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Numbered Areas relate to the
text of the Commission's Desig-

nation Report.

For convenience in writing this Report,
and solely for this purpose, the Greenwich
Village Historic. District has been

arbitrarily divided into nine contiguous
areas. This division into areas has no
significance historically, architecturally
or otherwise, and has been introduced only
for convenience in organizirg the material

for this Repert.
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BOUNDARIES

Landmarks Preservation Commission
LP-0489

GREENWICH VILLAGE HISTORIC DISTRICT, Borough of Manhattan

The property bounded by Washington Square South, West 4th Street,
the rear lot lines of the buildings on the south side of Barrow Street
from West 4th Street through 27-31 Barrow Street, the southern prop-
erty line of 289 Bleecker Street, 7th Avenue, Leroy Street, St. luke's
Place, Hudson Street, Morton Street, the rear lot-lines of 447 through
451 Hudson Street, a portion of the southern property line of 453
Hudson Street, the rear lot lines of 453 and 455-457 Hudson Street,
the western property line of 97 Barrow Street, Barrow Street,
Greenwich Street, Perry Street, Washington Street, Horatio Street,
the western property line of 83 Horatio Street, the rear lot lines
of 83 through 67 Horatio Street, a portion of the eastern property
line of 67 Horatio Street, the northern property line of 832-836
Greenwich Street, the northern property line of 827-829 Greenwich
Street, the rear lot line and a portion of the eastern property line
of 53 Horatio Street, the rear lot lines of 51 through 45 Horatio
Street, a portion of the eastern property line of 45 Horatio Street,
the northern property line of 639 Hudson Street, Hudson Street,
Gansevoort Street, West 13th Street, the rear lot lines of 65 through
73 8th Avenue, the northern property line of 73 8th Avenue, the north-
ern property line of 70-72 8th Avenue, the rear lot lines of 253
through 205 West 13th Street, the northern property line of 42-46
7th Avenue, the northern property line of 41-49 7th Avenue, a line
100 feet north of the front lot lines of 161 through 107 West 13th
Street, the eastern property line of 107 West 13th Street, the eastern
property line and the rear lot line of 104 West 13th Street, the rear

. lot line of 106 West 13th Street, the eastern property line of 117

West 12th Street, West 12th Street, the western property line of 71-77
West 12th Street, a line 100 feet north of the front lot lines of
71-77 through 49 West 12th Street, a portion of the eastern property
line of 49 West 12th Street, a line 45 feet north of the front lot
lines of 47 through 41 West 12th Street, a portion of the western
property line of 39 West 12th Street, a line 100 feet north of the
front lot lines of 39 through 11 West 12th Street, the eastern
property line of 11 West 12th Street, West 12th Street, S5th Avenue,
the northern property line of 45 5th Avenue, a portion of the northern
property line of 43 Sth Avenue, tile rear lot lines of 11 through 29
East 1lth Street, the eastern property line of 29 East 1llth Street,
the eastern property lines of 28 East 1llth Street and 15-19 East 10th
Street, the eastern property lines of 24 East 10th Street and 23 East
9th Street, East 9th Street, University Place and Washington Square
East, :



TESTIMONY AT THE PUBLIC HEARINGS

On December 9, 1965 the Landmarks Preservation Commission held a
public hearing on the proposed designation of the Greenwich Village
Historic District. Forty-one persons spoke in favor of the proposed
designation, and twenty-three persons opposed it, The Commission re-
ceived dozens of letters in support of the proposed designation. These
communications indicated that there was substantial backing for the
designation from many residents of The Village, including a large
number of homeowners. -

The Commission held additional public hearings on Greenwich
Village on December 21, 1966, February 7, 1967 and February 28, 1967.
At these public hearings, the Commission also had before it an alter-
nate proposal to create 18 Historic Districts within the boundaries of
the originally proposed Greenwich Village Historic District. At the
three additional public hearings, the great majority of the testimony
favored the designation of Greenwich Village as a single Historic
District. At that time the Commission also received a large number of
letters and telegrams favoring the designation of Greenwich Village
as a single Historic District.

PURPOSE OF DESIGNATION

Of the Historic Districts in New York City which have been des-
ignated or will be designated, Greenwich Village outranks all others.
This supremacy comes from the quality of its architecture, the nature
of the artistic life within its boundaries, and the feeling of history
that permeates its streets.

The eastern part of Greenwich Village has the open sweep of
Washington Square and the splendid vista of Fifth Avenue, with the
fine houses adjoining it on either side, while the western part has
other fine buildings, roadways with unexpected changes in direction
and glimpses of quaint little streets. The Village means something
real, tangible and livable to its inhabitants, while to the casual
visitor, it represents a chance to look into a world of hidden charm,
mystery and ever-changing vistas.

What is exceptional about Greenwich Village is its many tree-
lined streets, the human scale of so many of its buildings, and the
special architectural qualities of its houses. Because of the nature
of its development, there are many homogeneous rows of houses built
by investors, designed in the most attractive styles of the periods
in which they were constructed. They include fine Federal houses
with gabled roofs and dormers, Flemish bond brickwork and exception-
ally attractive wrought ironwork. At the next stage of development,
the Greek Revival introduced greater height featuring attic windows,
rusticated stone basements, splendid doorways and wrought ironwork
embellished with castings, utilizing Greek detail. Next came the
romantic styles, of which the Italianate was predominant; it intro-
duced the New York "Brownstone," as we know it today. These stately
dignified houses, later modified by French influence, were built among
the houses of earlier periods, lending great variety and interest.

The exceptionally fine quality of Village architecture together
with its special quaintness are found nowhere else in New York. While
architectural quality is in evidence everywhere, it is especially
prominent in streets such as Washington Square North, with its long
row of Greek Revival house<. and nn Tanth and Fiaventh Streets west



‘comes upon charming little Saint Luke's Chapel.

" studios scattered at random throughout the area general

PURPOSE OF DESIGNATION

of Fifth Avenue. Here an interesting blending of styles sets off
“terraces'" of Anglo-Italianate houses. Quaintness is especially to be
seen in such small streets as Washington Mews, MacDougal Alley and Gay
Street. Here, with diminutive houses converted from stables in the

_ Mews. and the ﬁlley, and with the fine small houses of artisans and

tradesmen in Gay Street, we sense the continuity of life in a given
locale,” but little changed from the days when they were built. Pictur-
esqueness is evident especially at the corner of Sixth Avenue and West
Tenth Street in the silhouette of the old Jefferson Market Courthouse,
with its multi-colored Victorian detail, recently converted to use as

a library.

Terminal features, so rare at the end of our streets in this City,
are found both at the arch on Washington Square, which closes the end
of Fifth Avenue, and at the western end of Grove Street, where one

With the exception of Washington Square, squares in The Village
are mostly triangular in shape and small. These include Village,
Abingdon and Jackson Squares, as well as Sheridan Square with its ad-
joining little park, all formed by the intersection of two or more
streets. They are open features of this area which increase its
attractiveness to many families.

One of the most notable and unusual features, to be found only in
Greenwich Village, is the array of handsome studios for artists. These
§ display a
large "studio-window" at the top floor, often tastefullyl introduced
above the cornice line.
T,

Also characteristic of Greenwich Village, and in a sense unique to
the area, is an almost bizarre type of small town house unusual in its
architecture, its colors and materials, and ih its rooflines. These
houses, no two alike, are to be found in the most unexpected places and
are usually the result of subsequent remodelings or the application of
the talents of Village artists to the exteriors. The small, pictur-

- esque apartment house. on the east side of Bedford Street, between Grove

and Christopher Streets, is an extreme example of this type of house,
playful in its concept.

Although not numerous, the exceptionally fine churches within the
District lend it an air of great distinction.” They range in style from
Federal to Gothic Revival and include several of the finest Greek
Revival churches in the City. The two splendid Gothic Revival churches
on the west side of Fifth Avenue have notable towers and some of the
finest detail of their period.

Walking through The Village at any time of day or night and in
almost any direction, one is struck by the fact that ome is in a part
of the City which is very different from any other, remarkable for its
old-world charm and outstanding as a:great historic area of New York.

It is the summation of these qualities which make it such a memo-
rable district, one which is not merely worthy of preservation but one
uhlch must be preserved at all costs.

It is precisely with this object in mind that the New York City
Landmarks Preservation Commission has moved to designate this unique

"area of the City, to check that process of attrition which eats away

our best neighborhoods, bit by bit, piece by piece, until we wake up
to find that a fine neighborhood has become a second-rate anonymous
place. What is this process of attrition but the gradual replacement,
house by house, of the good by the bad, of the compatible by the medi-
ocre. The end result is the anonymous city block, the area we pass
through without seeing. Where the fine old town house stands proudly
today, & mediocre apartment house may stand tomorrow.

Where fine rows of town houses now remain, as a part of our archi-
tectural heritage, it is our duty to.insure that they are well main-
tained and, if altered in any way, 50 alteicc tiue civy sciasu the
qualities which make then notable.

A
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PURPOSE OF DESIGNATION

Where groups of houses of different design, but uniform in their
use of materials, scale and architectural details exist, the removal
or alteration of any building or buildings from such a group would
destroy its character. This would serzously affect the fine appear-
ance of ‘the stréet and perhaps even “of the whole neighborhood.

Changes of a practical nature have had to be made, and always
will have to be made, to provide well-lighted studios for artists,
to change entrances to be near street level and, in some cases, to
insure the economic survival of these historic houses. In many cases
these changes have been thoughtfully designed and tastefully executed.

Despite the great progress which has been made and the enthusiasm
of the residents in restoring and beautifying their properties, The
Village is still experiencing the deterioration of its historic char-
acter from several causes. One is the demolition of residences for
the construction of new buildings which do not conform to the high
quality of the surrounding architecture.

One of the worst dangers in The Village has been the defacement
of houses by renovations which are often incompatible with surround-
ing architecture. Among the kinds of renovations which have proven
detrimental to the neighborhood, are the use of dissimilar materials
in adjacent buildings and the complete rearrangement of windows in
such manner that they. bear little or no relation to those adjoining.
This type of renovation has a depressing effect on real estate values,
and although it is often intended as an improvement, it has quite the
reverse effect, If such renovations were to continue unrestrained,
they would ultimately spoil the special character of this fine
neighborhoeod. ‘

For many years community organizations have, by means of volun-
teer workers, fought to secure protection for the neighborhood as
a whole. The property owners and other residents have always strongly
supported a program of designation and preservation., Their familiar-
ity with preservation programs being carried on in other cities has
led to the drive to obtain municipal protection for their outstanding
area, Community organizations and the Local Planning Board have been
in the forefront in urging such action.

SUMMARY

We should look to the poszt1ve aspects of protect:on because it
is here that we will establish the approach which is needed to main-
tain the quality of the Historic District.

In the last twenty years New York City has lost many of its
fine old buildings and attractive blocks of buildings. The purpose
of designation is to give an opportunity to City government and the
citizens of the City to save from destruction the best of those
which are left. There are over one thousand buildings built before
the Civil War within the Greenwich Village blocks on which the
Commission held its Public Hearings. Under the Landmarks Preservation
Law, the City provides a professional staff of architects and histo-
rians to cooperate with owners in preserving the authentic character
of Historic Districts.

The law is clear that both individual buildings and Historic -
Districts are to be protected in New York City. Preservation of
individual historic buildings is undeniably essential in any préser-
vation program, but groups of fine old buildings in fact preserve
entire neighborhoods. The protection of just such areas, as
Greenwich Village, was discussed at the time the legislation was
passed. The law provides separately for the designation of Historic
Districts,

The overriding consideration in creating an Historic District
is the protection of an entire outstanding area, and only the creation
of an Historic District can halt the piecemeal destruction of such a
fine area,



PURPOSE OF DESIGNATION

From the totality of Greenwich Village emanates an appearance and
even more a spirit and character of Old New York which no single block
thereof and no individual Landmark could possible provide. It is this

© collective emanation which distinguishes an Historic District, and

particularly Greenwich Village, from a Landmark and gives it a unique
aesthetic. and historical value. .

4
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HISTORIC DESCRIPTION

Greenwich Village is one of the oldest sections of Manhattan which
was laid out for development in the years following the American
Revolution. Today, it contains the greatest concentration of early
New York residential architecture to be found anywhere within the
five Boroughs of the City.

Unlike Chelsea, Gramercy Park and other small residential islands
in Manhattan which have managed to survive from the last century,
Greenwich Village is unique because it is the only good-sized residen-
tial area which has remained largely intact and where the architecture
reflects the continuum of a community. Many old buildings have re-
tained their old uses while others, treasured as architecture, have
been preserved to serve new and viable uses. Thus a sashmaker's
workshop, a medical dispensary, a malt house, a public livery stable,
a fire station, a court house, a grocery or drygoods shop and dozens
of other structures, built to serve the early community, are today as
much a part of the architectural and historical heritage of The Village
as are its many fine town houses, smaller dwellings and churches.

Geographically, Greenwich Village is located midway between the
present downtown financial center and the midtown business center of
Manhattan. Its traditional boundaries extend from the Hudson River
on the west to Fourth Avenue and the Bowery on the east and from
Houston Street on the south to Fourteenth Street on the north. These
boundaries were officially recognized when the rapidly expanding City,
moving northward from lower Manhattan, made Greenwich Village the
Ninth and Fifteenth Wards of New York. The Greenwich Village Historic
District covers a lesser area as defined by its official boundary map
included in this report.

The boundaries of the Greenwich Village Historic District encom-
pass that section within the traditional area which best retains, in
physical form, the special character of the community and its archi-
tecture of aesthetic interest. The distinctive quality of this
Historic District, in addition to the significance of its architec-
ture and of its cultural life, may be attributed to several factors,
including the fact that it retains much of its original, irregular
street pattern, laid out on a diagonal to the axis of the
Commissioners' grid plan of 1807-11 which was adopted for the rest
of the City. Despite the presence of contemporary structures'among
the old, a large proportion of the old remains to give physical co-
hesiveness to the District and to capture the flavor of Manhattan's
past. "It has,'" as Henry James once said, "a kind of established
repose. . . a riper, richer, more honorable look. . . the look of
having had something of a history"..

HISTORY

Greenwich Village as an historical site can be traced back to
Indian days when it was called Sappokanican, and through its Dutch
period, when it yielded profitable tobacco harvests for Wouter Van
Twiller, second Director-General of New Netherland, whose farm was
located here. In its English period, it was first named Greenwich
and contained the country seats of well-to-do colonists, the most
prominent among them being Sir Peter Warren. After the Revolution,
through the period of development of the early Republic, it housed
large numbers of prosperous, respectable tradesmen as it gained
sufficient inhabitants to become known as a village, In its early
village days, prosperous merchants and bankers built summer homes
here, later living here all year-round to escape the noise and bustle
of commerce downtown.

-11-



HISTORIC DESCRIPTION

1790-1860

By the Seventeen-nineties the country estates in the area had been
sold to or inherited by well~to-do citizens of the young Republic.
These new owners hired surveyors to lay out their streets and to plot
their lands for development. In general, the streets followed one
another in an orderly fashion, taking their direction from already-
established well traveled routes, namely, Skinner Road (now Christopher
Street), Greenwich Lane (now Greenwich Avenue), and Greenwich Street.
Bends in the street pattern and extreme variation in block sizes and
shapes, which contribute so much to the picturesqueness of The Village
today, resulted from adherence to owners' existing property lines.

A village of sufficient size had developed to warrant the estab-
lishment in 1812 of a public meat market, called Greenwich Market, on
Christopher Street between Greenwich and Washington Streets, near the
Hudson River. Through the Eighteen-twenties, the City was closing the
gap between itself and Greenwich. "It was that portion of The Village
west of Sixth Avenue (Avenue of the Americas), which was the primary
area of development. Small houses, built singly or in groups of threes
and fours, lined the streets and were occupied primarily by weavers,
craftsmen and suppliers to the building trades, sailmakers, carters,
butchers and shopkeepers whose business premises were conveniently
located only a few blocks away along the Hudson. Thereafter, develop-
ment took place everywhere within The Village boundaries. Construction
of the Jefferson Market at the Junctlon of Greenwich and Sixth Avenues '
led to the growth of Sixth Avenue in the Eighteen-thirties as the
shopping and municipal center. To the east of it lay the prime resi-
dential neighborhood of the City in which stately town houses were
erected, as the old families migrated northward from their traditional
places.of abode in lower Manhattan. A’ succession of yellow fever and
cholera epidemics, in the first part of the Nineteenth Century, did’
much to stimulate this northward migration., By the end of the Eighteen-
fifties few lots in The Village remalned unimproved,

1360-1900

Unlike the villages of Bloomlngdale and Harlem, Greenwich Village
was saved from becoming an indistinguishable part of the metropolis
for two reasons., The first was that its early street pattern blocked
the through north-south avenues of traffic, thus detaching it from
the rest of the City which swept past it to the east. Secondly, many
of its early families held on to their houses tenaciously for genera-
tions, forming a sizable residential nucleus of permanence. The north
side of Washington Square, and the area along Fifth Avenue, never quite
lost its fashionable character and is still a most de51rab1e place to
live.

However, The Village as originally bounded, because of its size
and location in Manhattan, could not escape physical change indefinitely.
While its central core remained basically intact, its eastern and north-
ern boundaries gave way to commercial development after the Civil War;
its southern area, below Washington Square, was lost to tenements which
were built between 1880 and 1900, and its western boundary was also
seriously invaded by commerce, with loft buildings followed by Ilght
industry and warehouses.

1900-WORLD - WAR I

The central core of The Village was saved from deterioration by a
renaissance which began even before World War I. At first, the area
was discovered by the young intelligentsia, many of whom were later
destined to earn international recognition for achievements in the
arts and literature. They were young journalists, artists and pro-
fessional people of moderate means who found in The Village attractive,
inexpensive city dwellings and quarters they could afford to live and
work in. They were followed, as early as 1915, by small realtors who,




HISTORIC DESCRIPTION

in turn, found it profitable to buy up groups of Nineteenth Century
houses and to remodel the 1nter10rs as multiple dwellings.

In 1916 these realtors Jolned with the residents in a successful
appeal to ‘the City's Zohing Commission to 'sét’ dpart the central blocks
of The Village for residential use, thereby establishing their concern
for the future of the area and halting further erosion of its bound-
aries.

1918-WORLD WAR II

At the close of World War I, the physical isolation of Greenwich
Village from the main traffic routes of the City was lost forever
by the opening of the West Side subway and of Seventh Avenue South,
below Greenwich Avenue. This avenue was cut through the heart of the
community. The results can be seen in The Village today,

On the one hand, Seventh Avenue South, almost fifty years after
its completion, is flanked by the scars it created: exposed party-
walls of bisected buildings and tiny triangular plots of land too
small for residential use and generally ignored.

On the other hand, increased accessibility to The Village was a
significant factor in arousing new interest in this historic section
of the City and in stimulating the reclamation of its buildings on a
large scale. Narrow winding streets, half-hidden courts and back
alleys were explored anew, and, as the supply of available houses
diminished, stables, small factories and even tenements were remodeled
and improved for modern residential use.

On the whole, the reclamation efforts were aesthetically pleasing
because the fronts of buildings, when altered at all, were usually
kept in character and scale with their neighbors, thus preserving the
distinctive quality of the area. At the same time, this reclamation
process was accompanied by an increase in real estate values,

From about 1900 to 1930, the restoration of small buildings was
supplemented by the construction of elevator buildings offering luxury
apartments, as one realtor advertised, to "those who respond to the
flavor and appeal of the 'Village' with its nearness to everywhere and
everything.” These high structures, erected mainly along Fifth Avenue
and at street intersections, did not conform in height to the earlier
structures of The Village, but their facades were often designed in
Georgian, Federal or other classical styles in an effort to blend
them with the existing architecture of the District.

The completion of a second subway system and the southern exten-
sion of Sixth Avenue (from Carmine Street)}, at the close of the
Nineteen-twenties, turned the Village into one of the most accessible
sections of Manhattan. Since it had also been rejuvenated as a de-
sirable residential area, the community was destined for still further
change in the hit or miss demolition of small buildings to make way
for the construction of high-rise apartments, which were often incom-
patible with their surroundings, resulting in the ultimate loss of
its historic character. This danger was merely postponed by the
financial crash of 1929 and the subsequent curtailment of building
operations and by World War II.

RECENT DEVELOPMENTS

In the Nineteen-fifties, Greenwich Village residents joined in
a united effort to preserve the distinctive character of their
community. Their first objective was to submit to the New York City
Planning Commission a proposed special amendment to the old 1916
zoning ordinance which would further regulate the height and bulk of
structures in The Village. This amendment, approved by the City,
went into effect in 1960 and was incorporated in the new City-wide
zoning regulations which finally took effect in 1962. At the same

=13~
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HISTORIC DESCRIPTION

time, a campaign was initiated to have The Village protected under the
proposed Landmarks Preservation Law. Ten thousand residents signed
the petition supporting such proposed legislation, '

Greenwich Village is today experiencing the deterioration of its
treasured assets. This stems from the ignorance of building owners in
matters of preservation and particularly from developers. The defacing
of fine old facades with materials which are out of character, the
removal of ornamental features, such as lintels, cornices and ironwork,
the destruction of deorways and other forms of damage threaten the
aesthetic and historical continuity and value of the community. Such
piecemeal changes threaten these values almost as much as the construc-
tion of new apartment houses and other buildings, many of which are
visually inappropriate to their surroundings, By designating as an
Historic District that portion of Greenwich Village which best retains
the character of the old community, the Commission seeks to provide
this safeguard which will benefit the whole City as well as the com-
munity.

-14- .
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ARCHITECTURAL IMPORTANCE

Greenwich Village is the only surviving section of Manhattan
where one can see the major architectural styles of the early City
displayed, side by side, ranging from the most naive to the most
sophisticated versions. They have been interpreted by the builder-
architect, in every price range, from the most modest structure to
the most aristocratic town house. Nowhere in Greater New York is
a larger concentration of buildings to be found, covering every
decade from 1800 to the Civil War. The Historic American Buildings
Survey (now a part of the National Park Service), in making a study of
early architecture in New York during the Nineteen-thirties, selected
more buildings from Greenwich Village, for their notable design fea-
tures and historical significance, than from any other section of the
City.

The principal architectural styles of Qreenwich Village, repre-
sented by the largest number of buildings in the District, are the
Federal, Greek Revival, Italianate, French Second Empire, Neo-Grec and
Queen Anne. The streets offer a delightful mixture of these styles,
while within each style can be found a pleasing variety of designs.
Yet there is visual harmony here, achieved through the uniform rows
of builder-constructed town houses, the predominantly low building
heights, and the use of materials such as brick and brownstone, the
symmetrical placement of windows and other qualities which have, in
this neighborhood, the authentic flavor of the pericds represented.

The architecture of The Village represents an interesting cross-
section of styles. It was influenced by economics, availability of
materials, and the capabilities of local craftsmen and builders.
Originally it was a modest neighborhood of craftsmen and tradespeople,
expanded by successive waves of migrations from downtown. These mi-
grations to the north were precipitated by the various epidemics which
successively swept the City in the early part of the Nineteenth
Century. Many wood structures were hastily erected to house these
people, and banks and other businesses invaded the area at the same
time. Few of these early buildings remain, due to their impermanent
nature, however many brick town houses were being built at the same
time ‘and do survive; consequently, Greenwich Village has the finest
cross-section of Federal houses extant in the City.

In reviewing the successive series of architectural styles, begin-
ning with the Federal architecture of the new Republic, we have next,
the Greek Revival, followed by the Italianate and, later, the French
Second Empire and the Neo-Grec. Later styles, such as the Queen Anne
and the new classicism of the early Nineteen-hundreds brought with
them the advent of the apartment house and ever increasing numbers of
commercial and industrial buildings, principally in the western part
of The Village and along the Avenues. A radical planning concept, such
as cutting through Seventh Avenue, below Greenwich Avenue when the sub-
way was built, also had its effect on the environment.

For every recognizable architectural style we see in The Village
there are other transitional buildings which bridged the gaps between
styles, borrowing a little from both the preceding and the new. These
transitional buildings are an interesting manifestation of the archi-
tectural development of any community. '

A study of the transfer of properties in The Village indicates
the breaking up of farms and country seats and the subdivision of these
properties by the heirs in the first decades of the Nineteenth Century.
By the late Eighteen-twenties, speculators were already developing
some of these properties. Later speculators were often builders or
businessmen who associated themselves with men connected with various °

-15-






