NVYE e = October 28, 2025
Public Hearing

The current proposalis:
Preservation Department — Item 5, LPC-26-02673

280 West 11th Street — Greenwich Village Historic District
Borough of Manhattan

To testify virtually, please join Zoom Note: If you want to testify virtually on an
item, join the Zoom webinar at the agenda’s
Webinar ID: 160 820 8080 “Be Here by” time (about an hour in
Passcode: 652292 advance). When the Chair indicates it's time
By Phone: 646-828-7666 (NY) to testify, “raise your hand” via the Zoom app
833-435-1820 (Toll-free) if you want to speak (*9 on the phone). Those

833-568-8864 (Toll-free) who signed up in advance will be called first.



DXA STUDIO

280 W 11th St

NYC LANDMARKS PRESERVATION
COMMISSION MEETING
OCTOBER 28, 2025



. SITE ANALYSIS & CONTEXT CO NTE NTS

II. HISTORICAL CONTEXT
lll. PROPOSED DESIGN
IV. VISIBILITY STUDIES

V. APPENDIX



SITE ANALYSIS &
CONTEXT




1. EXISTING FACADE OF 280 WEST 11TH STREET

{

DXA studio

© DXA studio
dxastudio.com

894 6th Avenue
5th Floor

NYC 10001

T 212 874 0567

S H

L

—— University pj ———

I ot |
£ Mac_DFugglA\\ | - \WashingtonMe .-

~—Washington'sq N

2 (7}

g w 2

A =i g

2 @ L

=) =3 9

2 5 Y
= §

i

- =
L

e § 0 ‘...!"V\'Ma

Legend

= D Historic District Boundary
[ suiilding Footprints

[ ] New York City Tax Lots

=E=mg 53 g

Greenwich Village Historic District | LP-0489
Borough of Manhattan

Public Hearings:
December 9, 1965; December 21, 1966;

February 7, 1967; February 28, 1967

—| Designated: April 29, 1969

===

Graphic Source: Map PLUTO, Edition 18v1, Author: New York City Landmarks Preservation Coy

2. GREENWICH VILLAGE HISETORIC DISTR

ICT WITH 280 WEST 11TH ST. HIGHLIGHTED

s

5
N9

2
@]@
(7.4

BEVas!
m'?‘@?'&'ﬁ' 5@

3. 1985 SANBORN MAR BLOCK 622

MAPS | SITE ANALYSIS & CONTEXT

SCALE NTS
CLIENT FISCHER
PROJECT NUMBER  25.46

DATE OCTOBER 28, 2025



oy

(1111 04 denis] b

2. 280 W 11TH STREET - BASE

%% COMFORT - KooL

3 2 w 1%;!;3;;““

{

(EET

07 I

ES

DXA studio 894 6th Avenue

5th Floor
© DXA studio NYC 10001
dxastudio.com T 212 874 0567

Gommercial HVACR + Installation - Saley -
5165957003

S e

||
LIL LALLM L L L ] W]

| 1 |
(AR . -

FEL_E

—- W LT LLI

4l By R m.' ;&w
3. 282 W 11TH STREET - BASE

BUILDING BASE | SITE ANALYSIS & CONTEXT

SCALE NTS

CLIENT FISCHER

PROJECT NUMBER  25.46

DATE OCTOBER 28, 2025



i

e

o e b LD o?
A = . o B s T v e

BUILDING BASE | SITE ANALYSIS & CONTEXT

DXA studio 894 6th Avenue SCALE NTS

5th Floor CLIENT FISCHER
© DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T 212 874 0567 DATE OCTOBER 28, 2025



BUILDING ENTRY

DXA studio

\' © DXA studio
dxastudio.com

894 6th Avenue
5th Floor

NYC 10001

T 212 874 0567

BRICKWORK

B

:\&\\- )

s

LINTELS

FRONT FACADE DETAILS | SITE ANALYSIS & CONTEXT

SCALE NTS

CLIENT FISCHER
PROJECT NUMBER  25.46
DATE OCTOBER 28, 2025



PAVED AREAWAY AT 275 WEST 11TH STREET EXISTING AREAWAY DETAIL
AREAWAY CONDITIONS | SITE ANALYSIS & CONTEXT

DXA studio 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER
\' © DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T212 874 0567 DATE OCTOBER 28, 2025



DXA studio

© DXA studio
dxastudio.com

894 6th Avenue
5th Floor

NYC 10001

T 212 874 0567

VIEW FRO

MW. 11TH STREET

VIEW FROM REAR AD

EAST FACADE | SITE ANALYSIS & CONTEXT

SCALE NTS

CLIENT FISCHER

PROJECT NUMBER  25.46

DATE OCTOBER 28, 2025



1. 5TH FLO

<

’ -

OR REAR TERRACE LOOKING NORTH EAST

DXA studio

© DXA studio
dxastudio.com

i
¥

894 6th Avenue
5th Floor

NYC 10001

T 212 874 0567

J}
N

-

ROOF CONDITIONS | SITE ANALYSIS & CONTEXT

SCALE

CLIENT

PROJECT NUMBER
DATE

NTS

FISCHER

25.46

OCTOBER 28, 2025



-z

1. REAR FACADE OF 280 WEST 11TH STREET

REAR FACADE | SITE ANALYSIS & CONTEXT

DXA studio 894 6th Avenue SCALE NTS

5th Floor CLIENT FISCHER
© DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T212 874 0567 DATE OCTOBER 28, 2025



FRONT REAR

I ORIGINAL FEDERAL-STYLE: 1818
LPC GREENWICH VILLAGE HISTORIC DISTRICT DESIGNATION REPORT

I REAR & 5TH FLOOR EXTENSION: 1818-1854
1854 PERRIS MAP

I STUDIO ADDITION & REAR FACADE RENOVATION: 1920’S
LPC GREENWICH VILLAGE HISTORIC DISTRICT DESIGNATION REPORT, DOB RECORDS ALT 605-29

GLASS SOLARIUM: 1970°S / 1980’S
EVOLUTION OF 280 W 11TH ST | HISTORIC CONTEXT & PRECEDENTS

DXA studio 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER
K‘ © DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T 212 874 0567 DATE OCTOBER 28, 2025



ROOF - EXISTING F.F. di
56.7" he

6TH FLR - EXISTING F.F g~
458 N

STHFLR-EXISTING FF g
36-5" i

ATHFLR - EXISTING F.F.q
278 N

3RD FLR- EXISTING FF g~
185" %~

IND FLR- EXISTING F g
9 %

GROUND - EXISTING FF, I e -\:l'[

0-00° i

CELLAR - EXISTING F.F. g
711 N

ORIGINAL FEDERAL-STYLE: 1818
LPC GREENWICH VILLAGE HISTORIC DISTRICT DESIGNATION REPORT

REAR & 5TH FLOOR EXTENSION: 1818-1854
1854 PERRIS MAP

STUDIO ADDITION & REAR FACADE RENOVATION: 1920’S
LPC GREENWICH VILLAGE HISTORIC DISTRICT DESIGNATION REPORT, DOB RECORDS ALT 605-29

GLASS SOLARIUM: 1970°S / 1980’S

EVOLUTION OF 280 W 11TH ST | HISTORIC CONTEXT & PRECEDENTS

DXA studio 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER
K‘ © DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T 212 874 0567 DATE OCTOBER 28, 2025



HISTORICAL CONTEXT



l : &E
w R
1904 SANBORN MAP

DXA StUdiO 894 6th Avenue
5th Floor
© DXA studio NYC 10001

dxastudio.com T 212 874 0567

08 gL oL

3m 319 381383
Q

BLEECKER

HL gL

§9

e

e

m.JH 375
o ‘0‘

1854 PERRIS MAP
o B - @ B SRS )

SRS
13341S

£L

.8

e | e |
e o 3
foe i, |

-Q ;

T

3 leNaless
r. . 5 8 R’* &
Y 1 i,

—s 13341S
1950 SANBORN MAP

g 8 N <e Y
88 R . 8. ¥ ¥ § 3 3
@-
§l’
8
E D
o S
2
oy
oy
N =7
- I\
(o] NI =40 &
LR 2w ‘
-"‘%‘9 S|
o
._.—:_I‘
‘%m‘l‘
3 Q X
g A s -l l:_.'c\I ®
BFSE &R 5 RT9 L8 8 g

HISTORIC MAPS | SITE ANALYSIS & CONTEXT

SCALE
CLIENT
PROJECT NUMBER
DATE

NTS

FISCHER
25.46
OCTOBER 28, 2025



1930 HISTORIC PHOTO, BUILDING INVESTENT 1944 TAX PHOTO, MCNY 1967 LPC DESIGNATION PHOTO

HISTORIC PHOTOS | HISTORIC CONTEXT & PRECEDENTS

DXA studio 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER : I
.\(' © DXA studio NYC 10001 PROJECT NUMBER  25.46
DATE OCTOBER 28, 2025

dxastudio.com T 212 874 0567



VA

77 WASHINGTON PLACE 75 WASHINGTON PLACE

-

77 WASHINGTON PLACE (1844) & 75 WASHINGTON PLACE (1847) 124 WAVERLY PLACE 124 WAVERLY PLACE
- 1919 REDESIGN FROM ORIGINAL GREEK REVIVAL, AVERY LIBRARY BEFORE REDESIGN, AVERY LIBRARY AFTER 1915 REDESIGN,NYPL

“ROW HOUSE REBORN” IN GREENWICH VILLAGE HISTORIC DISTRICT | HISTORIC CONTEXT & PRECEDENTS

DXA studio 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER : I
PROJECT NUMBER  25.46 4
OCTOBER 28, 2025

© DXA studio NYC 10001
dxastudio.com T 212 874 0567 DATE



75 BEDFORD ST TAX PHOTO, NYCMA 238 W 11TH ST TAX PHOTO, NYCMA 14 W 8TH ST TAX PHOTO, NYCMA

GREENWICH VILLAGE HISTORIC DISTRICT STUDIO SKYLIGHT PRECEDENTS | HISTORIC CONTEXT & PRECEDENTS

DXA studio 894 6th Avenue SCALE NTS

5th Floor CLIENT FISCHER

(‘ © DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T 212 874 0567 DATE OCTOBER 28, 2025




ariatt

GARDENS

oI ISR, | BLEECKER GARDENS MAP
8 e i : b . lly
A - _:g“s‘" ~ RN . —

NEIGHBORHOOD AERIAL PHOTO (GOOGLE MA

PS)

NEIGHBORHOOD AERIAL PHOTO | SITE ANALYSIS & CONTEXT

DXA StUdiO 894 6th Avenue SCALE NTS
5th Floor CLIENT FISCHER
K‘ © DXA studio NYC 10001 PROJECT NUMBER  25.46
dxastudio.com T 212 874 0567

DATE OCTOBER 28, 2025



4

Vork Times by Fred J, Basas

Bleecker Gardens Is an enclave between Perry and EIB\'O‘-’J;E. g.t;nts. shared by sure

thunding homeowners. The “fronts” of the houses

are on garden instead of street side.

~

The numbers on map are keyed to the gardens and homes

Secluded Gardens and H ouses

Keep Charm of

the Old ‘Village’

By THOMAS W, ENNIS

Tucked away in unexpected
places in Greenwich Village are
old garden courts and houses
behind houses that are rarely
seen by even native New
Yarkovrs

Some of these secluded spots
date from the Eighteen Twen-
ties, when the greal estates
that hud dominated the area
during the Colonial period were
broken 'up as the center of old
Mew York pushed north from
'the Battery.

The hidden gardens and
friendly houses, treasured by
(their owners, give the Village
I‘a. picturesque charm that no
other part of the city has, They
‘ave ‘part 'of what old-time resi-
;dents call “the real Village”
iwhich many visitors overlook
\in their search for Bohemia.

Rows of 1815 Georgian dwell-
/Ings fronting on MacDougal and

'Sullivan Streets, between Bleeck-,

urove Court, which contains it
row of six dwellings huilt in the
Eighteen Thirties. IL is entered
by a narrow gateway be:twcmy|
10 and 12 Grove Street, cast of
St. Luke's Chapel on Hudson
Street,

Grove Street is concealed by
a group of homes huilt on Grove:
Street about 1825, These houses
and Grove Court, with St. Luke's,
Chapel to the west, have been
written about. sketched, etched,
painted and photographed innu-
merable times. Tt is said that
Grove Court was tne setting for
“The Last Leaf” by O. Henry.

The houses in Grove Court
were built on land leased from
the Corporation, of Trinity
Church, According to C. W.
Barrell, neighhorhood historian,
they were probably erected by
Abraham Storms, a dockbuilder.
Before the Nineteen Twenties
the houses were occupied by
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NVYE e = October 28, 2025
Public Hearing

The current proposalis:
Preservation Department — Item 5, LPC-26-02673

280 West 11th Street — Greenwich Village Historic District
Borough of Manhattan

To testify virtually, please join Zoom Note: If you want to testify virtually on an
item, join the Zoom webinar at the agenda’s
Webinar ID: 160 820 8080 “Be Here by” time (about an hour in
Passcode: 652292 advance). When the Chair indicates it's time
By Phone: 646-828-7666 (NY) to testify, “raise your hand” via the Zoom app
833-435-1820 (Toll-free) if you want to speak (*9 on the phone). Those

833-568-8864 (Toll-free) who signed up in advance will be called first.
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