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1. Name

historic ~ Lawrence Model Lodging Houses -fpA'e-FfrrTpd*—

and orcommon East Canton Street Apartments

2. Location

street & number 79, 89, 99, and 109 Eaet Canton Straefr N/Anot for publication
City, town Boston N/A VICInItyOf
sate  Massachusetts code 025 county Suffolk code 025
3. Classiffication
Category Ownership Status Present Use
district public X occupied agriculture museum
_X_ building(s) X private X unoccupied commercial park
structure both work in progress educational X private residence
site Public Acquisition Accessible entertainment religious
object in process yes: restricted government scientific
being considered yes: unrestricted industrial transportation
_X_no military other:

4. Owner off Property

"3me Housi ng Innovations, | nc.

street & number One Court Street

city, town Boston N/A vicinity of state M assachusetts

5. Location off Legal Description

courthouse, registry of deeds, etc. Suffolk County Registry of Deeds

street & number Pemberton Square

city, town Boston state M assachusetts

6. Representation in Existing Surveys

titte Inventory of the Historic has this property been determined eligible? yes X no
date Assets of t he Commonweal th; 1981. federal X state county local
depository for survey records M assachusetts Historical Commission

city, town Boston state M assachusetts



7. DeSCFiption Boston: Lawrence Modd Lodging Houses

Condition Check one Check one
excellent deteriorated Jt_ unaltered _X_ original site
-X-CiWiod-. ruins altered moved riate
A unexposed

Describe t he present and original (if known) physical appearance

The Law ence Mbdel Lodgi ng Houses at 79-109 East Canton Street i n
the South End of Boston are |ocated just outside the present South End
National Register District and will be part of a future local South End
Historic District. They consist of four buildin%s: The Lawence (79
East Canton Street); the Abbott (89 East Canton Street); the Bigel ow (99
East Canton Street); and the Goton (109 East Canton Street). The first
three buildings, designed i n1874-5 by the sane architect, are identical,
and the Goton, bult 1n1892, differs fromthemonly i nmnor details.

Al four are detached brick buildings, five stories high,
including attic. Inscale and nassing, the?/ contrast narkedly with the
nore tj"ical nodestly scaled, attached, swell-front townshouses found by
the hundreds on the streets of the South End, although they followthe
South End normof red brick construction. | nplan, the buildi n?s arein
the shape of a squarish T, with therear half of the building slightly
wider thanthe front. The Lawence, the Abbott and the Bi gel owwere
designed i na sinplified vernacular variant of the French nmansard style.
The tront elevation of each i s seven bays wide with a central entrance
door surrounded by a wooden frane and topped by a wooden pedinent.  The
plain surfaces of brick arches over the wndows, and panel brick
detailing at the cornice with half of its height beinga continuation of
the brick wall and the top half a mansard. The fifth-floor w ndows al so
have rat her el aborate wooden pedinents. The rear el evation of each
contains seven bays, although the very plain rear door inthe center
bay. The side elevations are four bays wide. All wndows, except in the
basonent, are two-over-two, doubl e hung.

‘The Gotondiffers fromthe other three on|¥ inits treatjnent of
, the Erl nci pal entrance, which has a brick segmental arch and framng, and
of thefifth floor, whichisa f)lain brick attic story instead of the
sem-nansard of theearlier buildings. The fifth-floor w ndows al so have
segrmental brick arches rather than wooden pedi ments. The architect of
the G oton was clearly updating the by then passe nansard style but only
by making the nost m ni mal changes.

Each bui I ding contains twenty apartments: two three-roomand two
four-roomunits toa floor, arranged sjranetrically on either side of a
central stair hall that runs throughthe full depth of the building, with
w ndows at both front and rear. The stairs thensel ves are of
considerable interest. They are canpletely of cast iron with a lattice
tj"e pattemon therisers. There are no other interior features of
i1gxjrtance. iy mnor renodel lings have been nade.



8. Signifficance Boston: Lawrence Model Lodging Houses

Period Areas ef Significance—Check and justify below
prehistoric archeology-prehistoric community planning landscape architecture religion
1400-1499 archeology-historic conservation law science
1500-1599 agriculture economics literature - sculpture
1600-1699 _X_ architecture — education military X social/
1700-1799 art engineering music humanitarian
X 1800-1899 commerce exploration/settlement philosophy theater
1900- communications industry politics government transportation
invention other (specify)
Specific dates 1874-5; 1892 Builder/Architect Charles K. Kirby; William F. Goodwin

Statement of Significance (in one paragraph)
Jiji

no- The former Law ence >kxJel Lodgi ng Houses at 79-109 East Canton
Street i nthe South End possess integrity of |ocation, design, materials,
wor kmanshi p, setting, and association and are significant as prine
exanpl es of thehistory of philanthropichousing i nBoston. They neet
criteria A B and Cof the National Register of Historic Places.

J " The Lawence Trust was established under thewi |l of Abbott
Law ence, who left $50,000 t o three trustees tobuy land and build "Mdel
Lodgi ng Housed. ..to be | et t o poor, tonperate andindustrious
famlies...at reasonable rents." Lawence died i n1855 andthe Trustees
built their first |odging house i n1862 on t he corner of Harrison and
Kneel and Streets. This was sold i n1873, when they purchased the East
CGanton Street |ots from theCitP/ of Boston. 79, 89, and 99 were builtin
1874-5 and 109 i n1892. The only Boston group t obuild such housing
prior totheLawence Trust was theAssociation for Building >todel
Lodgi ng Houses for the Poor, organized i n1851 but originating ina
public meeting held at the Vrren Street Chapel i n1846. This
organi zation of which Lawence was nanber, built a nodel Io_di_%i ng house on
Gsborne Place i nthe South Qve area i ntheearly 1850's. e earlier
| odgi ng houses no | onger stand, sothat 79-109 East Canton Street appear
to be the ol dest such exanpl es of philanthropichousing still extant in
Bost on.

Abbott Lawence (1792-1855), best known as thejunior partnerin
the firmof A and A Lawence and founder of thetextile city of
Law ence, Massachusetts, was active in philanthropicenterprises
throughout his life. The interest of Lawence and his fellowBostonians
in housing thepoor ranalnost exactly parallel toasimlar novenent i n
England. The first nodel dwellings for theworking class tobebuiltin
Engl and seen t o0 have been the tenonents built by the Birkenhead Dock
Magjany i n1847, followed within a fewyears by several others in London
and Gasgow As Anbassador tothe Court of St. Janes i n 1849-52,
Law ence woul d have had anpl e opportunity t osee these buildings, nost of
whi ch were al so published 1 n The Builder. They cane t o even w der public
attention i n1851 when the Mbdel Houses built for thePrince Consort by
the Society for Inproving the Condition of theLabouring O asses were
shown i nthe Geat Exhibition. Abbott Lawence was active in planning
the Anerican section of theQGeat Exhibition.

Al t hough t he Law ence Mbdel Lod%i ng Houses have only nodest
architectural significance, thefirst three were designed by Charles K

Kirby, who, i n1855, won the conpetition for theBoston Public Libraryon

Boyl ston Street inafield of twodozen entrants. He was also the

architect of several commercial buildings after thefire of 1872 and of sone
specul atively® built houses i ntheBack Bay. 109 East Canton Street

vas designed bv WIlliamF Goodwin, who oractised i nBoston from 1889t o 1904.



9. Major Bibliographical Refferences

Will of Abbott Lawence and Reports of the Trust for Building Model Lodgi ng Houses,
1855 and | ater, Suffolk Registry of Probate, Docket No. 39964; Entry on Abbott Law ence,
Dictionary of Anerican Biography; Boston Architectural Index, Boston Public Library,

Fine Arts Departnent;

10. Geographical Data

Acreage of nominated property 39,805 sq. ft.
Quadrangle name Boston South Quadrangle scale 1-25,000

UT M References

"AUILY |3]2]19]14,2,5] |416]8]9](1]7]|0] 11 JL
Zone Easting Northing Zone Easting Northing -
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Verbal boundary description andJustifi*c"tm The Lawrence Model Lodging Houses include assessor's
parcel number”and'ii hdiinkek hy East Canton St., Thorn St., the alley midway between
East Canton and East Brookline Streets, and the alley running along 79 E. Canton Street.

List allstates and counties forproperties overlapping state orcounty boundaries

state n code county code
state code county code
11. Form PreparedBy

Candace Jenkins Cynthia Zaitzevsky "

nane/title Regi stration Director Bost on Landnmar ks Comm ssi on

organization M assachusetts Historical Commission date February 22, 1983

street & number 294 Washington Street telephone 617-727-8470

city or town Boston, MA state MASS. 02146

12. State Historic Preservation Offfficer Certiffication

The evaluated significance of this property within the stateis:

national AC- state _. ™ local

As the designated State Historic Preservation Officer for the National Historic Preservation Act of 1966 (Public Law 89-
665), | hereby nominate this property forinclusion in the National Register and certify that it has been evaluated
according tothe criteria and procedures set forth bvJhe Nationai Park Service.

State Historic Preservation Officer signature

titte Massachusetts Historical Commission, Executive Director date

For NPS use only
hereby certify that this property isincluded inthe National Register
Entered in the
Mat | oDal Hegl et er

date

Keeper of the National Register

Attest: date
Chief of Registration
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EVALUATION/RETURN SHEET

Lawrence Model LodglLng Houses
Suffolk County

MASSACHUSETTS AB 2 6 ]%
Working No.
Fed. Reg. Date:
Date Due 9/> 3 - / yAa/ rs
Action: CCEPT
e resubmission Intered In tke RETURN

e nomination by person or local government -
n owner objection
* appeal

Substantive Review: e sample * request

Reviewer's comments:

Nomination returned for: .technical corrections cited below
.Substantive reasons discussed Iselow

1. Name
2. Location

3. Classification

Category Ownership Status
' sPublic AcqulsitiorT Accessible

4. Owner of Property

5. Location of Legal Description

6. Representation in Existing Surveys

Has this property been determined eligible? * yes °* no

7. Description

Condition Check one
excellent | | deteriorated unaltered
good I lruins altered

o fair I 1 unexposed

Describe the present and original (if known) physical appearance

e summary paragraph
e completeness '

o clarity e G-
» alterations/integrity -
| ldates

* boundary selection ce> oo

National Septeter REJECT.

Federal Agency:

CU NR decision

Recom./Criteria.
Reviewer
Discipline
Date
. see continuation sheet

Present Use

Check one
» original site
moved date.



8. Significance
Period Areas of Significance—Check and justify below

Specific dates Builder/Architect
Statement of Significance (in one paragraph)

e summary paragraph

» completeness

o clarity

» applicable criteria

» justification of areas checked

» relating significance to the resource

+ context

» relationship of integrity to significance
» justification of exception

* other

9. Major Bibliographical References
10. Geographical Data

Acreage of nominated property
Quadrangle name

UTM References

Verbal boundary description and justification

11. Form Prepared By

12. State Historic Preservation Officer Certification
The evaluated significance of this property within the state is:

national state local
State Historic Preservation Officer signature

title date

13. Other

*  Maps
» Photographs
» other

Questions concerning this nomination may be directed to.

Signed Date

Phone:

Comments for any item may be continued on an attachedsh6et
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UNITED STATES GOVERNMENT D m

June 12, 1984
o\\. memorandum -
B 1O san Dynes

SUBJECTI Part 2 Appeal Meeting on June 25. 1984, 2:00 pm first floor hearing room

10 PAD NR staffs

A Part 2 Appeal meeting has been set for the Lawence, the Abbott, the

Bi gel ow and the Groton. four apartnent buildings, now convertedto

section 8 housi ng.

addresses: the Lawence, 79 East Canton Street, Boston, Massachusetts
the Abbott, 89 East Canton Street, Boston, Massachusetts 'f-0h
the Bigelow, 99 East Canton Street, Boston, Massachusetts .
the Goton, 109 East Canton Street, Boston. Massachusetts

Denial Issues: Renmoval of Historic Interior fabric; to nuch |esser

N degree, renoval of historic slate and replacement with asphalt
fit; ol shingles and | ess than perfect w ndowrepl acenments.

Onern and consultants will attend. |
OPTIONAU FORM NO. 10

Buy US Savings Bonds Regularly on the Payrall Savings HAan
' OV PMR)(4tCFR)I101-11.« S .vu e,

\ =5 *U.S. OamnmMt ifinliiit oniM 1«TT-t4141S«/S4d«
e r< BENORHR @1 CFR)IOI] I« K-V "o



UNITED STATES GOVERNMENT

memorandum

Lr TO
ATTN or

AN ./\/\/\/\/I\/\ "//\

Buy U*ls. Savings Bonds KegulSrly on the Payroll Sa"migs P | »

*U.S. Conrnmrat Frintiiif Oftlea: 1t7T—t41.00/144«

./\/\fl\

OPTIGALFIRM NG, e
(REV. 7-7«)

GSA FPMR (41 CFR)101-11 .«
MI 01 It



Jenia of Certiiication of Rehabilitation Aooeai - June 25, 198»

Prooertv:

Owner:

Attending
Mesting:

Part 1:

Part 2:

Denid Issues:

MARO comnnents-

HPO Connments.

Lawrence Mode Loodging Houses individually
79 30 Pk 109 cast Canton Street listed on the
Boston, Massachusetts Nat'l Reg.

Housing Innovations, Incoroorated 'HID
One Court Street
Boston, Massachusetts 02108

Denis Blackett, President, HIl

Thomas Welch, Vice President, HI I

Al Middleton, HII

Representative of the tenants association

David Gaw, Boston Architectural Team

Sdly Oldham, Langelier Historic Properties

Bill MacRostie, Langelier Historic Properties

Joseph Orfant, Massachusetts Historical Commission

A row of four five-story brick apartment houses, three built in
1875, the fourth in 1892. Smply detailed, they are prime and early
examples of philanthropic housing in Boston. The buildings are
located just outside the South End Historic District.

Rehabilitation of all four buildings for low-income (Section 8)
housing began in October 1982 and was completed in December
1983.

1/12/83 Application received by SHPO

10/21/83  Additional information received by SHPO

11/3/83 Application received by MARO with recommendation
from state to certify

12/30/83  MARO gives project conditional preliminary approval

kI3QI%k Additional information received by MARO

5284 Project denied final certification by MARO

6/8/8'f Request for appeal received verbally; letter received
6/21/8"

Violation of Standards 2, 5<& 9 by radically altering the interior
character inreplacing all interior finishes, and some partition
framing and locations. Violation of Standard 6 by replacing the
dlate on the mansard roofs with gray asphalt shingles which do not
match the slate in appearance, and the 2/2 wooden windows
(without evidence of need) with new aluminum units whose details
are not identical in appearance to the originals.

1) The significance of the interiors of these buildingsison a par
with the importance of the exteriors. 2) Contradictory
Information was given the Region on the reasons for drastic

interior changes, 3) Latter two issues (above) contribute to the
negative vaue of the rehaDilitationin a cumulative sense only.

Unqualified recommendation of project; however, questioned
interior alterations at beginning of review.
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PT' CPE- MY: conTRaL N'.'-I1BR

The L:;-rer.ce, 79 East Canton Street Mk SA-0M. | 58

Tr A:vot:, ;+ East Canton Street MAS!.-0+0

The 1ijs'.ov, -9 East Cantcii Street

The Groton, 109 East Canton Street f-1 AS4-0471
-0J5ton y.r.

TAXPAYER'S IDENTIFICATION NUMBER: 04-271-4604

We have reviewed the "Historic Preservation Certification Application - ? art
2" for the above property and have found that the rehabilitation does not

conforrn with the Secretary of the Interior's "Standards for Rehabilitatic- .
The completed rehabilitation does not conform with the following Stancarcs:

STATEDARD NO. 2

The distinguishing original qualities or character of a building, str-.:cture,
or site and its environment shall not be destroyed. The removal or
alteration of any historic material or distinctive architectural features
should be avoided when possible.

STA'DARD NO. 5

Distinctive stylistic features or exanples of skilled craftsicanship ;ich
characterize abuilding, structure, or site shall be treated with
sensitivity.

STA?"ADNQ _6
reterioralrd architectural features shall be repaired rather than re-.-'aced,

vnerever possible. I nthe ev”nt replacer.ent is necassacy, the nsw r erial
should Tatch the -*“terial being replaced in coiriposition, -"esiin, r,
t.Axt ;re, -nd ot':er visual jv,ie »tias. Rerair or r-ipla-:" jat cf .-'.rs"" 5

rch1l-ictur2l f*31T s should be based ¢n accurs12 iuolira?i.tn of zr -1T=3,
subst i-.ti--t";d by hist-'ric, physical, or pictorial evid;i;:e rather th..- on
c;nj r-:Mral designs or the * "*ilahi'ity of difcrrrnl: itrirural o |7-ent;
LC-i Other buildings or atriictar”s.

STANDARD N 9

e :r-;-7;rary cesign tor alterations and additions to”"istmi proper' les
-jt be ilsoour i -vhen such alte*TtiMis -nci'i.tiiz-ns :onot . " stroy

eoifnifiyarit historical, Architiot il ~rtjle.. . "sl titir' "1, such rdign

is @ 7""iblavith the="-z" :cale, u*lor, -it*-rial, iad:hirstt-r :tthe

L-rpe-tv, -e=e jArrhoyi .jeoinviore.- -t r.-»



r=513C1.1131lion wor.-; ~ ;-;jun u-er. t™e st: Mic31..'is =.:rirt"c tt tne
--i:3te Historic Preservation Office and was es.-“ential ly u.-tletec --hen the
spplication was received by the National Park Service. T'.us, t":sre vas nc real
opportunity for any prei:~inary advice to be ;iven ty 3ur office to -r.-:ble the
project to ~eet the Secretary's Standards.

The significance of these individually listed buildings is tlsar a ori-e and
'‘?iriy e:r:anples of philanthropic housing in Boston. The four, detached,
five-story, brick buildings were described in the National Register nc-ination
a having good integrity with on?y minor remodelings. The buildings w”re cited
primarily for their social significance as T.odal tenement housing in the
tiid-late nineteenth century, and the plan arrangement was noted in the
nomination. Therefore, the importance of the interiors of these living quarters
is on a par with the importance of the exteriors. i

Photographs of the exterior and interior of the buildings prior to this
rehabilitation show historic fabric existing in a variety of conditions. A few
windows were missing, the brick was dirty, and the interior wood trim and
floorplans were intact and in decent condition. On the interior, only the
plaster walls were in obvious irretrievable disrepair.

During rehabilitation of these buildings, the interior character of each
building was completely and radically altered by the removal of all visible
historic fabric and the total replacement of all surfaces with modern materials
including dropped ceilings, a textured plaster finish, carpet, electric
baseboard heating units, and no trim other than small window sills. Removed
were historic door and window trim, doors, chair rails, dados, baseboards,
transoms, and cornices. These actions violated Standards 2, 5, and 9. Some
reasons given for these changes are contradictory to other information in the
application documentation, and all offer insufficient justification for such a
radical change to the historic character. The reasons range from a purported
necessity for reconfiguration of interior door and window sizes, for plan
changes for marketing purposes, for energy conservation measures, for structural
instability correction, and for the deteriorated condition of fabric. For
instance, change in window size is given as a reason for not retaining window
trim, yet in a different sectioa of the application, the w”indows are planned to
be replaced to match the existing, and photographs of the finished work show
that the replacement windows are the same size as the original. Similarly, the
need for changes in floorplans is not born out in the drawings submitted. The
rehabilitation floorplans, while altered slightly, appear to have basically the
same arrangenient as the pre-existing; the few changes that were nade seem to be
for the convenience of a slightly different relationship between rooms. These
plan changes are neither justified in thsr.selves for the most part, nor are they
sdequate justification for removal of all historic trim. The photographic
doc-“imentation submitted supports none of the claims for total deterioration of
trim. Other possible al tar.lativ2S to correct the iptsrint struct-ural and

e—cons-rrvation oroblirr.s and to retain the interior chirscter see-i not to
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HIl CORPOR.ATION
Jun.i 20, 1984

One .Mar.<et Plaza
Suite 2-iij7
S Francisco. C.\ HA106

Sr. Ernest Connaiiy 415 5434251

Chi ef Appeals Officer
N' ational Park Service
1100 L Street, NW, Room5111
Washinaton, DC 20240

Re: 79, 89, 99, 109 East Canton Street
Bost on, Massachusetts

f>ear Dr. Connaiiy:

as provided wunder Departir.ent of tnelnterior regulations

3S (= Part 67.10, HI I Corporation hereby appealst he

2ay 24, 1984 decision of theMid-Atlantic regional office

of theNational Park Service t odeny rehabilitation cert-
ification for theprojects referenced above. Both i nthis
letter andduring the appeal meeting we have scheduled with
y:iu for June 2.5 1934, we would like t oset forth our view
of thehistorical significance andarchitectural character
of thebuildings m question as well as fully explainour
daci.sirn-"iiciking during theplanning stages of theproject.

In doir.q so, ve will 1) reiterate certain information
provided i nour initial Part 2 certification application;

2) clLarify sone apparent misunderstandings which are reflected
in theregional office's May 24th letter; 3:nd3) rroviae
certai.n nev; inforiration about various aspects of tneproject.

?in stated i nour noirdnation v/ihich was accepted by t he "ation-"i
Park ServLce and | edtot.helisting of the East Canton Street
buildings i ntheNational Register, they are primarily
significant i na historical andsocial sense as important
early exanple:! of philanthropic housing i nBoston. Their
construction i nl1l874-75 and 1892 was funded by t he estate cf
Moibett Lawrence (best known f orfounding thetextile city of
Lawrence, Massachusetts) anddirectly parallele-i a similar
philanthropic housing nove.nent i nEngland which occurred

xt; oe.f;iod. The National tagister n-"mnarion
i".Ne-,, and we believe as well, thar t::e bui.ldin"*s nojsest: only
‘.ocest arcnitectur-il significance. s outlined i nour nomi nation,

Bdtimore » Boston ¢ Los \rgdes » New Yok « Ogkland Fmcisco



June 2C 19¢e4
Dr. Ernest Ccnnallv

v.'hat |imited architectural significance thebuildings possess
primarily surrounds their modestly ornamented exterior
appearance. The only significant interior features mentioned
are theunusual cast iron central stairways, andonly passing
reference i smade totheoriginal floor plans of t he apartm ent
units themselves. No significance whatever i sattributedto
the stock wood trimcontained within t heapartments. As a
result, we do not believe that theregional office's conclusion
that "the importance of theinteriors of these living quarters
is on a parwith theimportance of theexteriors" i s supported
by t hedocumentation contained i ntheNational Register nontina-
tion nor by any objective assessment of thesignificance of the
buildings' original wood trim  Moreover, thenost striking
interior features of thebuildings—their entry halls with
central cast iron staircases—have been preserved intact.

V¢ believe that therehabilitationundertaken on t hefour East
Canton Street buildings for HUD Section 8 housing was sensitive
to their significant exterior andinterior features. The only
exterior alterations consisted of wi ndow replacements with
2-over~2 double hung sash and roof replacements on three of

ethe four buildings (both treatments undertaken dueto t he
deteriorated condition of theoriginal features). V& believe,
xmd t heregional office of t heNational Park Service concurred
in its December 30, 1933 |letter granting conditional preliminary
approval of thep.roject, that theexterior work, including these
m nor changes, conforms with theSecretary of the Interior's
Standards for Rehabilitation.

Oh theinteriors, we maintained theoriginal hall and stair

plan intact, and meticulously restored theoriginal cast iron
stairways v;hich serve strikingly as thearchitectural focal

point on every floor of each building. This was accomplished
despite significant structural deficiencies i nthestairs
discovered by cur structural engineer. H urged the demolition
and replacement, or at least substantial modification, of the
stairs. Ve did not accept this proposal, and struggled to
achieve a solution that would substantially retain rhe appearance
of thestairs. V& believe this has been successfully acconplishec

“ihe project also maintained theexisting floor plans of the
apartment units nearly intact with only mner alterations nade
as ares;ult of t heneeds imDosed bv efficient soace uriliation.



June 20, 19 =4

Dr. Ernest Connaiiy

For reasons set forth below, the ﬁroject did require the
r2mcval of original wood trimwithin the apartment units
themselves. |t was our view during the planning stages.-
however, that the non-significant and stock nature of this
trim allowed us sone flexibility ir remving the trimin
order to nmeet the energy code, HD M ninmum Property Standards,
and structural requirements inposed on the project.

The decision to renmove interior trimas part of our project
on the East Canton Street buildings took into account the
following factors:

1) The Massachusetts energy code, as well as HD M ninum
Property Standards, required us to achieve an R
insulation rating on the perimeter walls of each building.
The existing masonry walls consisted of three wythes
of brick with 1" x 3 furring, wood |ath and plaster.
Since the 1" x 3 furringis laid flat, there was not
sufficient void within the wall to add any insulation
material. CQur architects determned that the most
feasible method of insulation ws to construct a 2 x &
furring system containing 3 58" of fiberglass batting.

2}  Wien ve acquired the four buildings, each of them contained
two continuous wood stud bearing walls five stories in
height, which in every case were overstressed and
suffering fromstructural damage. |In order to provide
necessary structural reinforcement, all existing plaster
and trimws renoved from these walls and plywood was
applied to create a structural box beam

3) HD Mninum Property Standards require that no |ead-based
paint be present within 4 of the floor. The triminall
four buildings had many |ayers of |ead-based paint.

4 HD Mninmum Property Standards require mininumdoor widths
viithin dwelling units to be at least 2'-8". Door widths
within apartment units in all four of the East Canton Street
buidlings were 2'-5".

5 HD Elderly MnimmProperty Standards required us to install
elevators m all four buildings. The slight plan change that
was necessitated by new elevator |obbies on each floor
required us to relocate walls in certain units and, in turn,
to removo trim from those walls.



June 20, |'784

Cr. Ernest Ccnnallv

6) Qur architects esti® ate that ') of the wood trim
was not salvageable at the time the project started.

The comJDned effect of all these factors led us to the
conclusion that retention of wood trimas part of the project
woul d involve a difficult and costly process of removal,
stripping, patching and reapplication and in sone cases
replication to save or imtate features which w believed
were not architecturally or historically significant.

In early 1982, well before our certification applications

were filed and construction was under way, we provided the
Massachusetts Historical Commssion (M) a complete set of
drawi ngs for the project. At that time, know ng that we
planned to apply for tax certification, Joseph Orfant raised
the issue of wood trimremoval as a potential problem area

with regard to certification. But based upon our justification
for this treatment as outlined above as well as his know edge
of other projects which had been approved by the National Park
.Service, he indicated to us that he believed our project would
be approved as designed. Other issues raised by M. Orfant

at the same time (e.g., retention of the original exterior

fire escapes in their original configuration and v;indow replace-
ment pane confi.guration) were resolved satisfactorilyand 1n
general involved our conpliance with his requests and additional
cost to the project.

Wth this initial response from MC w started the project |ate
in 1982 on a fast-track basis and concurrently got the certi-
fication ﬁrocess under way. The fast-track was necessary
because the project which had approximately fifty-five occupied
units was facing the prospect of a New England winter without an
operabl e heating system By wy of background, the City of
Boston had acquired title to the properties in 1979 through a
foreclosure of a tax lien against a private owner. The existing
tenants successfully protested the City's attempt to sell the
property to the highest bidder, the normal next step in the
City's foreclosure process and one that would have certainly Iled
to tl-ie displacement of all the existing tenants. Under considerable
community pressure the City instituteda competition anmong
interested developers who would comnit to maintain the property
as moderate income housing. HIl was given tentative devel oper
;tatus with the existing tenants as co-devel opers and HI I assuried
m anagenent responsibility in August cf  1980.



Th;; maj or mechanical systems had not been r.aintsir.ec

by the previous cvner BXW6 required re:?l acement. DIf to a
conplete, failure of the existing steam boiler duri.ig tr.e inter
of 19S1-32, .MIl ccntracted zo have a steam boiler trucked to
the site ru provide a barely mnimal level of heat for tne
tenants. However, this partial solution would nav-T been

i nadequate for anctner heating season, in as much as tr.t
existing distribution component of the heating system failed
at the end of the 1931-32 \;int3r. Thus, i tws necessary to
replace tlie entire system (source & distribution) and that
necessitated a closing on tiie construction loan and a start
¢f the rehabilitation as soon as feasible prior to the start
of the 1382-83 winter season.

In January, 1983, we filed our Fart 2 certification application
with MG and in March 1983 M. Orfant requested additional
information on the exact composition of the riasonry cleaning
solution to be used on the buildings. W spent the next several
mont hs telephoning and v/iriting back and forth between our

cleaning contractor (who was wunwilling or unable to divulge
the exact solutj.onof the proprietary cleaning products used)
and .MC to obtain the necessary information. In October, 198 3,

we were finally able to provide M. Orfant with sufficient
information, and our applicationws forwarded to the National
Park Service in Philadelphia. In Decenber 198 3, as part of our
conditional approval, we received an inquiry about certainproject
el ements from NS and responded shortly thereafter with a nunber
of letters explaining our justification for interior trim remcvai
and roof replacements. O My 24, 1SS4, the project was denied
certification by NS

In the interest of providing equitable and consistent treatment

in the review of this project, especially when viewed within

the context t~f the approval by NS over the past fev; years in
Massachusetts and elsewhere of numerous projects involving

removal of interior trim, we believe our vyork on these buildings
.merits certification. While v'e acknow edge that the project

was under way by the time our certification application was
submitted to InlIC we had received a reading on the issue of

i 'iterior trim from M. Orfant well before work began. Cur decision
to undertake the removal of interior trim was based on compelling
construction-related factors v/ihich have been outlined in this
letter. ilore importantiy. however, our decision on thi.s ele. ment

of the project was based upon v-hat we believe were sound a.-"sessnents
of the significant features and character-defining elements of

the buildina.



June 20, .18 4

Dr. Ernest Ccnnallyv

Before closing, | would like t oaddress a number of specific
issues raised i ntheregional office's My 24th letter i n

order tocorrect what | believe aresignificant rds-.tderstandirgs
of fact surrounding our project.

The letter states i nthefourth paragraph of t hesecond page

that during therehabilitation"the interior character of each
buidling was completely and radically altered by t heremoval of
all visible historic fabric...". This statement goes onto
suggest that it deals only with theissue of removal of wood
trim and | owering of ceilings within apartment units. What it
does not address, however, i sthesubstantial retention of fabric
and contribution totheinterior architectural character of these
buildings which i srepresented by our restoring the central
stairways and maintaining theinterior floor plans essentaially
intact. As stated at thebeginning of this letter, we believe
that tnese stairways aretheonly significant features and
primary character-defining elements on theinteriors of the
buildings.

V¢ have not, t ony know edge, as indicated near t hebottom of .
page two, ci.am@ that thewood trimhad suffered "total
deterioration." As outlined earlier, we estimate that 35% of
the trimwas unsal vageable and considered that factor as only
one of several reasons for deciding t orenove thetrim

VW agree with theassessment made i nt heletter that our work e

on theexterior of thebuildings does notdrastically alter

their character. And, given that t heDecenber 30, 1S83 conditional
approval letter we received from theregional office made no
mention cf windov/ or roof replacements, we assune it wast he
regional office's view at that time that these two treatments met
the Secretary's Standards. Ve do not believe, therefore, that
these treatments should have been at issue i nthe regional

office's denial, nor should they be at issue i nthis appeal.

In siammary, we believe that we nade a sound assessment i n the
planning stages of our project on t heEast Canton Street buildings--
with guidance from t heMassachusetts Historical Comm ssion—

of their historical and architectural significance and character
and that this assessment was concurred i nby t hePark Service

in their nom nation process. That assessment | ed us to the
conclu.sicn tnac theinterior trimwithin theapartir.ent units was



June 20, 1934

Dr Ernest Connallv

not significant, andthat it sremoval would not compromise
the architectural or historic character of the buildings.

V& believe that our v;crk onthe exterior cf the buildings,

as well as restoration cf the central stair halls and the
nearly conplete retention of the original apartment plans,

is fully consistent with the Secretary's Standards for
Rehabilitation. I ti s based upon this belief that we ask
you t o overturn the May 24, 1984 decision of the regional
office andissue rehabilitationcertification forthe project

Sincerely,

HI 'l GORPCRATI ON

Denis A Blackett
Presi dent

DAE dm
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Housing Boston's Poor :
The First Philanthropic Experiments

1

CYNTHIA ZAITZEV SKY Brookline, Massachusetts

i

Although the English movement of the mid-igth century to pro-
vide better housing for the working classes has received much
attention, there has been little published on corresponding activ-
itiesin the United Sates. This paper deals with the movement
that began in Boston in 1846 and with two groups of buildings:
the "model lodging houses' initiated by Charles Eliot Norton
and Abbot Lawrence in the early 1850s and constructed from
i8js 189Z. Views, plans, descriptions, and attributions are
provided when possible for the four earliest buildings, all of
which were demolished before 1S75, and current photographs
and complete documentation for the four that still stand. Exten-
sive use is made of published and unpublished statements by
Norton, Lawrence, and others involved inthe movement, as well
as of newspaper accounts. The Boston movement and the build-
ingsit produced are related to their parallels in England and, as
far as can be ascertained, in New York, which appears to be the
only other American city involved in the very earliest phase of the
model housing movement.

HISTORIANS HAVE KNOWN for sometime of Robert Treat
Painesdevelopments in Boston in which "substantial working-
men" could purchase modest houses.' That therewas an earUer
movemernt in the city to build model rental housing for less sub-
stantia workers has not been adequately recognized. A particu-

This atide is dedicated with much gratitude and affeaion to John Coo-
lidge on his 70th birthday .

Sore of the research presented heare was first doneto preparea Na
tiond Regger nomination for the Lamrence Modd Lodging Houses on
Ead Carton Strest. 1 should liketo thank Housing Innovations, Inc., for
pamission to publish this mateid ad the photographs credited to
them. 1 an d=o grateful to James F. O'Gorman for numerous helpful
leeds in the course of my ressarch on the Norton Modd Lodging Houses

|. S Bas Warner, J., Sredtcar Suburbs: The Rrooess of Growth in
Boston (1870-1900), Cambridge, Mass, 1961, id ed., 1978,101-106.
Panes devdopmats ware modly in the Roxbury and Dorchester sec-
tions of Bagton and deted from 1874 to 1891.

1. David Handlin in The American Home: Architecture and Sodiety,
1815-1915, Bogton, 1979, 251-266, disoussss chiefly the history of the
Baogton Cooperative Building Company, begun in 1871. A doctord dis

larly fascinating aspea of the earlier movement is its doserea
tionship, in both theory and praaice, with similar activitiesin
England.-*

The movement originated in 1846, when a public meeting was
held a the Warren Street Chapd in the South Cove, one of the
poorest neighborhoods of Boston, to discusshousing conditions
in thisand other crowded partsof the city. A committeeformed
to look into the matter of providing better tenements for the
poor published a detailed report the same yeer.*

Beforethe mid-19th century, Boston had been relatively free
from overcrowding and extreme {xjverty. It had even escgped the
great cholera epidemic that spread from Europein 1831 to a-
most every largecity in the United States. The situation changed
suddenly in the mid-1840s, due largely to the Irish potato famine
of 1845-1850. By 1855 more than 50,000 Irish immigrants,
most of them impoverished, had settled in Boston—only dightly
less than the entire number of residents, mosiiy native bom, in
1825 (59,277). Before the fillings of the South End and Back Bay
and the annexationsof adjoiningtowns, all of which occurredin
the third quarter of the century, the city was ill equipped to
handle such an abrupt surgein population. Therewereno build-

sartation by David M. Culver, "Tenematt House Reform in Boston,
1846-1898," Bogton Universty, Depatment of History, 1972, is vay
useful for the sodd higtory of Bogton housing but hes little information
about architectural solutions.

The early modd housing movamat in Boston and other American
cities, @ well @ in England and Europe, is related to but digtinct from
uch company townsand planned communities as New Lanark, Soat-
land; Lowell, Massachusdtts and Mulhouse, France In the movemat
under discussion here, improved housing for workers was not assodated
with a spedfic industry or occupation and was built in the most im-
poveished sedtions of exiding cities

3. The English moveman hes bean studied thoroughly: s Nikolaus
Pevaa, "Early Working Class Housing," in Sudiesin Art, Architecture
and Design, 2 vols. New York, 1968, 11, 18-37; John Ndson Tarn,
Working-dass Housing in 19th-century Britain, Architecturd Assoda
tion Pgoa Number 7 London, 1971; John Neson Tarn, Fve R Catt
Philanthropy, Cambridge, England, 1973.

4. SephenH. Pakins & al.. Report of the Committee on the Expedi-
ay of Providing Better Tenamanisfor the Poor, Bogton, 1846.
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Fg. |. ChalesEliot Norton as ayoung man, ca 1850. Daguaredtype
(Chales Eliot Norton Pgpas Houghton Library, Harvard Universty).

ings designed for multiple-family occupancy and few remodeled
& such. More prosperous Bostonians left older neighborhoods,-
such as the North End and Fort Hill, leaving the poor with
crowded and makeshift quarters. Houses designed for onefam-
ily frequently had to accommodate one family to a room, at
exploitative rents. Ventilation and living soacewere inadequate
and toilet and bathing facilities often entirely lacking.'

The similar crowded condition of London and the northern
industrial citiesof Britain had been amatter of concern for some
time, especidly sincethe 1842 publication of the Report on the
Sanitary Condition of the Labouring Classes, written in large
part by Edwin Chadwick.* Glasgow and Liverpool were dso
ripe for sanitary and housing reform, for thesewest coast cities,
like Boston, had been suddenly inundated with Irish immigrants
in the mid-1840s. In 1844, the Society for Improving the Condi-
tion of the Labouring Classes (hereafter, S.1.C.L.C.) wasformed,

5. Ocar Handlin, Bogon's Immigrants A Sudy in Acculturation,
rev. ed., enlarged, Cambridge, Mass, 1959, 1-24, 38-53, 101-115;
Chales E. Rosbayg, The Chalera Years The United Sates in 1832,
1849, and 1866, Chicago, 111, 1962, 37; Pakins et d., Report, 3-16.

6. (Edwin Chadwick), Report on the Sanitary Condition of theLa
bouring Population of Greet Britain, edited and with an introduction by
M. W. Hinn, Edinburgh, 1965, reprint of 1842 edition.

absorbing an earlier group founded in 1827 as the Labourer's
Friend; and another organization, the Metropolitan Association
for Improving the Dwellingsof the Industrious Classes, had been
established in 1841. The first was primarily abenevolent society
and the second a commercialy basad group, but one with phil-
anthropic godsand alimited rate of profit.”

By 1846 therewere three English examples of model, multiple-
family, working-class housing for the Boston committee to
study. The first to be actualy constructed was apparently the
Birkenhead Dock Company's complex of four-story buildings
for 324 families in Birkenhead near Liverpool, designed by
Charles Evans Lang. The next was a modd building for families
and widowsjust completed by the S.I.C.L.C. on Bagnigge Wells
Road, London. The Metropolitan Association was shortly to
erect another complex on Old &. Pancras Road inLondon.* The
Boston committee sent away for plans of all three. They dso
submitted a plan of their own, unfortunately not illustrated or
described in much detail, for buildingsin Boston, which were to
haveatotal of 80 tenementsof two or three rooms gpiece. The
committee did not indicate if they had consulted an architect for
thisplan. In addition, they included aplan for alarge complex of
192 tenements that a similar group in New Y ork hoped to build.'

Although the committee recommended immediate action, no
permanent organization was formed and no mode buildings
were erected for severd more years. Instead, the first model
working-class homes in Boston—among the first in the United
States—resulted from the enterprise of a young man who was
only 19 and a senior at Harvard College when the committee
met. Thiswas CharlesEliot Norton (Fig. i), son of theUnitarian
clergyman and Harvard professor Andrews Norton. Later, the
younger Norton was to become Professor of Fine Arts at Har-
vard, but, at this sagein hislife, he ssemed st for a mercantile
career. After graduating from college in August 1846, he entered
the counting house of Bullard and Lee, East India merchantsin
Boston. At the same time, he organized an evening school for
working men and boys in Cambridge and wrote articles on a

7. Tarn, Ave Rr Cat Philanthropy, 5, Tarn, Working-dass Housing,
5-6. The SI.CL.C. continued publishing the parent sodiety's periodicd,
the Labourer's Friend. The most importantfigurein the S1.C.L.C. was
the humanitarian reformer, Lord Adhley, laer the sevath Earl of
Shaftesbury.

8 Tam, RveRx Cert Philanthropy, 4-3, 16-17, 22-23. The Bagy-
nigge Wels Roed buildings were designed by Henry Roberts and those
on Old & Panaras Roed by W. B. Moffatt.

9. Pakins e d., Report, 23-17. A letter from Dr. J. Smythe Rogas
quoted in the Report (20) indicates that the New York Assodation for
Improving the Condition of the Poor had prepared their plan by expand-
ing the one st to them by the Boston committee. Like the 1846 Boston
plan, the early planby the New York Associaion wes never redlized. Se
Robat H. Bramna, "The Big Hat: History of aNew York Tenematt
House" American Higtorical Review, LXIV, 1958, 54.



wide variety of subjects for the North American Review. From
1849to 1851, he traveled to IndiaforBullard and Lee, retuming
via the Suez Canal with extended stops in Italy, France, and
England.™

The first indication of Norton's interest in housing was an
article that appeared in the North American Review in April
1852." Nortondiscussed five publications, three of which were
issued by the S.I1.C.L.C, including a book by the Society's hono-
rary architect, Henry Roberts. By this time, the S.I.C.L.C. had
built seven model houses, and Norton included a plan and two
views of the model houses for familieson Streatham Street in
Bloomsbury, designed by Roberts and still standing today (Figs.
2 and 3)."*He recommended that the government take a more
active role inregulating the sanitary condition of dwellings and,
referring to the 1846 report, urged that a benevolent society
similar to the S.1.C.L.C. be established inBoston. Nortondid not
advocate outright charity, stressing instead that model dwellings
should demonstrate that safe and convenient accommodations
could be provided at rents that the working poor could afford
but that would still bring a reasonable retum to the investor.
Such "five percent philanthropy," as it was called, was aso the
goal of the S.I.C.L.C. and the MetrofKjlitan Association.

Norton took immediate stepsto start such an organization. By
the end of 1852, he had interested several other people and
printed a circular that appeared in local newspapers." By the
following spring, a sufficientamount of money had been raised,
and, in September 1853, Norton, his brother-in-law and em-
ployer William S Bullard, and Jonathan Ingersoll Bowditch pur-
chased alot on Osborn Placeat Pleasant Street (later Broadway),
not far from the Warren Street Chapel. (Osbom Place no longer
exists; it was part of the South Cove section of Boston, located
between today's neighborhoods of Bay Village and Chinatown.)
In 1854 the Society was incorporated by the state legislature

10. Kermit VVanderbilt, Charles Eliot Norton: Apostleof Culturein a
Democracy, Cambridge, Mass,, 1959, 26-37. For Norton and philan-
thropic housing, s aso Robert B. Shaffer, "Charles Eliot Norton and
Architecture," Ph.D. diss. Harvard University, Department of Fine
Arts, 1951, 56-72.

11. (Charles Eliot Norton), "Dwellingsand Schools for the Poor,"
North American Review, i-xxiv, no. 155, April 1852, 464—4809.

12 Tarn, Five Par Cent Philanthropy, 18-10. James Stevens Curl,
Model Housing and Healthy Nations: The Life and Work of Henry
Roberts (1803-1876) Architect is scheduled to be published by Philli-
more and Co., Chichester, England.

13. Boston Evening Transcript, 9 December 1852; Journal of Charles
Eliot Norton and Charles Eliot Guild, Entry of 3 i January 1853, Charles
Eliot Norton Papers, Houghton Library, Harvard University. The circu-
lar describes a plan very different from those Norton eventually used; it
wes to have been one building for 36 families, 12 or more single men,
and a superintendent. Rather than self-contained units, as finaly con-
structed, the building was to have a common kitchen and dining room,
aswell as areading room. No architect ismentioned.
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The Modd Haouses St FamiUd io Sredb&m Sredt, Blae_uy.

Fig. X. Henry Roberts, Model Homes for Families, Strestham Street,
Bloomsbury, London, 1850, View {North American Revieuy April
1851).

TLAN OF OKOIJINI) FLOON.

HUE KTKXKT.

Fig. 3. Roberts, Model Homes for Families, Strestham Street. Plan
{North American Review, April 1852).

under the name of the Model Lodging House Association. Con-
struction of two buildings began in May 1854, and they were
ready foroccupancy by January 1855.*"

14. Suffolk County Registry of Deeds, Liber 651, fol. 162 and Liber
675, fol. 232; Boston Evening Transcript, 2 May 1854 and 2 January
1855; Vanderbilt, Norton, 41-43. For Bowditch, s (A. P. Peabody),
"Sketch of the Life of Jonathan Ingersoll Bowditch," Proceedings of the
American Academy of Artsand Sciences, xvi, 1889,43 5-437. Bowditch
was the brother of Dr. Henry |. Bowditch, who had been aco-author of
the 1846 Report and who was later afounder of the Boston Cooperative
Building Company .

"Lodging house" during thisperiodin England was generally synony-
mous with "rooming house." Norton and the other early Boston hous-
ing reformers frequently used the term to describe buildingswith self-
contained flatsof severd rooms for families. Possibly, for them, "tene-
ment house" had negative connotations and "apartment house" had not
yet become common usage.
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Fg. 4. Benjamin F. Dwight and Chales K. Kirby, Mode Lodging
Housss Oshom Haoe Bogton, 1853, damadlished ca 1870 {Bogon
Almanec, 1855).

PLAN OF UODSL HOUSE, No. 1 OBORX PLACE, BOSTOH.

W. Smak* caA VantSUdnf VImi.

Fig. 5. No. 1 Oshorn Face Han { AtlanticMonthly, June 1860).

The Osbom Face buildings no longer stand, and thereare no
old photographs of them in Boston archives. Their exterior ap-
pearanceisknown only from arather crude sketch inthe Boston
Almanac of 1855 (Fig. 4) and their plansfrom an article written
by Norton inthe AtlanticMonthlyin i860 (Figs. 5and 6)." A
short description in the Almanac aso revedsthat one building

15. Bogon Almanec, 1855, 46-47; (ChalesEliot Norton), "Mode
Lodging-Housss in Baoston,” Atlantic Monthly, v, no. 6, June i860,
673-680. The Atlantic article, like the one in the North American Re-
view, was undgned, and Norton did not indicate his own role in the
projea.

PLAN K OIfE-HAtF OF UOOEL HOUSE, Ko. S OSBORX PLACE, BOSTOX.

OIW.«liaft f\mAlng tn brie* rweptncIM In bwment (with tn»p fO]BIn M o"_P [
Du«t.8hstt | triif)uiunt) aud cnotlnUfU tbrough roof for notUatlOB. N \
PUc« tor Wimtw-VItM. '
TaotiUXing-riuUM.

tiaoto-riael.

S HwIo

Fig. 6. No. 30Oshom Face Han (Atfijnf/<:Mo«tWy,Jdune i860).

was designed by Benjamin F. Dwight and the other by Charles F.
Kirby but doesnot indicate which waswhich.

Norton's choice of thesetwo young and rather obscurearchi-
teas is something of a puzzle. He had consulted Hammatt Bil-
lings about the project in 1852, when Billings was designing a
housefor him in Newport.* The Boston City Directory of 1854
lists three dozen architects practicing in the city, including, be-
ddesBillings, Dwight, and Kirby, Gridley J. F. Bryant, Edward C.
Cabot, and Arthur Oilman. Both Dwight and Kirby were just
starting their careers. Dwight, whodied in 1893, had worked for
Arthur Oilman and, as recently as 1852, for the English-born
architect George Sndll, assisting Snell with the Boston Music Hall
in that year. He later desgned numerous commercia buildings
and theatersin Boston, as well as country houses.” Kirby islisted
& an architect in the Boston Directory from 1852 to 1882, and
the Osborn Flace lodging house is his earliest known commis-

16. Hammatt Billingsto Charles Eliot Norton, 11 March 1852, Nor-
ton Pgpas Houghton Library. Billings probably redrew the views of the
Strestham Sreet building from which the engravings in Norton'sNorth
Ameican Revidv article were mede by the firm of Beke and Smith.
Billings =0 illugtrated this and another English modd |odging house in
Harriet Beather Stowes account of her 1853 Europesan tour, when de
was howvn svad of the SI.CL.C!'s buildings. S Harriet Beedhe
Sowe, Sumy Memoaries of Foreign Lands, Bodon, 1854,11, 110-122.
There isno record that Slowe, who at that time lived in Andover, Mass
chusatts wes involved with the Osborn Hace buildings, but it is prob-
aly sfe to asmume that g hed reed Norton's 1852 article.

17. Obituary in the American Architect and Building News, XLII, no.
929 (14 October 1893), 13; Bogon Architectura Index, Fine Arts De-
partment, Bogon Public Library.



son. In 1855 he won the competition for the first Boston Public
Library building on Boylston Street in afield of two dozen en-
trants. He designed severa commercia buildingsin downtown
Bogton after the fire of 1871 and anumber of speculatively built
houses in the Back Bay.

On the exterior, the buildings were straightforwardly utilitar-
ian: brick, five stories high, the flat roofs outfitted with guard-
rails and clothedlines. No. i Osborn Flace had a dightly more
daborate exterior treatment than the severdy plain double
house a Nos. 2and 3 Osborn Place. Norton described thelodg-
ing houses as "substantial and not unornamental"—praise in-
ded from aman who later roundly condemned nearly all archi-
tecture of hisown era.*" |

Indde, the individual units were spartan but adequate. Four
different layouts were available, based on varying English
modds Most units had a living room, which would have been
equipped with astove, two or three bedrooms, a scullery or sink
room, and a water closet. Some of the apartments in No. i
Osbom Hace had the comparative luxury of a separate sitting
room, and this building aso had rooms for bathing in the base-
ment.

Each building had a different type of plan. Nos. 2 and 3 had
sndl endosed stairways but through ventilationin each apart-
ment. No. |, with its symmetrical plan and circular Saircese of
cad iron, was clearly derived froman unexecuted English design.
This was a project for a "college for working men," drawn by
John Claudius Loudon in 1818, published for the first timein
1832 and, in dighdy smpler forrrt, in one of the first issues of the
Builder in 1843 (Fig. 7)."" Norton's architect deviated from the
Loudon plan by reducing the number of apartments per floor
from eight to four and by including a hallway running the full
depth of the building. Writing five years later, Norton was un-
adle to decide which of the two Osborn Place plans was more
effective/N

To judge from an effusive but undoubtedly sincereletter in the
Transcript, the tenants liked their new quarters™ Rents were
paid promptly, and therewas along waiting list for apartments.
The trustees provided aresident superintendent and acirculating

18. Banbridge Bunting, Housss of Bogton's Back Bay, Cambridge,
Mass, 1967, 157; Bogton Architecturd Index, Fine Arts Department,
Baogon Public Library.

19, Sevad ingances ae given in Vanderbilt, Norton, 134-135. The
quotation is from (Norton), "Modd Lodging-Houses™ 678.

20. Mechenics Magarine, xvi, no. 443 (4 February 1832), 321-323;
Builder, |, no. 3 (25 February 1843), 32. The Builder verson was do
published in the Supplematt to the fifth edition of J. C. Loudon, An
Encydopadia of Cottage, Faam and Villa Architecture, London, 1844,
1139-1140.

21. (Norton), "Modd L<Klging-Housss" 678.

22."A Modd Letter from aModd House" Bogton Evening Tran-

ript, 6 January 1855, 2.
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Fg. 7. John Claudius Loudon. Callege for Working Men (project). Han
{Builder, 25 February 1843).

library and meade frequent persond visits." The Boston City
Directory lists carpenters, painters, blacksmiths, and a cigar
maker among the occupants, most of them, according to Nor-
ton, American born. The buildings were successful financially,
retuming a profit of 6%. Sometime between 1855 and 1860, a
third building was constructed on Osborn Place, which included
ashop and nine tenements of a"somewhat superior charaaer."*
No record survives of its gppearance. In 1860 Norton considered
that the Association's wotk was virtually done: "Great improve-
ments have been made inthe old lodging housesthroughout the
city; & many builders have adopted our plans more or less fully
in erecting new houses.""

The story of the Osborn Flace model lodging houses has an
interesting Anglo-American postscript. In 1850 and again from
1855 to 1857, Norton traveled in Europe meseting, among others.

23. Chales F. Barnard, quoted in "Abbott Lavrence American
journal of Education, Henry Bamard, ed.i, 1856, 212-213. ChalesF.
Bamard wes minigter of the Warren Srest Chapd.

24.Bogon City Directory, i860; (Norton), "Mode Lodging
Housss" 678.

25. Chales Eliot Norton to Hizebeth Gaskdl, 7 February i860. In
Jzne Whitehill, ed.. Letters of Mrs. Gaskell and Charles Eliot Norton,
1855-1S65, London, 1932, 48. (The origind letters ae in the Norton
Papas) An editorid in the Bogton Dally Advetiser of 5 Sgptambe
1864 (2) d=o refers to 50 buildings copied from Osborn Flace, but, asin
Norton's commert, these buildings are not identified.
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Fg I1. ChalesK. Kirby and William F. Goodwin, Lavrence Modd Lodging Houses 79-109 Eagt Canton
Street, Boston, 1874-1875,1891-1892 (Photogrgph by Bary Cohen, 1981, for Housing Innovations, Inc.).

that it will be paid over thisyear by hisexecutors, and the work
which he desired be at once begun."-"

Abbott Lawrence (Fig. 8), best known as thc junior partner in
the firm of Amosand Abbott Lawrenceand founder, in 1845, of
thetextile city of Lawrence, Massachusetts, was active in pidilic
and philanthropic enterprises throughout hislife. Vor two yeers
in the 1830s, he was a member of Congress, and, from 1849 to
1852, he was Ambassador to the Court of Saint James He was
responsible for planning the American section of the Great Ex-
hibition of 1851, which weas paid for by another American mer-
chant resident in London, George Pegbody

It was through the (ircat Exhibition that the model housing
movement cameto international attention. The S.I.C.L.C. wished
to be represented by a building rather than by plans, and the
Sodety obtained both official approval and financial backing
frt)m the Prince Consort to build amode cottage in Hyde Park
(Figs 9 and 10). Thisbuilding was only two stories high, with
two apartments on each floor, but Roberts designed it so that it
could be extended both verticaly and horizontally.In view of

31. Norton to Gaskdl, 7 Feruary 1860, in Whitehill, Letters, 48.

the widespread influence of this plan, it issurprising that Nor-
ton's architects rejected it, preferring, apparently, to search back
issues of the Builder.

Lawrence returned to Boston in 1852, where he subscribed to
Norton's Association.” In 1855 he died at the age of 6z. The
$50,000 heleft 1) build moded lodging housesin Boston wes his
largest philanthrt)pic bequest with the exception of an equa
amount to the Lawrence Scientific School at Harvard University,
which he had foundedin 1847. The trusteesof the fund were his
son James Lawrence, J. Ingersoll Bowditch, who was dso atrus-
tee of the Model L-odging House Association, and George H.
Kuhn. The houses wereto belet to " poor, temperate, and indus-
trious families' at reasonable rents and were to be built "with
especid reference to the comfort and health of the occupants and
the proper ventilation and cleanliness of their tenements."-" Half
the profit from the buildings each year was to be given to charit-
able institutionsand the other half reinvested until additional
houses could be built. One biographer indicates that Lawrence
himself "arranged the plan” of his projected mode housesonly
two weeks before his death.

31. Entry 011 Ahbiiit L.iwreiicc, Diclioihiry O/ American liioj*rapliy.

New York, 1936, vi, 44-46; Hamilton A. Hill, Memoir of Abbott Law-
rence, Boston, 1883; "Abbott Lawrence," American Journal of Educa-

tion,\,j8%6,20%-zs.
& Tarn, Fife Ry Cent Philanthropy, zo-ii.

34. "Abbott Lanrence American Journd of Education, 211.

35. Will of Abbott Lamrence, Suffolk County Registry of Probate.

36. William H. Prexoatt, Exg, Memoir of the Honorable Abbott Latv-
rence, prepared for the National Portrait Gallery, 1856, 46.
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Fg. 11.Chales K. Kirby, 99 Ezgt Canton Sret (The Bigdow), 1874-
1875 (Photograph by Barry Cohen, 1981, for Housing Innovations,
Inc.).

In 1860 the Lawrence trustees bought alot of land in Knee-
land Flace (now Monsignor Shea Road) near Harrison Avenuein
the same generd neighborhood as Osborn Place” As in the case
of the third Osborn Placebuilding, there are no photographs or
plans of the Kneeland Flace mode! |odging house and no mention
of its architect. However, detailed descriptions exist that show it
followed very closdly the English and Osborn Face prototypes.
Its only exterior innovation was the then fashionable mansard
roof; itwas brick and five stories high, including mansard. The
plan was very similar toNo. i Osborn Flace, with alarge central
hall that dso sarved as a common area for tenants and iron
daircases leading to four apartments on each floor. Each apart-
ment had a living room, three small bedrooms, and a scullery.
The building returned aprofit of doseto 9%, consderably more
than the Osborn Plece houses.™*

The Lawrence tmstees had planned to build additional houses
a Knedand Place, but, in 1873, they sold the property to the
Archdiocese of Boston, which built a church (Saint James, by P.
C. Kedey) on the site." By thistime, Norton's group had given
up the Osbom Race site, and the group built no further model
lodging houses*" The only other comparable organization, the

37. Suffolk County Registry of Desds Liber 786, fol. 60.

38 Bogton Daily Advertiser, clipping dated Sgatamber 1864 inthe
Norton papas Commonwedth of Massachusdts Bureau of Sttidics
of Labor, Frst Annua Report, 1870, 178-179.

39. Suffolk County Registry of Desds Liber 1145, fol. 38.

40. It gopears that the Osborn Haoe buildings were ether demalished
or dradticdly dtered about 1870, when the City of Boston took the
property by eminent domain in order to regrede 31 acres in the Suffolk
Streat didtrict. Of the gpproximatdy 750 buildingsin this digtrict, about

Fg. 13 99 Ezdt Canton Strest. Sar Hall (Photogrgph by Barry Cohen,
1981, for Housng Innovetions, Inc.).

Boston Cooperative Building Company, founded only a few
yearsbefore, was inthe middle of its first venture: the rehabilita-
tion of an existingtenement.” Rather than continuingto build in
town, the Lawrence trustees purchased severd lotson East Can-
ton Street on the fringes of the newly filled South End and even-
tually built four model lodging houses, all of which still stand
(Fig.ii).«

The first three buildings, 79—99 Eagt Canton Street, are iden-
tical and were designed by Charles K. Kirby in 1874—1875 (Fig.
12)." They are strikingly similar toNo. 1 Osborn Place, making
it virtually certain that Kirby, rather than Dwight, was thearchi-
tect of that building. Kirby's architectural solutions were conser-
vative. The model dwellingsin London built by the S.I.C.L.C,
the Metropolitan Association, and, after 1864, by the Pesbody
Trust generdly consisted of large blocks or severd connected
blocks of buildings, frequently with an interior court.** While

150 were demadlished, and the otherswere moved to higher foundations.
Se Wadter Muir Whitehill, Boston: A Topogragphica History, Cam-
bridge, Mass, id ed., enlarged 1968, 139. Norton wasout of the cour+
try a thetime, and, during his absanos, Martin Brimmer took charge of
the Osborn Haoe buildings (Charles Eliot Norton, Biographicad Notes
dictated to his daughter in 1908, Norton Pgpars).

41. Handlin, The American Home, 5 5-236.

41. Suffolk County, Regisry of Probate Will and Trust of Abbott
Lanrence

43. Suffolk County, Registry of Prabate, Will and Trust of Abbott
Lanrence

44. The Regbody Trust buildings, dl of which were designed by Hery
Darbishire, are destribed and illugtrated in Tarn, Fve Par Cent Philan-
thropy, 44-50. The Bzt Canton Stregt buildings have a strong but
probably coincidenta resaiblance to the later Reebody Tmst complexes
Darbishire and Kirby must have arrived indegpendently at similar solu-
tions, for the chronology docsnot support adirect influence. The Bt
Canton Sret buildings are obvioudy derived from No. 1 Osbom Haog,
completed in 1855, but thefirstRegbody Edate (en uncharacteridticaly
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Fig. 14. 79-109 E=d Canton Strest. Ssoond- through fifth-floor plan, showing renovations by Bogon
Architecturd Team, 1982 (Housing Innovations, Inc., and Bogton Architectura Team).

the Osborn and Knedland Place siteswere too small for such a
treatment, something of the kind could have been done at East
Canton Street. Another alternative might have been to experi-
ment, as at Osborn Place, with different plans and eevations.
Instead, Kirby stuck to the conventional tenement housetype: an
amost square brick building, five stories high, with four apart-
mentsto afloor. Hiselevations are very similar to No. i Osborn
Hace, the only differences being in the treatment of the entrance
bay, the addition of ahalf-mansard, and wooden pediments over
the door and fifth-story windows. Since the fourth building
added in 1892 was virtually identical to the first three, the result
was a monotonous and somewhat oppressve Sreetscape.

In hisplan, Kirby was more imaginative, using avariant of the
Loudonesgue plan of No. i Osborn Place. Henry Roberts, in his
plans for the S.I.C.L.C, generdly avoided common hallswhen-
eve possible, using such devices as exterior gdleries (Strestham
Street) or recessad exterior dtairs (the 1851 Great Exhibition
plan). Kirby took the opposite approach, making afeatureof the
centrd hall, with an eegant cast-iron stair (in this case, not
circular) and windows at front and rear (Fig. 13). Fig. 14, al-
though it is a 1982 renovation plan, still shows most of the
original goaces and partitions. The only major change is the
elimination of the sink room or scullery that was afeature of the
Ead Canton Street buildings, as well as those on Osborn Flace

daborate desgn) was not built until 1864. Furthermore, the Regbody
Edates that mog resemble Kirby'swork postdete even 79-99 Eadt Canr
ton Srest (Fesbody Edates in Pimlico, 1876-1878; Greet Wild Street,
1882 Whitecross Street, 1883; and Herbrand Street, 1885).

and in England. At 79— Eagt Canton Street, there were two
three-room and two four-room self-contained apartments to a
floor. Although the S.I.C.L.C and Metropolitan Association
apartments were generally self-contained, the Pesbody Trust
buildings had "associated" apartmentswith shared kitchen and
toilet facilities, an arrangement that doesnot ssem to have been
popular in thiscountry.*"

Kirby was no longer practicing in 1891, and the Lawrence
trustees retained William F. Goodwin to desgn the fourth Eagt
Canton Street building. Little is known about Goodwin other
than that he practiced in Boston from 1889 to 1904; the few
buildings that are attributed to him, besdes 109 Eagt Canton
Street, include some commercia buildingsin downtown Boston
and the Church of the Good Shepherd in the Waban section of
Newton.** In any case, Goodwin appearsto have used Kirby's

45. An entirdly different Stuation is the common dining room or res-
taurant found in some of the early gpanment hotds for the middle dass
Thefirstof these French flats or gpartment hotelsin the country wes the
Hotel Raham built in 1857 on the comer of Boylgon and Tremont
Streets oppogite Bogon Common—only a shon digance geogrephicaly
from Osborn and Knedand Haoes but in avay different sodd milieu.
Se Dougass Shad Tucdi, Built in Boston: City and Suburb, Bogon,
1978), 101-130. Ancther Baston example, the Hotd Kempton, desgned
by Charles A. Cummings and Willard T. Searsin 1873, is disousssd and
illugrated in Dolores Hayden, The Grand Domedic Revolution: A His-
tory of Feminig Dedgns for American Homes Neghborhoods, and
Cities Cambridge, Mass, 1981, 72, 74—75

46. Suffolk County Regisry of Probete, Will and Trust of Abbott
Lanrence City of Bogton, Application for Permit to Build, 14 Sqtem:
ber 1891; Bogon Architecturd Index, Fine Arts Department, Bogon
Public Library; Newton, Massachusdtts Historical Commission.
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Fig. 15 William F. Goodwin, 109 Ezt Canton Strest (The Groton),
1891-1892 (Phatogrgph by Barry Cohen, 1982, for Housing Innova
tions, Inc.).

plans, making no interior aterations. On the exterior (Fig. 15),
he updated the by then pessemansard style but only by making
the most minimal changes: the semimansard became a plain
brick attic story, and the entrance and fifth-floor windows have
smple brick attic arches rather than the wooden pediments of
79—0 Eadt Canton Strest.

The Lawrencemodd lodging houses served their purposewell
into the 20th century, but in 1940 they were s0ld to aprivate
owner. Although the buildings remained basically sound, they
deteriorated consderably over the next 30 years In 1979 they
wer e acquired by the City of Boston for nonpayment of taxes. By
thistime, the South End was going through aperiod of renewal,
and therewasmuch interest in the buildings Through the com-
bined efforts of the Boston Redevdlopment Authority and a ten-
ants organization, the City secured HUD Section 8 funding for
subsidized rentals and desgnated Housing Innovations, Inc., a
Boston-basad devdopment and management firm, as developer
of the property.*' In addition, the buildings were judged digible
for the National Regiger of Historic Places and, consequently,
for bendfitsunde the Tax Reform Act of 1976. A sympathetic
plan has been made by the Boston Architectiiral Team, which
will rehabilitate the buildinj*s without sgnificantly altering
them.

Thefirst phase of the model |odging house movement in Boston,

47. Grace Stougaard, "Improved Dwdling Entaprises in Boston™
(Boston: Bason Housing Assodiation, 1932), np, unpublished report &
the Frances Loeb Library, Graduate Schod of Design, Harvard Univer-
sity; Suffolk County Regidry of Probate, Will ad Trust of Abbott Lan-
rence, Dexee in Equity, 20 Novamber 1940; "B.R.A. Report,” South
End News 5 July 1980.

although it produced only eight buildings and two projects, is
significant for severd reasons. It was exceptionally early in date,
following the founding of the S.I.C.L.C. and other English or-
ganizations by only a few years. The Osbom Face buildings
were the first of their type in Boston and, according to Norton,
were the first successful venture in philanthropic housing in the
United Sates**

They aso demondtrate that the struggle to achieve improved
working-class housing was amovement of international propor-
tions, although England took the lead. The urgency of the situa-
tion ssamsto have led to a more rapid exchange of idess and
plans than was generdly the case with high-style architecture.
Norton and Lawrence were especidly well placed to serve as
conduits of Anglo-American interchange, but they were the first
of many, and the influence went both ways. In 1862 the Ameri-
can financier George Peabody, who had lived for many yearsin
England, established a trust that eventually built more modd
housing in London than any other organization.*' A few years
later, Norton's friend John Ruskin financed Octavia Hill ina
venture that sressed the landlord/tenant relationship rather
than architectural improvements. Numerous Octavia Hill Soci-
etieswere started in thiscountry inthe 1880s and 1890%."" Simi-
larly, Henry Ingersoll Bowditch of the Boston Cooperative
Building Company was influenced by both Sidney Waterlow of
the Pedbody Trust and OctaviaHill." But the exchangewas not
limited to the United States. The peages of the Labourer's Friend
and the Builder show that Europe was equally active; smilar
organizations and ptojects were underway in France, Belgium,
Germany, Italy, and many cother countries.

More problematical isthe question of the actua impaa of 0
much well-meant effort. Many criticismshave beenleveled at the
reformers: their buildingsweretoo few; the apartments weretoo
small; the neighborhoods where they were built were not neces-
sarily improved; and—the most frequent charge—they did not
address the nesds of the most impoverished levels of society but
only theworking poor.

The English and American reformersdid not imagine that they
could solve the desperate housing problems of the day by build-
ing in volume. The am of Norton's group, which was clearly
pattemed after the S.1.C.L.C, was to st an example: to show
that safe and adequate dwellings could bring sufficient return to
investors and, additionally, to demonstrate varying architectural

48. (Norton), "Model Lodging-Houses" 679.

49. Franklin Parker, George Pesbody: A Biogrgphy, Nadhwille,
Tenn., 1971,103-109.

50. Tam, FvePRa Cat Philanthropy, 71-73; Robat H. Brenne,
"'An Iron Sogoter Twined with Roses' The Octavia Hill Sydem of
Housing Management,” Sodid Savice Review, xxxix, no. z, Jne 1965,
222-131. I

51. Handlin, Tfee Amer/can Home, 254. |



prototypes. Some of the later commercial or cooperetive build-
ing companies in London and Boston built on alarger scale, but
there was ds0 an "exemplary” agoyed to their work inthat they
hoped to encourage similar enterprises.

By middle-class standards, the apartments were cramped, but
they offered the maximum gpace and privacy consistent with low
rents and far more than the makeshift quarters the tenants had
left. In terms of mechanical equipment and sanitary facilities,
they were better than many middle-class dwellings. Similarly, the
mode buildings were purposaly located inworking-class neigh-
borhoods and were intended to be tenement buildings. But they
wereto be the best of their kind: well planned, comfortable, and
hygienic.

Norton, Lawrence, and most of their English and American
counterparts did not build for the poorest of the poor, because
the only way they could have done so would have been through
outright charity. They hoped to work through existing financial
and governmental institutions by stimulating private investment
and more rigorous municipal surveillance. They reesoned that,
by providing for the working poor, more spacewould be made

ZAITZEVSKY: HOUSING BOSTONS POOR 167

availablefor thedestitute, and the generd level of housingwould
gradually improve*”~ Although to us thisdecision may sssm con-
servative and even somewhat hypocritical, it gppears to have
been wise. Two experiments in housing the very poor—the
Workmen's Home in New York and the Boston Cooperative
Building Company's rehabilitation of the notorious "Crystal
Paace'—ultimately failed.**

The Norton and Lawrence model 1odging houses were con-
ceived by two distinguished Bostonians, one at the beginning and
the other at the end of his career. Adapting British prototypes,
young local architects produced remarkably successful plans.
These modest buildings, hidden on Sde streetsin parts of Boston
dnce grestly altered, have enormous socid significance. Inahu-
manitarian movement that later spread to amost every city in the
country, they werethefirst solid achievements.

52 Pakins e d. in Report, 29-32, and Norton in "Dwelings and
Sdiodsfor the Poor," 469-473, expressthis commonly hdd point of
view.

53. (Norton), "Mode Lodging-Houses" 679; Bremne, "The Big
Flat," 56-62; Handlin, The Amaican Home, 254-256.



