls in large buildings all had an impact on the way in which the 
multiple dwellings were constructed after that time in the district. Later, 
particularly in the 1920s, the Building Code was applied to the design of 

J By 1920, amendments to the Building Zone Resolution permitted 
businesses on 68th, 72nd, 83rd, and 89th Streets within the area of the 
district. 

4 New York State, law Limiting the Heicfrit of Dwelling Houses (Albany, 
1885). 
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curtain walls, including their thickness and means of attachment to steel 
skeletons.5 

Development Patterns6 

With the opening of the El in 1879, a pattern of development emerged 
with rowhouses on the quiet side streets and multiple dwellings of various 
kinds on the avenues. The pattern was, if not established, given 
conspicuous and coherent expression in the building campaign around 1879-
1882 undertaken by Singer Sewing Machine Company president and Upper West 
Side promoter, Edward S. Clark, and architect Henry J. Harder±>er^ on West^ 
72nd and West 73rd Streets from Central Park West to Columbus Avenue. The 
Dakota, a large apartment building occupying about twenty house lots, was 
built on the most desirable site facing Central Park between West 72nd and 
73rd Streets; rowhouses were built on the north side of West 73rd Street 
away from traffic; and less desirable and more densely occupied flats were 
built on Columbus Avenue with its noisy elevated railroad. Most residential 
construction in the area followed exactly this pattern through the turn of 
the century: five-story flats and tenements on the avenues, larger flats 
and apartment buildings on corner sites, particularly on Central Park West, 
and three- to four-story rowhouses on the side streets. The rowhouses and 
the multiple dwellings that date from this period of development relate to 
one another in terms of overall scale, style, and materials, and it is the 
interplay between the characteristic building types of the side streets and 
avenues that gives the district its cohesive quality. 

Professional relationships between land-owning speculators, building 
developers or builders, and architects — like that of Clark and Hardenbergh 
— resulted in the clustering of ixwhouses and flats erected by developers 
and their associated architects. Elsewhere in the district, businessman and 
real estate speculator D. Willis James and his architect John G. Prague 
designed multiple dwellings on the avenues anchoring side street blocks of 
rowhouses; this can be seen on the north side of West 85th Street which is 
lined with rowhouses and has the Brockholst, an apartment hotel, on the 
Columbus Avenue corner and the Sunset, a flats building, on the Amsterdam 
Avenue corner. Prominent real estate developer Bernard S. Levy collaborated 
with the Spanish architect, Rafael Guastavino, building rows of houses on 
opposite sides of West 78th Street between Columbus and Amsterdam Avenues in 

b New York State, Laws Relating to the Construction of Buildims in 
the City of New York (Albany, 1882, 1887, 1892, 1897). New York City Bureau 
of Buildings, Building Code (New York, 1901, 1916, 1930). New York City 
building laws were the province of the State until Consolidation in 1901. 

6 The analysis of development patterns in the district is primarily 
based upon the examination of records of the Department of Buildings. 
Statistical data — such as date, building type, architect, original owner, 
and style — were compiled in databases, sorted, and cross-referenced. The 
information compiled in the databases serves as the primary component of the 
row and building entries which follow in this report. (The databases and 
computer programs were designed by Marion Cleaver of the LPC staff). 
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the 1880s. The houses built by Francis Crawford in the vicinity of West 
72nd Street between Columbus and Amsterdam Avenues (listed in records of the 
Department of Buildings as owned by Margaret Crawford, presumably his wife) 
are almost exclusively designed by the architect Gilbert A. Schellenger. 
This particular architect worked for several developers and his houses and 
flats are found throughout the district. 

Rowhouses and flats designed by the firm of Thorn & Wilson from the 
late-1870s through the 1890s are found in great numbers in the district. 
Although the firm worked for many developers, Thorn & Wilson were the 
exclusive architectural firm for the various members and partnerships of the— 
Farleys, a family of developers which included John TV, James A., Tterence, 
and Patrick Farley. Likewise, the Halls, another Upper West Side real 
estate dynasty, often retained the firm of Thorn & Wilson, although they also 
commissioned the architectural firm of Welch, Smith & Provot for some of 
their later building campaigns. 

Although less frequent, the clustering of flats and rowhouses designed 
by one architect for different owners occurs in the district. This can be 
seen on the block bounded by West 80th and 81st Streets between Columbus and 
Amsterdam Avenues. The firm of Neville & Bagge, and George A. Bagge on his 
own, designed most of the rc&diouses and flats on this block, as well as an 
apartment building, all constructed between 1890 and 1913 (a total of 
thirty-four buildings are extant). Here, the architects worked with five 
different developers. 

Development on Central Park West, like Riverside Drive further to the 
west, lagged behind that on nearby side streets and avenues; during the 
early years of speculative trading in Ujpper West Side property, the high 
cost of Central Park West lots had reflected the desirability of being 
located on the Park, and ultimately the land was valued too high for 
speculative development with rowhouses. In addition to the Dakota, there 
were scattered flats and rcMiouses built on Central Park West in the 1880s 
and 1890s (of which only a few remain), but the bulk of the Ctentral Park 
West property was not extensively developed until the introduction of 
electricity into the area in 1896 allowed for the construction of luxury 
elevator apartment buildings. 

Manhattan Square was one of the few parks allocated by the 1811 
Commissioners7 plan; it is the only park area within the Upper West 
Side/Central Park West Historic District boundaries, located between West 
77th and 81st Streets, Central Park West and Cblurtibus Avenue, this eighteen-
acre park was acquired by the city through condemnation and opened in 1840, 
and annexed to Central Park in 1864. Its purpose as an open public space 
superseded by the creation of Central Park, Manhattan Square was provided as 
the site for the American Museum of Natural History (begun in 1874) and 
subsequently was landscaped. The museum itself enhanced property values 
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surrounding the square.' In addition to the block between West 72nd and 
73rd Streets near Central Park West where the Clark/Hau^enbergh development 
was located, the perimeter of Manhattan Square became a fashionable area in 
the mid-1880s. Unlike Central Park West, by the late 1880s and 1890s the 
block-long north and south frontages of Manhattan Square were built 
exclusively with "large and expensive" rowhouses. Except for a single 
twenty-five foot wide house at No. 33 West 81st Street (one of an original 
row of three, 1885-86, Henry L. Harris, architect), all of these houses were 
later replaced by apartment buildings. However, the multiple dwellings that 
date from a slightly later period, situated across Columbus Avenue from 
Manhattan Square (the Evelyn, the Hotel Orleans, the Warwick Arms, and them 
Endicott), are still extant. 

Larcre-Scale Development and Redevelopment 

In 1898, the surface transportation lines on Amsterdam Avenue and 
Broadway were electrified, and finally, in 1904, the Broadway IRT subway 
line was completed with stops at West 72nd, 79th, 86th, 91st, and 96th 
Streets. These transportation improvements, together with the growing 
population and the rising cost of housing, were factors in bringing about a 
number of changes in the early years of the twentieth century* the 
construction of single-family ro^iouses, tenements, and flats ended (housing 
for the upper and lower ends of the social spectrum); the construction of 
taller elevator hotels and apartment buildings increased, especially on 
Broadway, Amsterdam Avenue, and Central Park West; and the first development 
of large elevator buildings occurred on a side street — a group of four 
studio buildings on West 67th Street — followed after 1910 by the 
construction of many large elevator buildings on side streets, including a 
group of apartment hotels on West 72nd Street. 

Apart from a few notable early exceptions, such as the Dakota, 
apartment buildings were not generally constructed on the Upper West Side 
before 1900. The erection of most apartment buildings had been postponed 
until the running of electrical lines on the Upper West Side was completed 
in 1896, which allowed for elevators (the Dakota had its own power source). 
A relatively new type of multiple dwelling in New York, these buildings were 
often planned around light courts or a central courtyard (following the 1901 
Tenement House Law) and differed from the flats buildings specifically in 
the luxury of the appointments and in the number of amenities that they 
offered. Designed for the upper-middle class, the earliest luxury apartment 
buildings were erected primarily on Central Park West, which was prime for 
high-profit development, where they could rise to the maximum allowed height 
of twelve stories or fifteen stories, depending on the height of the 

7 "Manhattan Square has taken on a new significance to the adjacent 
property owners since the new wing [of the Museum] was constructed. No 
uncertainty now attaches to its future. It will be a popular establishment, 
the center of fashionable and constantly augmenting interest," in "West Side 
Number," Real Estate Record & Guide Supplement, 51, no. 1300 (Feb. 11, 
1893), 23. 
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ceilings. 

In anticipation of the increased accessibility and convenience that the 
IRT would provide to the area, Broadway, which had always been the main 
artery of the Upper West Side, began to be developed with grand apartment 
buildings and hotels at the turn of the century, such as the Ansonia and the 
Apthorpe (both are designated New York City landmarks and not included 
within the boundaries of the district). The Spencer Arms (1904-05) and the 
Embassy (1899-1900) are two examples in the district of this development 
trend. Most of these buildings, like those on Columbus and Amsterdam 
Avenues, also acxxxnmodated small commercial interests at street level, ^mmmr^. 

The apartment hotel became a moderately popular building type 
throughout New York City during the 1880s and 1890s and was profitable for 
investors. In the Upper West Side/Cfentral Park West Historic District, this 
building type is generally found on Columbus Avenue, Broadway, and the wide 
cross streets, such as West 72nd Street, which were most convenient to 
public transportation. While residential hotels had been a fixture in the 
lifestyles of some well-to-do families since before the Civil War, apartment 
hotels were primarily designed for small families who wished to live in a 
suite of rooms, but to avoid the cost and domestic responsibilities of house 
ownership. Apartment hotels would invariably have a hotel dining room, but 
some of the suites might be outfitted with small kitchens, like those of the 
Endicott at West 81st Street and the Brockholst at West 85th Street, both on 
Columbus Avenue and dating from 1889. Apartment hotels were built in the 
district into the third decade of the twentieth century. An example of the 
later group is the Oliver Cromwell at 12 West 72nd Street (designed by Emery 
Roth for Washington Square, Inc. in 1927). 

EUring the nineteenth century, a new variation of multiple dwelling, 
the studio building, was developed to meet the specialized demand for 
studios to acxoranodate artists living in New York. Studio buildings 
contained duplex units incorporating living and working spaces, often 
oriented toward the north, with large industrial sash windows to allow the 
maximum natural light into the interior. Frequently conceived as a 
specialized form of apartment hotel, these buildings often provided dining 
room facilities for residents. Interestingly, the studio buildings in the 
historic district are clustered along the north side of West 67th Street 
(the southern-facing units also have duplex arrangements). It has been 
suggested that restrictive covenants governing the side streets from West 
68th Street northward, allowing only low-scale development in the form of 
first-class single-family dwellings, may have been the impetus for 
developing the north side of West 67th Street with studio buildings because 

8 The Tenement House Law of 1901 allowed for maximum building heights 
for multiple dwellings of one and one-half times the width of the street on 
which they fronted. 
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uninterrupted northern exposure at the rear was guaranteed.9 The first 
studio building to appear in the historic district was erected in 1902-03 at 
No. 27 West 67th Street. Unable to find financial backing, this building 
was organized as a cooperative by the artist residents themselves; it proved 
so successful that the Real Estate Record & Guide suggested that there was a 
profit to be made in this sort of venture and that speculators should take 
heed.10 

IXiring the period between World War I and the Depression, a wave of 
redevelopment substantially modified the character of the area. Most 
noticeable was the huge boom in apartment building construction of nearly^ 
ninety buildings between 1919 and 1931, concentrated on Central Park West; 
Amsterdam Avenue; the broad streets of West 72nd, West 79th, and West 86th; 
and West 77th and West 81st Streets around Manhattan Square. These 
buildings are representative of a much larger development boom in the city, 
spurred by favorable economic conditions and commercial expansion. Also, 
many :rowhouses were converted to multiple-family dwellings during the 1920s 
following a 1919 amendment of the Tenement House law allowing for such 
conversions (prior to the change in the law, a number of ixwhouses in the 
district were already occupied as rooming houses which had not required 
substantial interior alterations). In general these changes responded to 
the need in New York for an increase in housing for the grcwing number of 
small middle-class families. The high-density redevelopment that took place 
in the area also enabled developers to maximize profits. 

These apartment buildings were generally larger than those constructed 
before World War I and contained smaller apartments with lower ceiling 
heights, and therefore could accotimodate many more families. These later 
buildings were taller (over twelve stories) and occupied more ground area 
(few sat on less than four standard lots and many occupied more than twice 
that number) than the twenty- to thirty-year-old buildings they replaced. 

Many rowhouses were demolished for the construction of apartment 
buildings in the mid-1920s. Speculators were buying dwellings on the Upper 
West Side toward this end, anticipating enhanced property values upon 
completion of the Eighth Avenue Independent (IND) subway. Whereas the 
earliest developers in the district tended to be individuals or family-
related firms, in the 1920s most development was by real estate companies 
often formed for the purpose of a single project; the costs of constructing 
even one apartment building had risen out of reach of the resources or risk-
taking ability of all but a very few. 

With the onset of the Depression in 1929, construction in the district 
all but halted with a few exceptions, notably the four twin-towered 
apartment buildings on Central Park West — the San Remo, the Eldorado, the 

9 Conversation with architectural historian Andrew S. Dolkart, March 
22, 1990. Dolkart is the author of the National Register Nomination for the 
West 67th Street studio buildings. 

1 0 Real Estate Record & Guide 72, no. 1865 (Dec. 12, 1903), 1077. 
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Majestic, and the Century — which benefited from the 1929 Multiple Dwelling 
Law11 allowing "skyscraper" apartment buildings for the first time. This 
law superseded the Tenement House Law of 1901 and supplemented the amended 
Building Zone Resolution of 1927. Under this law most multiple dwellings, 
which by this time usually meant apartment buildings, were restricted in 
total height, including setbacks, to about one and three-quarters times the 
width of the widest street up to 100 feet. This would result in a building 
of 178 feet — approximately nineteen stories. Exceptions were made for 
buildings, such as those mentioned above, occupying very large sites (over 
30,000 square feet), in which one or more towers could rise from large bases 
up to three times the street width. 

Although there was a slowdown of new building activity during the 
Depression it did not have a significant impact upon the development in this 
district until 1931. In the six-year period between 1931 and 1937 only 
seventeen buildings were erected in the district, as compared to thirty-
three in the two-year period between 1927 and 1929. Significantly, of the 
buildings constructed in the 1930s, only a few were large apartment 
buildings, the majority being either service, utilitarian, or public 
buildings, which included two funeral homes and a school. 

The 100 block of West 72nd Street and the 200 block of West 79th Street 
were subsequently adapted for commercial uses, primarily with one- and two-
story alterations and additions to existing rowhouses, and also with the 
reconstruction of rowhouses extended to the building line and given new 
facades. The commercial transformation of these streets in the blocks near 
Broadway was spurred by the proximity to the Broadway IRT subway stations 
and revisions in the zoning of these streets to allow for changes in use. 
Along West 72nd Street these alterations figured prominently in the 1920s, 
whereas the alterations along West 79th Street generally appeared in the 
1930s and 1940s. These wide cross streets had initially been developed with 
the finest class of houses and later with apartment buildings nearer to 
Central Park. The residential upper stories of these altered rowhouses are 
still intact above many of the commercial bases. 

Activity resumed slowly after the Depression, and although a few large 
apartment buildings were built in the 1940s changes were reflected primarily 
in the houses of the side streets. From the 1920s to the 1970s, but mostly 
after World War II, there were alterations of rowhouses (many of which had 
been subdivided into rooming houses earlier in the century) into the 
equivalent of small apartment buildings; these conversions were frequently 
associated with stoop removals. Another type of post-war alteration that 
had an impact on the the district was the reconstruction and consolidation 
of one or more rowhouses into small apartment buildings with new facades and 
sometimes additional stories. 

1 1 New York State, The Multiple Duelling Law of the State of New York 
(Albany, 1930). 
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Subsequent History and Planning Chancres 

During the 1960s and 1970s portions of the Upper West Side were the 
focus of Federal and State Urban Renewal activity* The most famous urban 
renewal project in this area was the construction of Lincoln Center in the 
lower West 60s. In 1962 (plan amended in 1966), the area between West 87th 
and 97th Streets, Central Park West and Amsterdam Avenue was also identified 
as a West Side Urban Renewal area. This project involved the erection of 
two public schools; the refurbishing of flats, tenements, and ixwhouses; the 
issuance of federal loans for the refurbishment of apartment buildings on-
Central Park West; and the demolition of most of the existing flats and 
tenements along Columbus and Amsterdam Avenues between West 87th and 97th 
Streets, which were replaced by federally-subsidized low- to middle-income 
apartment buildings. Encouraged by the 1961 revision to the zoning code, 
most of these buildings take the form of large towers on open plazas and are 
a much different size and scale than those in the district. South of West 
87th Street, private developers purchased and renovated many of the existing 
buildings along Columbus and Amsterxaam Avenues using J-51 and other 
incentive programs. The high-rise buildings that resulted from urban 
renewal are incompatible in height, scale, date, and style with the 
buildings in the district and the northwestern and southwestern boundaries 
of the historic district, in particular, are drawn to exclude the areas in 
which they are located. 

In the early 1980s, the buildings that had resulted from the twenty-
year old zoning revision were coming increasingly under attack for their 
non-contextual relationship with the existing Upper West Side building 
stock. Strong (XJ?mmunity activism and a growing awareness of the benefits of 
retaining and enhancing the area's historic fabric were responsible to a 
large extent for bringing about zoning changes (implemented in 1984 to cover 
the area from West 59th Street to West 86th Street, Central Park West to the 
Hudson River) that require new buildings to conform to the street wall and 
set back above a prescribed height in an effort to retain a contextual 
relationship with the mostly low-to medium-rise buildings on the avenues and 
streets of the Upper West Side. These zoning provisions have been important 
in helping to maintain the scale and character of the area of the historic 
district. 

Mirande Dupuy 
Michael Corbett 
Elisa Urbanelli 
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THE CHARACTER OF CENTRAL PARK WEST 

Central Park West, the northern continuation of Eighth Avenue, runs 
along the western edge of Central Park. As it extends througfh the 
district, the avenue is characterized by a varied skyline rising above a 
uniform street wall. Constructed over roughly a fifty-year period, 1880-
1930, low-scale institutional buildings, medium-scale apartment buildings, 
and soaring twin-towered apartment buildings designed in a number of late 
nineteenth- and early twentieth-century styles define Central Park West as a* 
grand proscenium to the architectural variety of the district. r 

Today one of New York's finest residential streets, Eighth Avenue 
(renamed Central Park West between 59th and 110th Street in 1883) in the 
mid-nineteenth century was ungraded, unpaved, and led through a rural area 
spotted with rocky outcroppings, roaming goats, and modest wood-frame 
houses. As the city's population expanded during this period, demand for a 
public park increased to ameliorate crowding and benefit all of the people 
of New York. Land was set aside for a large park between Fifth and Eighth 
Avenues, extending from 59th to 110th Street. With the creation of Central 
Park, designed by Frederick Law Olmsted and Calvert Vaux after their 
"Greensward" plan of 1857-58, as well as a series of transportation 
improvements such as the Eighth Avenue street rail line, opened from midtown 
to 84th Street in 1864, and the Ninth Avenue Elevated Railway (1879), the 
Upper West Side in general experienced a period of intense real estate 
speculation which lasted into the early 1880s before development began in 
earnest. Olmsted correctly predicted that the land immediately adjacent to 
the park would quickly rise in value and that the area would develop into a 
prime residential neighborhood. Initially, however, the west side opposite 
Central Park, unlike the more fashionable east side, did not attract the 
wealthy people who could afford the inflated prices of the land bordering 
the park. On the other hand, land prices along the park rose to such a 
degree that most speculative builders shied away from rowhouse and tenement 
construction, for which they would receive relatively modest returns. While 
the side streets of the district were built up with rows of speculatively-
built houses during the 1880s and 1890s, Central Park West remained largely 
undeveloped. 

A few of the buildings constructed during this early period of 
speculation and development remain on the avenue, such as the three 
surviving single-family houses of an original row of nine at 247, 248, and 
249 Cfentral Park West (Edward L. Angell, 1887-88), two houses of an original 
row of five at Nos. 354 and 355 (Gilbert A. Schellenger, 1892-93), and the 
Lolita, a flats building at No. 227 (Thorn & Wilson, 1888-89). However, the 
early character of the avenue was really established by two great monuments: 
the Dakota, the pioneering luxury apartment building at West 72nd Street 
(Henry J. Harderibergh, 1880-84), and the American Museum of Natural History 
between West 77th and 81st Streets in Manhattan Square (first building 
designed by Calvert Vaux and Jacob Wrey Mould, begun 1874), both designated 
New York City Landmarks. On the heels of these initial farsighted efforts 
came a number of lew-scale institutional buildings during the late-
nineteenth and early-twentieth centuries. Among them were the Synagogue of 
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Congregation Shearith Israel at 99 Central Park West (Brunner & Tryon, 1896-
97), a designated New York City landmark, and the Church of the Divine 
Paternity (now the Church of the Fourth Universalist Society) at the 
southwest corner of Central Park West and West 76th Street (William A. 
Potter, 1897-98), in the Central Park West - West 76th Street Historic 
District. Concurrent with this period of development several apartment 
hotels and apartment buildings were constructed in the 1890s, including the 
Hotel Beresford at the northwest corner of Central Park West and West 81st 
Street, the Majestic at West 71st Street, the El Dorado at West 90th Street, 
and the San Remo at West 75th Street, all later replaced by their towered 
namesakes of the 1920s and 1930s. Several grand luxury apartment buildings 
constructed prior to World War I increased the prestige of (Antral Park 
West, including the Prasada at the southwest corner of West 65th Street 
(Charles William Romeyn, 1905-07) and the Kenilworth at the northwest corner 
of West 75th Street (Townsend, Steinle & Haskell, 1906-08, in the Central 
Park West-West 76th Street Historic District). This phase of development 
was effectively halted by the war. 

The next and last phase of development to have a major impact on 
Central Park West accortpanied the economic prosperity of the 1920s, and was 
enhanced by the anticipation of the opening in 1932 of the new Independent 
subway line (IND) which runs below Central Park West with stops at West 
72nd, 81st, and 86th Streets. At roughly the same time, the city widened 
the avenue bed from forty-eight feet to sixty-three feet. This period saw 
the construction of large-scale apartment buildings, in particular the 
tcwered buildings that give Central Park West its special skyline 
silhouette. With the enactment of the Multiple Celling Law in 1929, which 
allowed residential buildings of large ground area greater height and the 
use of towers, it became possible to build skyscraper apartment buildings. 
(For more information on the Multiple Dwelling Law, see the section of this 
report on multiple dwellings). The Beresford Apartments between West 81st 
and 82nd Streets (Emery Roth, 1928-29, a designated New York City Landmark), 
with its roofline animated by the prominent treatment of the water towers at...* 
three corners, presaged the appearance of the twin-towered apartment 
buildings that followed in the next three years. These distinctive 
buildings, all of which occupy entire blockfronts along Central Park West, 
include the Century Apartments between 62nd and 63rd Streets (Irwin S. 
Chanin and Jacques L. Delamarre, Sr., 1931), the Majestic Apartments between 
71st and 72nd Streets (Irwin S. Chanin, 1930-31), the San Remo Apartments 
between 74th and 75th Streets (Emery Roth, 1929-30), and the Eldorado 
Apartments between 90th and 91st Streets (Margon & Holder with Emery Roth as 
consultant, 1929-31); all are designated New York City Landmarks. With the 
Great Depression, the heyday of construction on Central Park West came to an 
end; the dynamic twin-towered buildings serve as a brilliant climax to the 
last great surge of development activity on the avenue. 

The large buildings fronting on Central Park West extend back from the 
avenue into the side street blocks of the district and have an impact on 
these streetscapes. The side street facades of these buildings, while 
displaying materials and details that are corrpatible with the rowhouses on 
the side streets, are erected on the building line in contrast to the 
rowhouses which are set back from the street behind areaways. The interplay 
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between the low-scale character of the rowhouse groups which dominate the 
side streets and the large-scale character of the taller buildings that 
terminate these blocks on Central Park West reinforces that role of the 
avenue as an eastern frame of the district. 

The buildings lining Central Park West demonstrate the use of exuberant 
styles and materials as varied and picturesque as the avenue's skyline. As 
seen from Central Park this distinctive silhouette — composed of buildings 
of differing scale and style richly clad in brick and stone and punctuated 
by an assortment of roofline treatments such as gables, mansarcte, and-
soaring towers — presents a picture of architectural variety unique in New _ 
York City. 

The surviving late-nineteenth century buildings, such as the Lolita 
designed in the Renaissance Revival style with neo-Grec and Queen Anne 
elements, employ contrasting materials to achieve polychromatic effects. 
The Queen Anne style rowhouses at 247, 248, and 249 Central Park West, 
executed in brick and finely-carved stone, are crowned by prominent slate 
roofs punctuated by gables and chimneys. The first great apartment building 
in the district, the Dakota, is an unusual example of the German Renaissance 
Revival style combining a bold massing of forms and a free use of historical 
detail in contrasting brick, stone, and terra cotta. The Holy Trinity 
Evangelical Lutheran Church at 51-55 Central Park West (Schickel & Ditmars, 
1902-03) is an example of the neo-Gothic style in striking rusticated stone, 
while the Synagogue of Congregation Shearith Israel, faced in smooth stone, 
is a more formal example of Academic Classicism. A rare example of the Art 
Nouveau/Secessionist style in the district is the Society for Ethical 
Culture Auditorium at 33 Central Park West (Robert D. Kohn, 1913, a 
designated New York City Landmark). This building adds a special note of 
interest to the variety found in the district. 

At first the designs of the apartment buildings of the early twentieth 
century continued to utilize polychromy and contrasting materials, even as 
massing became more formal and regularized. An example is the Beaux-Arts 
style Kenilworth, which is faced in red brick with white stone trim and 
crowned with a slate mansard roof pierced with dormers. As the neo-
Renaissance style proliferated toward the end of the first decade of this 
century, facade composition and the use of contrasting materials became more 
restrained. The Brookford, at 315 Central Park West (Schwartz & Gross, 
1911-12) reflects this aesthetic; its tripartite composition features a 
facade faced in brown brick with stone and terra cotta trim concentrated at 
the base and upper stories. Terra cotta would assume greater importance as 
a building material during the construction boom of the late 1920s and early 
1930s. 

The buildings on Central Park West designed in the late 1920s by noted 
architect Emery Roth illustrate his distinctive aesthetic which combines 
modern massing with ornament inspired by Italian Renaissance and Baroque 
sources. The work of this architect reflects the transition from the neo-
Renaissance aesthetic, in which classically-inspired ornament is applied to 
the facade, to the stylized detail and bold massing of the Art Deco style. 
One of Roth's works, the Beresford, is an example of the large-scale 
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apartment buildings constructed on Central Park West beginning in the late 
1920s. Faced in brick and stone, it is embellished with Renaissance- and 
Baroque-inspired elements, while the top stories are stepped back, 
influenced by zoning laws, and given emphatic treatment in a manner 
characteristic of buildings designed in the current Art Deco style. The 
neo-Renaissance style reached a culmination in Roth's design for the twin-
tcwered San Remo Apartments, faced in light brick with Italian Renaissance 
details executed in monochromatic stone, terra cotta, and metal. As Art 
Deco style apartment buildings proliferated, the use of contrasting color 
and materials gained a new importance in architectural design, errphasizing 
texture, pattern, and stylized motifs from a variety of sources. The 
Ardsley (Emery Roth, 1930-31), located at 320 Cfentral Park West, is faced in 
brick with bold, linear cast-stone trim derived from Mayan sources. The 
Century and the Majestic, both with sophisticated twin-tcwered designs by 
Irwin S. Chanin, are among the most notable residential buildings in New 
York that embrace the Art Deco aesthetic. 

The character of Central Park West is the result of two major 
development phases extending over a period of roughly fifty-five years, from 
1880 to 1930. Only two buildings have been constructed on the avenue in the 
past twenty-five years, thus Central Park West remains much the same as it 
was in the 1930s, and retains the architectural variety and dramatic 
silhouette that make it a unique presence in New York City. 

Kevin McHugh 
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THE CHARACTER OF THE SIDE STREETS 

The unusually long side street blocks that form the heart of the Upper 
West Side/Central Park West Historic District have a character which is 
determined in part by the relatively narrow, sixty-foot street width, and 
the standard size of the New York City building lot, 25 feet wide by 100 
feet deep, arrayed on blocks which are 200 feet wide and 800 feet long. 
(The short side street blocks between Columbus Avenue and Broadway are a 
modification of this pattern.) Developers of rowhouses purchased several 
lots at a time, combining them and then subdividing them into narrower 
widths so that, for example, five or six houses could be built on a 100 by 
100 foot plot. Development in the area initially focused on the side 
streets which achieved their predominant architectural character between 
1880 and 1895, as the blockfronts were built up with long rows of houses 
that unified the streetscapes by consistent height, setback, and overall 
form. These houses are usually four stories high above raised basements, 
approached by straight or box stoops, or less frequently, five stories high 
with American basements, set back from the building line behind areaways, 
and faced with brownstone or brick with contrasting stone or terra-cotta 
trim. The rows are stylistically varied and there is often a great deal of 
variety in form and ornamental detail within each row, thus producing a 
multiplicity of configurations (for example, ABCDCBA). While over 100 
architects designed rowhouses within the district, the character of the side 
streets is further unified by the work of several prolific architects and 
firms. Sometimes this work is concentrated within a few blocks as that of 
Henry J. Hardenbergh on two blocks of West 73rd Street, John G. Prague on 
West 85th and West 87th Streets, and Neville & Bagge on two blocks of West 
88th Street. George F. Pelham's houses are found on many side streets, and 
those of Gilbert A. Schellenger and Thorn & Wilson are located on virtually 
every street of the district.^2 

While :rowhouses are the predominant building type on the side streets, .,., 
other types are also important. Contemporaneous with the construction of 
the rowhouses are tenements and flats buildings at the Amsterdam and 
Cblunibus Avenue ends of the side street blocks. Built in rows, like the 
single-family houses, these multiple dwellings could be oriented to either 
the avenue or the side street. When a row extended to the corner, at least 
one building in each group had its entrance on the side street. Many flats 
buildings were constructed in conjunction with side street rowhouses; 
examples include the flats building designed by Henry J. Hardenbergh at 281-
287 Columbus Avenue (a/k/a 67 West 73rd Street) built in 1882-84 with the 
row at 41-65 West 73rd Street, and three flats buildings designed by Gilbert 
A. Schellenger at 72-76 West 69th Street (a/k/a 191-199 Columbus Avenue) 
built in 1892-93 with a row of eight houses at 48-70 West 69th Street. Even 
when designed as separate projects, these flats buildings have a number of 
characteristics which relate them to the rowhouses: a uniform height of five 

^ For further information on the rowhouses and their architects, see 
the section on "The Architectural Development and Character of Single-Family 
Dwellings" and the "Architects7 Appendix" below. 
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stories which is roughly equivalent to the four stories with basement of the 
rowhouses, a slight setback (not as pronounced as the setback for rowhouses) 
which serves to make the flats buildings act as pavilions for the rowhouses, 
and similar materials and ornamental details.13^ This interrelationship is 
among the qualities which help to establish the character of the historic 
district. 

Apartment buildings and apartment hotels began to be introduced to some 
of the side street blocks south of West 72nd Street as early as the 1910s. 
Two apartment buildings, designed by Rouse & Goldstone and built in 1912, 
117-121 West 71st Street and 138-140 West 71st Street, are examples. Most 
apartment buildings on the side streets were built during a second phase of 
apartment building construction after World War I. While some of these 
buildings were constructed on lots that had been previously vacant, most 
replaced existing rowhouses. These apartment buildings generally range in 
width from fifty to 100 feet and rise from six to twelve stories. 
Constructed at the building line, rather than set back, the apartment 
buildings, nonetheless, relate to the rc&diouses in use of materials and 
architectural details. larger apartment buildings of twelve to fifteen 
stories fronting onto Central Park West and the avenues impact on the side 
street blocks with side street facades, which often display materials and 
details that are compatible with the rowhouses. In some cases the building 
has an address on the avenue or Central Park West, but has its main entrance 
on the side street. 

Studio buildings represent a more specialized type of multiple dwelling 
on the side street blocks. While nine buildings of this type, built between 
1902 and 1929, are concentrated on West 67th Street, other examples are 
scattered throughout the district. Similar in height, material, and 
architectural detail to the apartment buildings, these buildings are 
distinguished by their double-height studio windows. 

Small apartment buildings, converted from existing rowhouses by joining 
one or more buildings, rebuilding the interiors, extending out the fronts, 
and erecting new facades, generally of unadorned brick, are less than 
sympathetic intrusions onto the side street blocks. 

Throughout the period of development of the district, religious 
organizations and other institutions have constructed their buildings on 
side street blocks. Churches, synagogues, schools, and similar structures, 
designed by some of the city's most prestigious architects and scattered 
throughout the district, enhance the district's character and relate to the 
residential buildings in materials, scale, and architectural detail.14 

1J For further information on tenements, flats buildings, and apartment 
buildings, see the section on "The Architectural Development and Character 
of Multiple Dwellings" below. 

1 4 For more information on religious and institutional architecture in 
the district, see the section on "The Architecture of Religious and Other 
Public and Private Institutions in the Upper West Side/Central Park West 
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Commerce has had a minimal impact on the side streets. A New York 
Telephone Company office building (1920, McKenzie, Voorhies & Qnelin) is 
located at 121-139 West 73rd Street. An ABC office building (Kohn Pedersen 
Fox & Assocs., 1978-79) at 28-32 West 67th Street is located adjacent to the 
former IXirland Riding Academy (Henry F. Kilburn, 1900-01) which has been 
converted to ABC studio and production use. The predominant building type, 
rcwhouses, have not been commercialized save for the addition of storefronts 
in a few rowhouses, for example those at 65, 102 and 103 West 73rd Street 
which are related to commerce on adjacent Columbus Avenue.15 Of the 
numerous flats and apartment buildings located on the side streets, only a 
small number have shops in their bases. 

David Breiner 
Marjorie Pearson 

Historic District" below. 

1 5 The commercial transformation of rowhouses on West 72nd Street and 
West 79th Street is discussed in the sections on "The Character of the 
Cross Streets" and "The Commercial Architecture of the Upper West 
Side/Central Park West Historic District" below. 
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THE CHARACTER OF THE CROSS STREETS 

Residential Cross Streets 

The cross streets of the historic district, West 72nd Street, West 79th 
Street, West 86th Street, and the sections of West 77th Street and West 81st 
Street between Central Park West and Coluitibus Avenue, derive their character 
in part from the greater width of the streets themselves, 100 feet as 
opposed to the sixty-foot width of the side streets. All had similar 
initial development patterns. These blockfronts were filled with large and 
elegant rcwhouses which followed the pattern of four stories above a high 
basement or five stories with an American basement seen elsewhere in the 
district, although the houses tended to be wider, twenty to twenty-five 
feet. West 77th Street and West 81st Street fronted onto Manhattan Square, 
which made houses on those streets particularly desirable. By the turn of 
the century, apartment hotels and apartment buildings of twelve to fourteen 
stories began to go up at the Central Park West and avenue ends of the cross 
street blocks. Changing socio-economic conditions and changes in zoning 
which allowed buildings to be constructed to the height of one-and-a-half 
times the width of the street gave impetus to the construction of larger 
apartment buildings of fourteen to eighteen stories during the 1910s, prior 
to World War I, and in the 1920s. Tbday the predominant character of the 
cross streets is defined by walls of tall apartment buildings interspersed 
with isolated groups of surviving ixwhouses, although sections of West 72nd 
Street and West 79th Street have taken on more specialized characters 
relating to commerce in the district. 

Commercial Cross Streets 

West 72nd Street 

Originally part of the Harsen Estate, which was subdivided into 500 
lots identified for residential use due to restrictive covenants, West 72nd 
Street developed into a fashionable street. Its generous width and proximity 
to an entrance to Central Park gave this street advantages over other 
streets nearby. Furthermore, as early as 1866, West 72nd Street fell under 
the jurisdiction of Central Park; its landscaping was planned and maintained 
by park employees, while commercial traffic was severely limited. Edward S. 
Clark initiated development on West 72nd Street opposite Central Park with 
the construction of the Dakota (1880-84) designed by Henry J. Harderibergh. 
After a period of real estate speculation, rowhouses were erected here 
during the mid-1880s in the exuberant styles of the day. So ostentatious 
were these houses, in fact, that an unappreciative critic writing for the 
Real Estate Record & Guide called them "positively vulgar and inartistic."16 

The opening of the IRT subway station at West 72nd Street and Broadway 
in 1904 and changing socio-econoamic conditions of the early twentieth 

"West Side Illustrated," Real Estate Record & Guide, Nov. 16, 1889. 
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century eventually altered the character of West 72nd Street. 

The blockf ronts east of Columbus Avenue saw the replacement of almost 
every rowhouse by apartment buildings between 1925 and 1929. The Dakota was 
joined by facing rows of mid-to-late 1920s apartment buildings and apartment 
hotels, typically of sixteen stories, and by the side facade of Irwin S. 
Chanin's Majestic apartment building (1930-31). 

West of Columbus Avenue the street was commercialized. Daring the first 
two decades of the twentieth century, three hotels (now with commercial 
bases) were built on the south side of the street; between 1911 and 1926 
several residences were demolished for four apartment buildings with street-
level shops. However, the transformation that gave this block of West 72nd 
Street its distinctive ambiance was the alteration of existing rowhouses for 
commercial use, beginning in 1909 but most prevalent in the 1920s.17 On 
this street there were two methods, equally popular, of converting the four-
story :rowhouses with raised basements: (1) removing the stoop, extending the 
lower two stories to the building line, and inserting a shopfront and 
street-level entrance, thus accommodating businesses on the lower two 
stories and apartments above and (2) extending the entire front to the 
building line, erecting a new facade, and inserting commercial space at the 
first and/or second story with residential units above. 

The resultant streetscape, which survives today, is created by the 
alternation of largely intact rdiieteenth-century residential facades, set 
back from the street, above twentieth-century extended two-story commercial 
bases,18 and 1920s facades, erected at the building line. Also scattered 
along the north and south blockfronts are the aforementioned hotels and 
apartment buildings with storefronts at street level and several small 
commercial buildings from the 1930s, some of which survive relatively 
intact. Because of the popularity of West 72nd Street for retail and 
service functions throughout the twentieth century, storefronts with their 
attendant signs and awnings have been continually replaced, often without 
regard to the overall architectural character of the buildings which contain 
them. The only major alterations of recent years involve three 1930s 
commercial structures: two buildings (120-122 and 159 West 72nd Street) were 
refaced in the 1970s and one edifice (143 West 72nd Street) received 
additional stories in the 1980s. The total effect is a diverse commercial 
street which contains a mix of surviving historic storefronts from the 1920s 
and contemporary vernacular storefronts. 

x / An amendment to the Building Zone Resolution in 1920 permitted 
businesses on West 72nd Street. 

1 8 For further information on the characteristics and qualities of 
these converted rcwhouses, see the section on "The Commercial Arciiitecture 
of the Upper West Side/Central Park West Historic District" below. 
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West 79th Street 

A wide cross-street at the center of the historic district which 
extends from Columbus Avenue (at Manhattan Square) to Broadway, West 79th 
Street was developed with ixwhouses in the 1880s and, especially, in the 
1890s. Proximity to the IRT subway station at West 79th Street and Broadway 
and altered socio-economic conditions helped bring about a series of changes 
beginning in the early years of the twentieth century. Between Columbus and 
Amsterdam avenues on West 79th Street, almost every structure was replaced 
in two waves of apartment house construction; built fran 1909 to 1914 and 
from 1923 to 1935, they rise from twelve to seventeen stories. There is also 
an apartment building erected in the 1980s. Few of these buildings have 
storefronts, and this portion of the street is almost exclusively 
residential. 

The blockfronts between Amsterdam and Broadway saw a different kind of 
change. The Hotel Lucerne was constructed at the northwest corner of 79th 
Street and Amsterdam Avenue in 1903-04. The five-story rowhouses with 
American basements on the northern blockfront had been erected as an 
ensemble^ 

in 1895-97. Some received professional offices at the basement 
level soon after construction; during the 1930s they all were transformed by 
the removal of the lew stoops (in most cases) and the insertion of one- and 
two-story shopf ronts, some of vfriich protrude to the building line.20 

Despite the varying heights of commercial alterations and the erection of 
projecting and flush shopf ronts, the buildings retain a unified appearance 
by virtue of projecting bays, continuous stringcourses, and other repetitive 
architectural features intrinsic to the design of the rowhouses. The four 
easternmost rowhouses were reconstructed in the 1970s into a small apartment 
building with street-level shops. 

On the south side of the street between Broadway and Amsterdam, a group 
of eleven ixwhouses had been built in 1894. The three-story structures with 
raised basements were altered for commercial use in the 1930s. The 
commercial alterations are of several types. Some rowhouses simply had 
alterations (of different degrees) to the raised basements and businesses 
inserted at that level. Others had the stoop removed, a street-level 
entrance inserted, and a storefront erected at the new first story. A third 
group of rowhouses had two-story commercial extensions that project to the 
building line. Projecting neon signs have been added to the upper portions 
of several rowhouse facades. A unified appearance is preserved, however, by 
the pavilions at the ends of the row, projecting bays, the continuous 
stringcourses and other architectural details of the surviving portions of 

i y The twelve buildings were actually built under two New Building 
Applications, but the rows were designed by the same architect to coanoplement 
each other. 

2 0 For further information on the character of these alterations and 
those on the south side of the street, see the section on "The Commercial 
Architecture of the Upper West Side/Central Park West Historic District" 
below. 
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the residential facades above the commercial bases. 

Changes have taken place over time in the infill of the storefronts on 
both sides of the street, but change generally has not occurred above the 
storefront level. The storefronts themselves show a degree of regularity in 
retaining transparency/ the modularity of the rowhouses, and the plane of 
the facade. 

David Breiner 
Marjorie Pearson 
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THE CHARACTER OF OOIDMBQS AVENUE 

Beginning in 1879, development on the Upper West Side was encouraged 
and influenced by the Ninth Avenue Elevated Railway (or El) which had stops 
at West 72nd, 81st, 93rd, and 104th streets, the last one beyond the 
northern boundary of the historic district, Ninth Avenue (changed to 
Coluiribus Avenue in 1890) began to fill up with five-story flats. Often 
erected in conjunction with side street rowhouses, the flats contain street-
level shops which provide goods and services to residents of the 
neighborhood and residential units above. Averaging five stories, these. 
flats demonstrate a relatively uniform height and scale which cooonbine with 
continuous commercial storefronts at street level to give Columbus Avenue 
its character as the neighborhood's main shopping street. As with the 
single-family houses on the side streets, the flats and tenements, often 
designed in the neo-Grec and Romanesque Revival styles, were built in rows 
and a small number of architects were responsible for a majority of the 
buildings, a characteristic which imifies the avenue and helps establish its 
relationship to the side streets. 

Between 1879 and the mid 1890s, Columbus Avenue largely assumed its 
present architectural character, which is that of flats interspersed with 
tenements, apartment hotels, and a handful of small commercial buildings. 
Several apartment buildings were built in the early years of the twentieth 
century. These building types share many exterior architectural 
characteristics, such as street-level storefronts and masonry facades which 
strongly define the street wall.21 

By the time the IRT, New York's first subway line, began service along 
nearby Broadway in 1904, Columbus Avenue had became a fully developed, 
bustling thoroughfare. Among Columbus Avenue's famous commercial 
establishments was the J.M. Horton Ice Cream Company at No. 302 (the name 
remains on the flats building with a street level store). Founded in 1870, 
the company became nationally famous, supplying desserts to a number of 
presidential inaugural balls; by 1893 it furnished three-fifths of all the 
ice cream consumed in New York City.22 This store, as well as the Horton 
dairy store at 371 Amsterdam Avenue, were among a city-wide chain. Other 
notable businesses were Hellman/s Deli, originator of the famed mayonnaise 
(the site is new a school yard just outside the district), and Park & 
Tilford, purveyors of fancy groceries since 1840 whose large commercial 
building at the southwest corner of Columbus Avenue and West 72nd Street was 
designed by McKim, Mead & White and erected in 1892-93. In general, the 
shops along Columbus Avenue catered to the daily needs of local residents. 

2 1 For more information on the architectural character of these 
buildings and their commercial aspects, see the sections below on "The 
Arx±iitectural Character and Development of Multiple Dwellings" and "The 
Commercial Architecture of the Upper West Side/Central Park West Historic 
District." 

2 2 Moses King, King's Handbook of New York (Boston, 1893), 984. 
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Regularly throughout the twentieth century, virtually every shcpfront 
on Columbus Avenue (in contrast to Amsterdam Avenue) has been altered to 
some degree, yet the upper stories of these buildings remain intact, as does 
the rhythm established by the significant features — the structural columns 
and supports which, together with the surviving lintels and cornices, define 
the masonry openings which contain the street-level stores on most of the 
structures. The appearance of a masonry mass floating above a transparent 
base, as originally intended, is thereby preserved. The storefront infill 
has been regularly changed in accordance with the needs of conmerce and now 
displays a wide variety of materials and design.23 An unusual original 
basement-level storefront retaining its cornice, window frames, and doors 
remains at No. 380-384 Columbus Avenue. 

The only major intrusions into the avenue's historic streetscapes are 
two small commercial buildings at Nos. 211-213 and 215-217 from 1987, two 
small apartment buildings at No. 324 and No. 386-390, converted in 1971 and 
1981 respectively from earlier flats buildings, both with street-level 
shops, two larger apartment buildings at No. 407-409 and No. 560-568, built 
in the 1980s with street-level shops, and a commercial building at No. 462 
that resulted from a 1961 alteration. 

Planned and built as a major transportation route with its elevated 
train tracks, Columbus Avenue, lined by multiple dwellings and shops, 
retains its active character as a retail and service artery — although the 
elevated trains, discontinued and their tracks and structure demolished in 
1940, have been replaced by increased vehicular traffic. Although changes 
have occurred to the street-level storefronts, resulting from the avenue's 
ever-changing commercial character, these changes have generally respected 
the original fabric of masonry-fronted multiple dwellings and apartment 
hotels, as well as that of the small, exclusively canmercial buildings. 

David Breiner 

2 3 In a few cases portions of original or historic storefront 
components survive: a paneled frieze at No. 255; double-height storefronts 
at No. 260 which retain bandcourses, and second-story window sash and 
lintels; storefront cornices and transoms at Nos. 483 and 485; a cornice at 
No. 522; and portions of projecting bulkheads and window-framing members at 
No. 561-567. Instances of largely unchanged storefronts from the 1920s-
1940s survive at No. 273, No. 526, No. 529, and No. 570. 
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THE CHARACTER OF AMSTERDAM AVENUE 

Without the impetus of the El, Tenth Avenue (changed to Amsterdam 
Avenue in 1890) had a different developmental history than Columbus Avenue. 
Although the construction of flats on Amsterdam also began in 1879, most of 
the flats date from 1886 to 1900. Built with street-level shops, these 
buildings are concentrated in the stretch of the avenue north of West 79th 
Street. Several groups of tenements, all built in 1894-95 and containing 
street-level shops, are also located along the upper portion of Amsterdam 
Avenue within the district. Besides the Hotel Lucerne (Harry B. Mulliken, ; 
1903-04) at the northwest corner of West 79th Street and Amsterdam Avenue 
and an apartment building (1927) on the east side of the avenue that 
actually is the terminus of a continuous string of similar buildings along 
West 79th Street, the uniform street walls created by flats and tenements 
with street-level storefronts is broken only by a three-story library (1905-
06) and an eleven-story warehouse (1922-23). 

The southern portion of Amsterdam Avenue, between West 72nd and West 
79th streets, is dominated by apartment buildings. Mthough two, the Van 
Dyck and Severn between West 72nd Street and West 73rd Street, were erected 
in 1905, possibly with street-level shops, the majority date from the mid-
to-late 1920s and have always had commercial bases. The only exceptions to 
the characteristic apartment buildings are several four-story rowhouses 
(1886) with commercial bases added, three five-story flats buildings with 
shops (late-1880s and early-1890s), a hotel with street-level shops (1911), 
and a commercial building (1887-88) at No. 371 — described as a stable, 
store, and flats in its New Building application. This last building was 
owned by Lorton Horton of the J.M. Horton Ice Cream Ctorapany and probably 
supplied the company's shop on Columbus Avenue. Horton also commissioned the 
groups of flats buildings immediately to the north of this. Other 
businesses, too, were established to serve the needs of the immediate 
community. 

Serviced by a horse car line opened in 1878 and then an electric street 
car line after 1898, Amsterdam Avenue was not subject to the commercial 
pressures brought to Columbus Avenue by the El. On the other hand, Amsterdam 
has seen less physical alteration of its historic fabric at street level: 
shopfronts retain more of their original elements than those on Columbus 
Avenue and are more closely related to the design of the upper stories of 
the buildings in which they are found. 

David Breiner 
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THE CHARACTER OF BROADWAY 

Although the entire length of Broadway south of the district had always 
been a major thoroughfare, the blockfronts included in the district remained 
undeveloped long after other streets in the area because of the uncertain 
plans for the type of public transportation to be built there. This section 
of Broadway finally blossomed into a busy street in anticipation of the IRT 
subway that was eventually cortpleted beneath it in 1904. The three-and-a-
half blockfronts of Broadway included within the district contain large 
buildings (with one exception), all of which were originally constructed 
with street-level shops or eventually received them. These are three 
twelve-story apartment buildings dating from the turn of the century — the 
Dorilton at 71st Street (Janes & Leo, 1900-02), the Embassy, at 70th Street 
(Robert Maynicke, 1899-1900), the Spencer Arms at 69th Street (Mulliken & 
Moeller, 1904-05) — and the Coronado from the late 1980s; one seven-story 
flats building at 69th Street (Ware & Styne-Harde, 1895); and the nineteen-
story Hotel Alamac (Maynicke & Franke, 1922). These buildings create a 
street wall which relates to the diagonal of Broadway; the buildings also 
relate to the side street blocks (all have major facades on the side 
streets), and to each other. Of particular interest is the Embassy, built 
three years later than the adjacent flats building and designed by a 
different architect, but using the same design elements. A two-story 
commercial building dating from 1938 is located at the southeast corner of 
West 72nd Street and Broadway. 

David Breiner 
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THE ARCHITECTURAL DEVEIDEMENT AND CHARACTER OF 
SINGLE-FAMILY DWELLINGS 

The year 1868 inaugurated one of the greatest periods of speculation 
that has ever affected New York real estate. At that time, the Upper West 
Side was nothing more than a wilderness of rocks spotted with broken-down 
shanties and sprawling farms. Apart from a few farm houses and rural inns, 
the area remained largely a vast open space prime for building. When 
development began in earnest in the early 1880s, spurred by new 
transportation lines linking the area to developed parts of the city further 
south and the continuing movement uptown of the rapidly-growing middle 
class, speculative builders seized the opportunity to develop the side 
streets of the district with ro^iouses designed for middle- and upper-
middle class families. While part of the earliest phase of development in 
the district, these speculatively-built rowhouses actually represent the 
final years of construction of single-family houses in Manhattan. Although 
the earliest houses surviving in the district date from 1870 and the latest 
from 1910, as a whole, this large concentration of rowhouses was built 
during a short span of years, the 1880s and 1890s; therefore they display a 
unified and harmonious use of late-nineteenth century architectural styles. 
Anchored by the multiple dwellings on the avenues, which appeared from the 
time of original development in the area, the rowhouses create the low-
scale domestic character that largely defines the side streets of the 
district. 

The basic pattern of development of these side streets lined with 
rowhouses was a product of the emerging accessibility of the area to 
employment and shopping districts downtown brought about by the rapid travel 
possible on steam railroads. The earliest remaining rowhouses located 
within the district were begun in 1870 in anticipation of the improved 
public transportation to be brought to the area by the Ninth (Columbus) 
Avenue El (eventually opened in 1879) which was in the planning stages. 
These first rowhouse groups were built in proximity to the proposed El 
stations at 72nd, 81st, and 93rd Streets: Nos. 159 to 165 West 71st Street 
(four of an original row of five), Nos. 35 to 39 West 83rd Street and 49 to 
53 West 83rd Street (six of an original row of thirteen), and Nos. 47 and 49 
West 92nd Street (two of a row of twenty of which a total of seven survive). 
A financial panic hit in 1873 and by 1874 there was a complete cessation of 
building operations. Wages and material prices fell. Development stagnated 
and the building industry did not fully recover until 1879, at which time it 
was the completion of the El that really spurred Upper West Side 
development. Columbus and Amsterdam Avenues, with its busy transportation 
lines, were developed with flats and tenements providing commercial space at 
street level and the erection of first-class single-family dwellings was 
reserved for the side streets. 

Surviving from this early stage of development is a row of five houses 
designed by Christan Blinn at Nos. 64 to 72 West 71st Street built in 1878. 
In other early projects, the architect Henry J. Hardenbergh designed a row 
of twenty-five houses built in 1879-80 on the north side of West 73rd Street 
between Columbus and Amsterdam (only one survives) in conjunction with a 
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flats building on Columbus Avenue. Ttoo years later, Harderibergh designed 
another range of ixwhouses on the north side of West 73rd Street between 
Central Park West and Columbus Avenue (a total of seventeen remain). From 
then on, in the 1880s, rowhouse construction soared from one rowhouse group 
in 1880, to twenty-one in 1884 to a climactic increase of forty-two in 1886. 
In the Real Estate Record & Guide in 1884 the optimism could be felt: 
"...the West Side is going up rapidly; of that there is no doubt.. .whole 
blocks of dwellings are occupied by citizens of good social standing."24 

From 1886 to 1890 the number of rows built fluctuated, and after 1890 
decreased gradually to zero in 1899 and 1900. From 1900 to 1910 there was a 
slight increase in rowhouse construction, and the last two existing rows 
constructed in the district were begun in 1910. These late groups are 
clustered in the blocks between Central Park West and Columbus Avenue, on 
West 73rd, 74th, and 86th Streets.25 

During the periods of heaviest construction in the early- to mid-1880s, 
rowhouse development in the district occurred primarily on the side streets 
of 71st, 72nd, 73rd, 78th, 82nd, and 83rd obviously clustering around the El 
stops at West 72nd and 81st Streets. The year 1885 brought the development 
of twenty-nine rows to the areas near the El stops, as well as construction 
on West 90th and 94th Streets near the 93rd Street stop. The forty-two rows 
built in 1886, the apex year of rowhouse construction, continued the 
clustering pattern. It was not until the late 1880s and 1890s that rowhouse 
development began to spread throughout the district. 

Following the general model existing on the East Side and downtown, 
single-family houses were built in three- to five-story rows, some with two-
to three-story kitchen and stairway extensions at the rear. At the front 
they were set back from the lot line only enough to acxx>mmodate an areaway 
and a stoop. The houses were set back from the rear lot line according to 
changing requirements in the building laws and the desired size of the 
house. These houses were built to the lot lines on the sides, often sharing 
the party walls of the adjacent houses. Party walls (single walls that 
straddled the lot line and carried the floors of houses on both sides) 
achieved an econorry of means, a saving of space, and most importantly, 
lowered costs so that the unit cost of a house in a large row was lower than 
that of the same house in a small row or alone. Until some of the late 
rcwhouses were built in the district, all were constructed with load-bearing 
brick side walls and self-supporting brick front and rear walls, with the 
front walls clad in various facing materials (brick, brownstone, limestone, 
sandstone, cast stone, and terra cotta). In most cases the side walls 
supported wood beams with wood joists at each floor level. Some of the late 

2 4 "Some West Side Residences," Real Estate Record & Guide 34 (Oct. 
25, 1884), 1080. 

2 5 These statistics are based on an analysis of data on surviving rows 
found in records of the Department of Buildings; the information was 
compiled in databases in which it could be sorted, cross-referenced, and 
further studied. 
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rcwhouses had iron or steel beams with brick or concrete floor arches26 but 
virtually none of the houses were considered fireproof. One group of 
eighteen houses on West 74th Street, designed by Percy Griffin for Frederick 
Ambrose Clark and built in 1902-04, were steel-frame, fireproof buildings 
that also contained elevators, an extremely unusual feature in rowhouse 
construction.27 

Developers involved in rowhouse construction on the Upper West Side 
purchased groups of the standard twenty-five foot by one hundred foot lots; 
in order to maximize the number of houses built in one row, they often 
constructed residences narrower than twenty-five feet. Thus, five twenty-
foot wide houses could be built on four lots. Another common ocairrence was 
the construction of six houses, each roughly sixteen-and-one-half feet wide, 
on four lots.28 Some houses in the district are as narrow as fifteen feet, 
such as Nos. 6 and 8 West 83rd Street (Christian Blinn, 1881-82). 

The middle- and upper-middle class families that choose to live on the 
Upper West Side were usually those of professionals, such as bankers, 
merchants, lawyers, manufacturers and other types of well-to-do businessmen. 
The average home was occupied by approximately three to fifteen people, 
depending on the number of children, other family members, servants, and 
boarders to help pay for expenses.29 

The majority of the rowhouses in the district were designed and 
constructed with three to four stories above raised basements and the high 
stoops placed at one side, a characteristic of earlier nineteenth-century 
houses found in New York. They followed, with some variation, a basic 
formula for interior planning, accommodating the infontal dining room in the 
front of the basement level with the kitchen and laundry at the back, the 

zt> A notable exception is the house at No. 122 West 78th Street, 
designed by architect Rafael Guastavino using his innovative terra-cotta 
arch vaulting system. A more complete discussion of Guastavino's work in 
the district is found in Sarah Bradford Landau, "The Row Houses of New 
York's West Side," Journal of the Society of Ardhitectural Historians 34, 
no. 1 (Mar., 1975), 24-26. Guastavino is further discussed below. 

2 7 These features were not required by the building code but were 
evidently the choice of the developer, a member of the prominent Clark 
family whose real estate activities are further discussed below. See also 
landau, 30. 

2 8 LPC, Riverside-West End Historic District Report, report prepared 
by the Research Department (New York, 1989), 20, and Landau, 21. Few 
rowhouse groups in the district were built on full twenty-five foot wide 
lots. These are generally among the latest houses constructed. 

2 9 Based on a survey of portions of West 69th, 73rd, 81st, 85th, and 
87th Streets; United States Census, 1900. Landau discusses more fully the 
income levels of rowhouse buyers. It was also common on the Upper West Side 
to offer houses as rentals. 
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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 entryway 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 house. Often rows were designed with a combination of raised and box 
stoops, enhancing the variety among the houses in the row. 

The 1890s witnessed an innovation in interior planning that affected 
the placement and design of the stoop; the high straight or box stoops were 
replaced by a lew stoop at ground level fronting on an American basement and 
the entrance was frequently located at the center. Typically, these houses 
were wider than most of those with raised basements, usually twenty-five 
feet wide. In the American basement plan, the dining room, which had been 
at the front of the basement level, was now placed at the second story 
running the full width of the house. A reception hall at the ground story 
was created allowing more privacy and elegance for entertaining upstairs. 
The now more elaborate staircase was placed at the rear of the wider and 
deeper entrance hall. The whole entrance was not only more spacious but 
more showy as well. Architectural critic Montgomery Schuyler felt, in 1906, 
that: 

.. .there is a practical consensus to the effect that the 'American 
basement,' with the full frontage available on the second floor, 
is the most convenient arrangement and the most economical in 
reality in spite of the 'waste7 of the entrance hall.30 

The American basement plan was popularized in the 1890s by the architect 
Clarence True, although it is said to have been introduced at least a decade 
earlier but not widely adopted.31 True was a prolific rowhouse developer 
and Upper West Side promoter who concentrated his work in the area near 
Riverside Drive (only a few rowhouse groups and two other buildings 
surviving in this district were designed by True). 

The rowhouse groups constructed in the district range in number from 
two to as long as twenty-five in a row. The long blockfronts of rcwhouses 
in the district help to create a strong, harmonious side street character 
that contributes to the district's special sense of place. The rows vary 

J U Montgomery Schuyler, "The New York House," Architectural Record 19 
(Feb., 1906), 89. 

3 1 Landau points to artihitectural critic Russell Sturgis as an early 
advocate of this type of interior planning, 28. See Russell Sturgis, "The 
City House [the East and South]," Scribner's Magazine 7 (June, 1890), 693-
713. 
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stylistically and often incorporate different facade designs within a given 
row. In these cases, the individual houses within the row were designed to 
work together as a cohesive unit while featuring certain characteristics to 
make them individually distinctive and appealing to their owners. Uniformity 
and variety together were the key to producing the diversified streetscapes 
found in the district. Unlike the uniformity of design typically found in 
brownstone-fronted :rowhouses of the earlier part of the nineteenth century, 
the houses in these later rows on the Upper West Side were purposely meant 
to be distinguished from each other, while together forming picturesque 
ensembles. 

The architects and speculative builders active on the Upper West Side 
felt the public was tired of the "monotony" characterizing the numerous 
Italianate brownstones, such as those on the Upper East Side, and wanted to 
design houses accordingly — using a mixture of materials and revival 
styles. Schuyler wrote in 1906: "It was the development of the West Side 
which struck the first blow at the tyranny of the brownstone front."32 

Brownstone was still used, but with a new emphasis on its sculptural and 
textural qualities and often in conjunction with other materials. Houses 
were now faced in materials with contrasting colors and textures, brick in 
various shades, and terra cotta. Brick especially was readily available and 
proved more economical and more durable than brownstone.33 Rhythm produced 
by the often asymmetrical massing of the rowhouses on the Upper West Side 
also played a role in distinguishing them from their brownstone predecessors 
which had flat facades. Devices such as projecting bays, oriels, gables, 
and recessed arches were used to create patterns of light and shadow. 
Facade designs frequently alternate in a particular rhythm or function as 
mirror images within the configuration of a given row; in certain instances, 
the houses which terminate the rows are treated as end pavilions, with 
projecting end bays that extend almost to the building line and give the row 
a sense of closure. The building entries in this report address this 
special aspect of rcwhouse design in the category of "Row Configuration." 
Facade designs are assigned letters which are used to indicate the overall 
pattern of the row, for example: ABCB'A'. The use of the "prime" (') 
indicates that the A' design varies slightly or is the mirror image of the A 
design. 

The distinctive patterns, the unusual asymmetrical massing, and the 
alternation of architectural elements within the rowhouse groups found in 
the district are features that are intrinsic to the picturesque trends 
characterizing American architecture of the 1880s and 1890s. The side 
streets of the district are a remarkable assemblage of diverse architectural 
styles and provide an inventory of this era of creative experimentation. 
Patterns, designs, and styles drew on a number of historical sources. The 
neo-Grec, Queen Arme, Romanesque Revival, and Renaissance Revival styles 
were freely employed, sometimes eclectically blending features from a 
variety of sources into the design of one row. This new mixture of 

Schuyler, "The New York House," 84. 

Landau, 21. 
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materials and styles was considered very modern and the Upper West Side of 
Manhattan was promoted accordingly, with brochures and pamphlets published 
by developers touting the fashionable newness of the architecture. 
Architects and builders active in the district, some of whom were also 
developers, made use of the architectural pattern books and design guides 
that proliferated in the late-nineteenth century/ often mixing and matching 
elements at will and producing engaging combinations of architectural forms. 

The :rowhouses which give the side streets of the district their 
particular character relate in their overall scale and architectural style 
to the multiple dwellings on the avenues constructed in the same period. 
These buildings, predominantly flats and tenements, were also frequently 
constructed in rows, and were sometimes built in conjunction with adjacent 
rowhouse groups on the side streets. The interplay of the side-street 
rowhouses and the avenue buildings is a result of the concentrated efforts 
of architects and developers active on the Upper West Side during the 
relatively short span of years of the area's initial development. This 
cohesive quality is one of the factors that gives the district its strong 
sense of place. 

While the earliest rows constructed in the district, dating from around 
1870, were designed in the popular mid-century Italianate style, by the time 
development resumed at the end of that decade taste had turned against the 
somber brownstone-fronted rowhouses found elsewhere in the city where they 
create monumental uniform blockfronts with their ornate, classically-
inspired window and door treatments and weighty cornices. The first 
challenge to the Italianate style in the design of rowhouses was the neo-
Grec.34 A reaction to the established tradition of imitating classical 
forms and adapting classical prototypes to satisfy the programs of modern 
building types, the neo-Grec style sought to reflect an architectural 
vocabulary appropriate to the modern, industrial civilization of the 
nineteenth century through the use of pared-down geometric massing and forms 
and stylized, almost mechanically precise ornament. As interpreted for the 
design of rowhouses in New York, the neo-Grec style is characterized by 
bold, rectilinear window and door enframements in stone with incised 
ornamental detail of stylized foliate forms and vertical channeling. Neo-
Grec rowhouses are often executed in smooth brownstone, maintain a uniform 

3 4 Conceived at the Ecole des Beaux-Arts during the 1840s, the French 
Neo-Grec style is often associated with the work of the architect Henri 
Labrouste, who is best known for his designs of two important libraries in 
Paris: the Bibliotheque Nationale and the Bibliotheque Ste. Genevieve. A 
more direct source for the neo-Grec style as it developed in America is the 
mid-nineteenth century vernacular residential architecture of Paris. Landau 
discusses the influence that Richard Morris Hunt, one of the first Americans 
to study at the Ecole, had on the popularization of the neo-Grec style for 
house design in this country, see Landau, "Richard Morris Hunt: 
Architectural Innovator...," in The Architecture of Richard Morris Hunt, ed. 
Susan R. Stein (Chicago, 1986), 47-77. See also Charles Lockwood, Bricks & 
Brownstone: The New York Row House, 1783-1929 (New York, 1973), 227-28. 
Lockwood provides a useful survey of architectural styles. 
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