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FOREWORD 

Almost everyone enjoys the arts in some fashion or another. Almost 
all know something about the individuals in our society that produce 
art - at least the artists that are successful in the marketplace. 
In fact, the lives of certain artists often become our gossip - their 
surroundings and their homes are often publicized. 

But young and emerging 'artists come. from everywhere, poverty· and wealth, 
East and West, jungle and arboretum, and they· all embark on a life's 
work that requires the abillil~ to ~isk much for . the sake of doing what 
they must. For most artists it usually doesn't pay well at the beginning, 
and they do ·other jobs for money. 

Where do these artists live on their minimum wage? How do they accomodate 
the need for space in which to live and war~? Living and working must 
often be done in the same space or at least adjacent space to avoid 
travelling to more than one job at a time. 

In ancient and medievil times artists were craftsmen' who worked at the 
pleasure of a king or other patron. In Egypt generations of ' artists 
lived in communities provided by the king and usually adjacent to ' the 
site of their craft. Their counterparts in middle Europe,'who emerged 
as artists in Italy , Germany, and France served often· at the pleasure of 
aristocratic, political, and financial patrons . Often their ~wrk was 
"bought" before it was produced, e.g., commissioned·, and subsistence and 
accomm.odations often formed part of their renumeration: The advent of · 
modern markets, museums, and galleries has redefined' the place of the 
artist with respect to habitat and studio. Essentially the ' lack of a 
guaranteed sales ru1d the high degree· of competition ' demand low-overhead 
accommodations to7hich again must be suitable for ' creativity-. 

The following study is valuable to those ~o1ho want to understand how some 
of the artists in America are coping with· the issues of liv~ng and 
working in the 1980's. 

It looks at artists' housing as a phenomenon ' worthy ' of ' attention by 
documenting attempts by individuals to secure a suitable environment 
in which to live and to7ork. It looks at cominercial attempts to overcome 
the barriers to live/work accommodations,. and discusses public and 
private support for the nation's artists. Ultimately, this study in-

. f orms us of the spirit engendered. by our arts as expressed. by ' the 
ingenuity and cou age of the people who' make it. . 

Lance Jay Brown 
1983 
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PREFACE AND ACKNOWLEDGEMENTS 

The thirty-one examples of artists' housing examined in this survey represent 
a sampling of the types of buildings and spaces that visual artists live and 
work in throughout the country. 

The eight cities in which artists were surveyed were selected because they 
contain large concentrations of artists and arts facilities and because they 
represent a broad geographic cross-section of the country. 

Building types range from large scale projects such as Westbeth in New York, 
to small scale individual residences in Chicago. 

It should be noted that although Portland, Oregon was included in the survey, 
the examples of artists' housing found there are not included in this report 
because they represent for the most part separate facilities for living and 
working. 

During the course of this survey, interviews were held with over a hundred 
artists, architects, developers, city officials, and writers. I would. 
specifically like to thank the following people for their roles in developing 
and producing this study: 

Lance Jay Brown for his help in conceLvLng the study and his invaluable sug
gestions for its organization, content, and presentation. 

-NanG-y- Gerlach for her steadfast efforts in general organization and prepara
tion of the data. 

Elisabeth Newell for typing the manuscript. 

Paul Ratnofsky for preparing the graphics. 

The National Endowment for the Arts, the Design Arts Program for funding the 
effort and its Director, Michael John Pittas for his enthusiasm and interest 
in the work. 

The following persons, listed by city, were also helpful in the preparation 
of this study: 

Seattle, Washington 

David Allison Vivian Kahn 

Don Barrie Susan Kidd 

John Clise David Link 

David Daniels Larry Mortimer 

Virginia Felton Cara Newoman 

Karen Gates 
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Jeff Sanders 
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Cheryl Kartes 

David Krchelich 
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Dian Manriquez 
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Allison Ruttan 

Scott Stack 

Bob Thomson 

Ashley Wilkes 

Chicago, Ill. 

Bonesteel 

Larry Booth 

Cheri Eisenberg 

Ted Gall 

Winnie Godfrey 

Terrence Karpowicz 

Ann Podamajersky 

Jim Podamajersky 

Norton Rock 
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Boston, Mass. 

Daniel Corrigan 
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INTRODUCTION 

This study is based on the assumption that artists are vital to urban cultural 
life. While its focus is presently on practitioners of the visual arts, many 
of the ideas explored are applicable to issues concerning artists in other 
fields as well. 

In order for artists to exist and product in the city they require unique con
ditions for working and living. Their special space requirements coupled with 
the high cost of real estate has led to their identifying and developing un
conventional environments, which it is the aim of this investigation to under
stand and describe. Representative examples of artists' housing have been 
studied in eight major American cities: Boston, New York, Chicago, Minneapolis/ 
St. Paul, Seattle, Portland, San Francisco, and Los Angeles. 

Although no new structures built especially for artists were found, diverse · 
examples of lively and ingenious adaptations were seen in all cities visited. 
They range from single-family house fix-ups and such oddities as an old . police 
station conversion to commercial and industrial building renovations. Two 
older examples of housing built expressly for artists include Fenway Studios 
in Boston and Carnegie Hall studios in New York. A number of new artists' 

·housing facilities are being planned in San Francisco as part of the Yeuba 
Buena Center; in St. Paul in the Lowertown Redevelopment area and in New York 
City in the lower East Side of Manhattan. 

There are three basic housing and working situations. First, and most scarce, 
is that of the artist who lives in a conventional house or apartment and has a 
studio in another location. This was seen primarily in Portland, where rents 
are comparatively low. Studios are in store fronts or industrial buildings. 

The second situation is a combined live/work arrangement where the artist 
lives in a conventional house or apartment and accommodates his or her work 
in that setting. Areas set aside for work amount to significant portions of the 
total space - one floor in a three-story house, an entire basement, or a garage 
or barn on the property. Examples were seen in Chicago, Portland and Los 
Angeles, although they probably constitute the principal way that artists live 
and work in most non-urban settings. 

The third type of artists' housing - one that has recently received much publicity 
and is the most problematic - is the adaptive reuse of diverse existing building 
types into combined live/work space. Examples of adaptations of commercial, 
industrial, and other kinds of building are plentiful in all the cities visited. 
In fact, it is the dominant urban artists' housing form. 

This third type of housing has been undertaken on either a formal or ad hoc 
basis. Ad hoc attempts constitute, for the most part, leased portions of 
buildings rather than entire structures. The buildings' other areas are used 
as warehouses or for light manufacturing and the like - uses for which the 
buildings were originally designed. Rents are low and there is frequently no 
formal lease. This ad hoc arrangement, although expedient, makes the artist 
vulnerable to the pressures of the real estate market. It exists in all cities 
visited, although it is most predominant in New York, Chicago, San Francisco 
and Boston. 

Formal arrangements in adaptive reuse projects are unfortunately few but 
represent the most interesting attempts at creating stable live/work situa-
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ations for artists . The formal arrangement falls into the following categories: 
individual ownership within a cooperative or condominium; ownership by a non
profit group which leases space to individual artists; ownership by a private 
profit-oriented developer or development group which rents space to artists; 
and a combination of a leased and tenant managed building. In the first two 
arrangements the artist is closely involved with management decisions. In the 
last type the management decisions are in the hands of the owners - a situation 
which puts the artist in a vulnerable position unless the owners are uniquely 
committed to artists' welfare. Examples of the co-op or condominium arrange
ment are most predominant in New York and Boston. Non-profit group ownership 
projects can be found in San Francisco (Project Artaud) and New York (Westbeth, 
799 Greenwich Street, and Manhattan Plaza) . The developer owned and managed 
projects exist in San Francisco '(Army Street and Ramm' s Brewery), Boston (Piano 
Craft Guild), Los Angeles (800 Traction Street), Chicago (Pilsen Artists 
Housing), and Mineeapolis/St. Paul . A hybrid of these arrangements is the 
leased, artist-tenant managed building, which was found in San Francisco (Goodman 
Building) and Seattle (Pelican Bay Coop) . 

While the various live/work !;ipaces often have individual character, there is a 
congruence of styles nationwide based on similarity of needs . Generally, ceilings 
are high, twelve feet or more. There is natural light, augmented by walls 
painted white . Interior dividing 1o1alls are low or non-existent so that public 
and private areas flow together. Sometimes cabinets are used to define areas. 
The average total space generally measures between twelve and fifteen hundred 
square feet . Different type s of artists have to accommodate special needs . 
For example, sculptors are usually located on the ground floor or in buildings 
with elevators; painters and sculptors usually have larger spaces; textile 
designers need additional plumbing. 

Mechanical systems, plumbing, electrical ventilation and fire sprinklers are, 
generally, in compliance with the minimum standards of local building codes . 
Because many of the buildings studied were previously used for manufacturing 
and warehouse functions they had existing fire safety features such as sprinklers 
and egress stairs. 

Curr.ently, the problems concerning artists' housing are related to live/work 
space in commercial buildings. Although any artist can have problems, the ones 
most vulnerable are those with marginal incomes. They are usually young 
and without children. They are inexperienced in matters of law and economics -
copyrights; leases, etc . - but are learning by necessity and with the help of 
support groups . Banding together and trying to solve common problems relating 
to live/work space has both helped and hurt. Living and working surreptitiously 
in unsafe environment.s is no solution, but the publicity that comes with lobby
i ng , public hearings, and other ac t ·v• t · es creates political factions and s olid
i f i es pos i tions . 'Ar tists have ma de progress in some areas and are worse off in 
others. In Minneapolis, for example, where artists have the suppor t of the Ar t 
Space Reuse Project, they have achieved a legal and somewhat secure status . But 
in New York, legalizing artists' housing in cer~ain areas has contributed to 
their vulnerability and eventual displacement. 

Zoning ordinances are of primary importance, and the first of several artists' 
housing problems that need to be dealt with . They generally work against the 
artist who cannot legally work in a residential zone or legally live in a 
commercial /industrial zone. The two basic approaches to this problem have been 
to legalize live/work space in limited geographical areas - the New York City 
approach - or in all commercial zones - the San Francisco approach. Limiting 
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the geographic area requires artist certification and puts tremendous pressure 
on one section of the city (artist certification is itself an issue - who is 
an artist?), legalizing live/work space in all commercial/industrial areas 
diffuses some of the pressure but the problems are far from over. Other zoning 
approaches such as spot zoning, which exists in Boston, and incentive zoning 
could and should be tried. 

Second, building and safety codes are another significant problem. As they 
exist, they have no relevance to the artist's situation, and, for financial 
reasons, the artist can rarely comply. Many simply depend on lax enforcement, 
but attempts at reform are being made. For example, Seattle has a procedure 
to help artists through the administrative channels that deal with the building 
and safety codes. 

Third, neighborhood revitalization, which sounds like a positive force, is 
often detrimental for artists. Artists are frequently the first people to move 
into undesirable and underutilized areas, often illegally. But once the 
political battles have been fought and certain buildings revitalized, property 
values rise, non-artists, restaurateurs, boutique proprietors, etc., move in. 
The artists are unable to keep pace with rising rents and are forced out, leaving 
their renovations behind. Ironically, the artists help to attract the very 
people who eventually displace them. Attempts to stop gentrification are un
realistic, but minimizing its bad effects on artists may be possible. The most 
productive efforts will probably be those that provde ownership opportunities 
for artists, either as individuals or in cooperative ventures. 

This leads to the fourth problem, the complex issue of financing artists' housing. 
Traditionally, and by the inherent nature of their commitments, artists do not 
usually have a great deal of money, and this is an important issue, one that is 
inextricably linked to all of the others. Examples of financially successful 
artists' housing were seen in every city. They may have been the result of a 
benevolent landlord, family money, National Historic Preservation funds, 
National Cooperative Bank funding, foundation seed money, federal government housing 
program assistance, etc. But, typically, young artists are simply not able to 
buy, or often even rent, appropriate places in which to live and work without 
help. 

The two basic sources of money are the public sector and the private sector. 
Financing with government money was seen infrequently and was usually applied 
to rental property development. The housing financed by the myriad of private 
sector sources is most likely to result in artist ownership, which is generally 
considered to be essential to the effort of maintaining artists as an integral 
part of the community. Some of the best development strategies for artist-owned 
housing can be found in Boston. 

In recent years, what has been demonstrated by the struggles of artists in finding 
living and working space is their ability to solve a problem creatively outside 
the traditional framework. More specifically, they have shown that they can 
recognize potential housing stock, set the standard for its design and function, 
and persist in learning the politics, law, and economics necessary to secure their 
needs. But, nevertheless, because of the relentless pressures of real estate 
interests, the visionary has become the victim. The artist continues to be priced 
out of his or her home and is forced to move on. The constant insecurity that 
results takes its toll on the artist in the first instance and also deprives the 
greater commuinity of a stable creative element from which it would derive benefits, 
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social and spiritual, if not economic, in the long run. Recognition of the 
possibilities of long-term, mutually beneficial relationsh i ps, among artists 
and the general populace is long overdue and should be examined by government 
and private groups al ike for the enrichment of all. 
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SEATTLE, WASHINGTON 

Number of visual artists in city: 

More than 10,000. 

Areas where artists reside: 

-Fremont - old residential area with a few small 
businesses, many previously shops, now used for 
artists' studio/living spaces. 

-Capitol Hill/Broadway - Old residential neighborhood 
with many small apartment buildings, specialty 
retail shops, restaurants, etc. 

-Belltown - old retail section, union halls, taverns, 
etc. 

Forms of artists' housing: 

Single-family houses, apartments, converted industrial 
buildi~gs, converted storefronts and hotels which 
have been turned into co-operatives. 

General trends in artists' housing : 

Some live and work in the same unit and some work 
thr9ugh co-operatives or share facilities of one 
kind or another. Many live in single units and main
tain work facilities at another location. The trend, 
while slow, is toward combined live/work spaces. 
Housing in Seattle is, in general, expensive. It is 
often difficult for artists, who have low incomes in 
most cases, to find suitable rentals at a low price. 
Combined live/work units are extremely scarce. 

Projects specifically deve l oped as artists' housing: 

-Hotel in Belltown - private ownership by visual 
artist. 

-Belltown Co-op - commercial building previously 
apartments. 

-Pelican Bay Co-op - privately owned cooperative for 
visual artists. 

-Pike Place Market - artists living/studio spaces. 

Artists' housing currently being developed: 

A group of artists incl uding Andrew Keating, past 
Seattle Arts Commissioner, is developing a major 
artist housing co-op in the Denny Regrade neighbor
hood near the Pike Place Public Market. In addition, 
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redevelopment in the city's core will create new 
spaces for artists' housing. There is also a 
plan for the possible utilization of public schools 
for artists' living studios. 

Types of financial assistance for such projects: 

No public assistance programs have been utilized so 
far. Projects to date have been financed through 
earned income, conventional bank mortgages, or 
cooperative private financing. 

Types of programs and incentives which provide for 
the creation of artists' housing: 

In 1977 the Seattle Arts Commission was instrumental 
in developing and passing new liberalized zoning 
codes to allow artists' live/work spaces in previously 
restricted_zones of the city. The Building Depart
merit was actively involved with artists and the 
Seattle Arts Commission staff in providing 
bulletins to artists on conversion rules, specifica
tions, and technicalities of the law. Artists who 
sign an affidavit attesting that they are "working 
artists" can qualify to take advantage of an amend
ment in the general zoning code that allows artists 
to convert former commercial space into live/work 
stu9ios. This conversion is allowed in all business 
zones. The manufacturing zone use is allowed as 
a special exception with a two year renewable, but 
also revocable, permit from the Building Department. 
It was hoped that this approach would dilute the loft 
market and help prevent another Soho. Later, with 
funding from the National Endowment for the Arts, the 
Department of Community Development began a major 
study of artists' live/work developments, and pro
duced The Seattle Artists Housing Handbook. The 
manual lists important considerations in project 
development and explains current regulations and pos
sibilities in living studio space conversion. 

Organizations involved in artists' housing issues: 

-Department of Community Development, City of 
Seattle 
Ginger Voorhees 
(206)625-4501 

-Seattle Arts Commission 
Karen Gates, Executive Secretary 
(206) 625-4223 
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Organizations involved in artists' housing issues 
con't: 

-Pike Place Market 
John Clise, Executive Director 
(206) 625-4764 

Prime issues of problem areas regarding artists' 
housing: 

-Availability, cost, difficulty of conversion. 
-While the city allows for conversion of any avail-
able space, often commercial spaces are of a pro
hibitive size for conversion to be affordable. 
Even when affordable space can be located, some
times the work needed to convert it to . tough code 
standards may be prohibitively expensive. 

Primary information source: 

Karen Gates, Executive Secretary 
Seattle Arts Commission 
305 Harrison 
Seattle, Washington 98109 
(206) 625-4223 
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PELICAN BAY CO-OP 

604 19th Avenue East 
Seattle, Washington 

General Description 

Pelican Ba y Co-op is t he oldest artists' housing 
project in Seattle . It was started in 1969 through 
t he efforts of a single artist, Don Barrie , who ar
ranged with the building's owners to rent him the 
building in exchange fat management services . Con
trary to its name it is not co-operatively owned, but 
co-operatively managed by the artists who rent. 
The building , unlike those associated with use by 
artists for living and working is an older apartment 
building with conventional-size apartments, i . e . 
partitioned rooms, 8 ' 6" high ceilings, and small 
windows. This situation is made possible because of 
the diverse artist tenancy , many of whom are not in
volved in areas of the visual arts which require 
large work spaces . When · on.e of the artists requires 
a large t~ork area, separate studio space situated in 
ground floor store fronts is available . 

The building is situated in a quiet residential 
neighborhood , a short distance from downtown Seattle . 
Pelican Bay is noted for its diverse range of artists 
who shar e a strong community feeling and commitment 
t o the project under the guidance of Don Barrie, as 
evidenced by a relatively low t urnover rate . Be
cause tenants rent on a month-to-month basis, they 
are kept vulnerable to real-estate-mar ket pressures . 

Site 

-Located in the Capitol Hill area, a low-density 
residential neighborhood . 

-Neighborhood contains full range of public amenities 
including shopping, schools, and transportation. 

Build_ing 

-A 3-story apartment building built in 1905. 
-Brick exterior walls, wood floor structure, suitable 
for moderate floor loads, no elevator. 

-Ground floor store fronts used as studios, tenant 
run gallery, and commercial rental. 

-Eighteen apartment spaces for combined living and 
working on two floors ranging in size from 400 
s quare f ee t (1 bedroom unit) to 600 square feet 
(2 bedroom unit). All un its contain bedrooms, 
kitchens, bathrooms, and a living room. 

-Renovation minimal, mainly areas to bring up to 
code conformance and general maintenance. 

12 
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-Public halls serve as permanent exhibit area for 
tenant work. 

-Mural on one exterior wall has become building's 
trademark. 

Occupancy 

-Twenty-five artists including writers, painters, 
dancer, sculptors; actor, architect, and musician. 

-Average age - 30 years old. 
-Low turnover rate; 50% in 12 years. ' 

Management 

-Building leased by Pelican Bay Corporation. 
-Rents average $150 per month. . 
-Building managed co-operatively with one tenant 
serving as manager on a rotating basis. Tenants 
have responsibility for maintaining and improving 
their own spaces as wel.l as the building in general. 

-Rents kept low through shared maintenance respon
sibilities and rental income from commercial space. 

-All prospective tenants are screened to certify com
mitment as working artists. 

Pelican Bay 
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RHINO CONDO 

1205 6th Avenue South 
Seattle, Washington 

General Description 

Rh~no Condo was formed in 1978 by four artists who 
needed large, inexpensive space. It was the first 
artist housing in Seattle to take advantage of a 
new amendment to the City's Zoning Ordinance which 
allows certified artists to inhabit a combination 
working studio and living quarters in any area desig
nated as an industrial or manufacturing zone, under 
a 2 year renewable permit. This permit is subject 
to the continuing occupancy of b'!na-fide working 
artists and may be revoked for non-compliance. This 
first effort appears to be a successful test of 
Seattle's approach to answering the need for l egis
lative reform in respect to artist's housing. 

Site 

-Located in the South End area, a medium-density, 
light industrial area near downtown Seattle. 

-No neighborhood amenities in immediate area except 
for bus service. 

Building 

-A four story structure built in 1906 as a cookie 
bakery. Presently first 3 floors used for light 
industrial and warehousing. Artists occupy entire 
4th floor containing 15,000 square feet, which is 
subdivided into 7 live-work spaces of varying sizes 
with the largest being 2,400 square feet. Spaces 
subdivided by 8 foot high partitions allowing am
bient light into interior spaces. 

-Brick exterior bearing walls and heavy timber floor 
and roof structure. Contains 14 foot high ceil
ings, large industrial sash windows, freight elev
ator and sprinkler system. 

-Renovation costs kept minimal by utilizing single 
existing plumbing stack, resulting in centrally 
l ocated bathroom and kitchen facilities which are 
shared by all occupants. 

Occupancy 

-Seven artists in mid 20's and 30's including a 
sculptor, printmaker, photographer, and 4 painters. 

-Low turnover rate, but occupants regard their stay 
in building as temporary and contingent upon rental 
costs. 

14 
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Management 

-Space rented under a 3 year lease by Rhino Condo 
Corporation for $1,350 per month. 

-Individual tenants rent on a monthly basis with 
rents averaging $200 per month. 

-Tenants share management and responsibilities. 
-Initial construction cost was $4,000,-which was 

used to subdivide space and create central bath 
and kitchen. 

Rhino Condo 
Seattle, Washington 
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ARTIST'S RESIDENCE 

liOO East Pike Street 
Seattle, Washington 

General Description 

This loft is representative of the efforts of a 
number of artists in Seattle to create .individual 
live/work space, taking advantage of the recently 
enacted changes in the City's Zoning Ordinance 
(see Rhino Condo for an explanation of laws). 

Site 

}1edium-density area containing light manufacturing 
and retail functions, located close to downtown. 
Has some amenities, including stores and public 
transpor tation . Artists moved into the area five 
or six years ago when space became available as a 
result of light manufacturing moving into new build
ings in downtown. Area contains three art schools 
and within a 15 square block radius, 50-60 artists 
residences. 

Building 

-Originally a garage, built in 1918. Contains 3 
floors with 3,600 square feet on each floor. 

-Structure is exterior brick bearing wall and heavy 
timber wood floors. 

-First floor has retail store; 2nd floor has drama 
and dance studio. 

-Artist's space is on third floor with two thirds 
being used for work and remainder containing kitchen, 
sleeping area, and bathroom. Windows on three 
sides. Ten foot high ceilings. Partial separation 
of living and working spaces by 7 foot high parti
tions. 

Occupancy 

Artist in early 30's . . Rents out part of space for 
use by another artist during the day. 

Management 

-Artist rents space for $430 per month (12¢ per 
square foot) with an eight year lease. 

-Renovation costs approximately $9,000 for materials. 
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PIKE PLACE MARKET 

Pike Street 
Seattle, Washington 

General Description 

Pike Place Market is unique because it incorporates 
artists' housing into a large scale commercial de
velopment. Rehabilitation of the old Public Market
place into a maj or mixed use commercial facility 
was started in 1974. Ar tist res i dences were in
cluded as part of the development package becaus e 
artists originally had studio s pa ce in t he mar ket
place; there were spaces within ~he complex which 
lent themselves well to use by artists; and the 
development agency felt that the presence of artists 

· would play an important role in the Market through 
exhibiting and selling their work. 

Site 

Located within the Historic District in downtown. 
Area is medium density, containing commercial and 
residential uses. 

Building 

-P ike Pla ce Mar ket is made up of separate bu t ·inter
connec ted buildings containing approximately 
150,000 square feet of s pace which was originally 
bu i lt in 1907, as a mar ketplace for farmers. 

-Six artists' live/work spaces are located on one of 
the lower levels. Each space contains 500-600 
square feet. There are two types of units: one 
contains an individual bath and kitchen, and the 
other utilizes shared facilities. Nine units were 
originally planned. 

-Units are small, with 9~ foot ceilings and large 
windows. 

-Exterior is brick with new concrete floors. 

Occupancy 

Painters and sculptors. 

Mana gement 

-Project is managed by Pike Place Market Preserva
tion and Development Authority which is a public 
corporation. 

-Artists' units rented .on a month-to-month basis 
with no leases. Units with private kitchen and 
bath rent at $150-160 per month and those with 
shared facilities rent at $100-110 per month. 

11 



-The entire market operation absorbed original 
development costs for artists• units. Rental rate 
would be 2 to 3 times if figured at the market 
value. 

Pike Place 
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PORTLAND, OREGON 

In Portland the combined live/work arrangement 
is not the predominant form of artists' housing. 
Nevertheless, Portland has been inGluded in this 
study because it is a representative example of 
one of a number of major art centers throughout 
the country which, due to the abundance of inex
pensive, conventional housing has not had the 
economic need to experiment with this alternative. 

Number of visual artists · in city: 

Approximately 1,800. 

Areas where artists reside: 

Artists tend to live in either Northwest or Southeast 
Portland, close to downtown. More than half of them 
live in NW~ approximately a quarter in SE and the rest 
throughout the city. Northwest and Southeast have 
industrial sections as well as residential sections 
and areas where the two overlap. These are also the 
oldest areas of the city. 

Forms of artists' housing: 

The· city has extensive conventional housing which 
most artists utilize. The few that live in alter
natives to private houses and apartments tend to use 
older storefronts. Several artists live in abandoned 
warehouses, downtown office buildings, and old hotels. 

General trends in artists' housing: 

There is curre-ntly no artists' housing shortage 
in Portland. General trends in live/work space seem 
to continue the long tradition of work space in 
single family homes or living space in homes or apart
ments with separate work space in industrial build
ings, old office buildings, and storefronts. 

Projects specifically developed as artists' housing: 

There is presently no housing specifically developed 
for artists. Unsuccessful attempts have been made 
by the Oregon Artists Equity Association to get the 
City/County Metropolitan Arts Commission to fund a 
"space study/project." 
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ARMY STREET ARTIST HOUSING 

3435 Army Street 
San Francisco, CA 

General Description 

Army Street was the first artist housing to obtain a 
certificate of occupancy in San Francisco under re
visions to the city's Zoning Ordinance and Housing 
Code. The zoning revision passed in 1978 permits 
artists to live and work in commercial and manufac
turing districts throughout the city. The Housing 
Code established a Group K Occupancy specifically 
to cover idiosyncracies of live/~ork spaces. 

Army Street is also unique because it is one of the 
few artist housing projects to be developed strictly 
as a commercial, for profit venture, using con
ventional financing means. 

Site 

-Located in a medium density and commercial area. 
Population of surrounding area primarily Hispanic. 
Contains all neighborhood services. Building lot 
is 80,000 square feet, 40,000 square f ee t of 
which is used for parking. 

Building 

-Built in 1920's as a department store. Main struc
ture is reinforced concrete slab and beam with 
brick exterior walls. Structure designed for 
earthquake loading and a live load of 100 pounds/ 
square foot. Contains freight elevator. 

-Building contains 120,000 square feet on three 
stories with 40% occupied by commercial tenants and 
60% or 36 live/work spaces. Average area of ar
tists' spaces is 1,000 square feet. Ceilings are 
12'9" high with large windows and self-contained 
kitchen and bathrooms. Light for interior units 
achieved by creating large courtyards in the center 
of the building. 

-Building fully renovated including sprinkler and 
alarm systems, electrical, and plumbing, new walls 
and baths and kitchens. No building department 
variance required. 

-Individual artists can make modifications to basic 
units with owner's approval. 

Occupancy 

Most of first floor is rented to Department of Wel
fare. Other commercial tenants include a weaving 
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workshop and printmaking shop. 
Residents are exclusively visual artists, including 
photographers, lithographers, and painters. 

Management 

Project developed by Berline Associates in 1979, 
utilizing · conventional financing. Total renovation 
costs were less than $8/square foot. Development 
of building made possible by low acquisition cost 
for original property. Developer·acted as archi
tect, general contractor, and presently manages 
the building. 
Typical 1,200 square foot unit rents for $450/month. 

Army Street 
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GOODMAN BUILDING 

117 Geary Street 
San Francisco, CA 

General Description 

Along with Westbeth in New York City, the Goodman 
Building is perhaps the best known artists' housing 
in the country. Aside from being a building of his
toric importance (on the National Register of His
toric Places) the Goodman Building has in recent 
years received notoriety in its struggle to maintain 
itself as an artists' residence against the threats 
of city bureaucracy and develope!'s conversion plans. 

Originally constructed as a townhouse residence in 
1869, the building was converted into a residential 
hotel after the 1906 earthquake. In 1907 the top 
floor was converted into a photographer's studio. 
By the 1950's the building was occupied almost en
tirely by artists. 

The Goodman Building's fight for survival started in 
1968 when the San Francisco Redevelopment Agency 
started a battle with the owner for possession of 
the building to save it from being demolished. The 
Agency won by gaining ownership in 1973. Since then, 
it has been declared an historic landmark, which 
protects the building but not the residents. The 
residents organized The Goodman Group, Inc., a non
profit corporation to manage the building and later, 
the Goodman Building Development Corporation to 
carry out low-cost rehabil-itation and cooperative 
ownership. The Redevelopment Agency rejected the 
plans and turned t he building over to a developer 
who had plans to convert it into publicly subsidized 
housing. The Goodman Group won their battle to gain 
control of the building in 1981. 

Site 

Located in a high-density commercial zone in down
town San Francisco, close to a civic center and cul
tural facilities. Contains full range of public 
amenities. 

Building 

-Originally built as three townhouses in the Victor
ian style. In 1906, they were combined into one use 
and raised one floor to accommoda.te stores on the 
ground level. 

-Building is wood frame construction designed for 
residential loading. 
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-Ground floor stores used as community art center, 
two galleries, workshop, and theater. Second and 
third floor contains 25 live/work spaces averaging 
150-200 square feet each with shared bathroom, 
kitchen, and dining facilities. Fourth floor pre
sently not in use because of need for sprinkler sys
tem. Units have 9 to 10 feet high ceilings. 

-Building is currently in need of repairs. Feasibi
lity study for rehabilitation carried out by Marquis 
Associates under grants from the National Endowment 
for the Arts and the California Arts Council. Solar 
retrofit study carried out by Colyer/Freeman Group. 

Occupancy 

-Majority of tenants are single person households . 
ranging in age from early 20's to 60's. 

-Fifty % of occupants are painters, 25% photographers 
and filmmakers, and 25% assorted artists including 
crafts and theater arts, writers, and musicians. 

-Store fronts form nucleus of community arts activi
ties. They house a resident theater company, two 
public galleries, and graphic arts and print shop. 
A performance cafe and gallery is in the planning 
stage. 

Management 

-Building owned by San Francisco Redevelopment Agency 
and managed by the Goodman Building Group. 

-Rent for live/work spaces averages $100/month which 
would be raised to $150/month when residents gain 
ownership. Residents have no leases. 

-Resident selection is subject to review by Goodman 
Group Board. 

-During their long struggle to survive, the residents 
of the Goodman Building have developed a strong 
camaraderie and community spirit which has resulted 
in a low vacancy rate and a strong management organ
ization. 

Goodman Building 
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HAMM' S BREWERY 

1550 Bryant Street 
San Francisco, CA 

General Description 

A large brewery building purchased by the developer 
to be converted into artists' housing. Over half 
of the units were completed when the developer ran 
into financial problems resulting from increasing 
development costs, forcing him to change the project 
to commercial rental. 
The significance of this project lies in the quality 
of its spaces and in the fact that it serves as an 
example of how today's development costs and chang
ing real estate market values add pressures to 
development of artists' housing. 

Site 

Medium density industrial area close to center of 
downtown San Francisco. No neighborhood amenities 
in the immediate area. 

Building 

-Originally constructed in 1919 as a brewery con
taining 140,000 square feet. Building varies in 
height with the tallest section being 9 stories. 
Structure is steel with cast-in-place concrete 
walls. Structure designed for heavy loading to 
carry brewing tanks. 

-Extensive renovation required to remove walls in 
order to allow for windows. 

-Forty-five artists' live/work spaces were planned 
for, ranging in size from 2,000-5,000 square feet 
with ceiling heights of up to 22 feet. Each unit 
was to contain finished baths and plumbing for 
kitchens. 

Occupancy 

Presently, ten spaces occupied by artists and six 
spaces by commercial tenants. 

Management 

Owned and managed by developer. 
Units rented at 35¢-45¢/square foot ($799-900/month 
for a 2,000 square foot unit) with leases ranging 
from 3 to 5 years. 
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LOS ANGELES, CALIFORNIA 

Number of visual artists in ·city: 

Approximately 8-12,000 

Areas where artists reside: 

Artists are scattered throughout the city but are 
concentrated in the following areas: 

-Venice - Beach area with single family houses. Area 
is the oldest and.largest artist community in city. 
Has pockets of poverty. 

-Mount Washington - Located close to downtown. 
Mainly single family residences. 

-Echo Park - Close to Mount Washington. Has many 
older apartment buildings. 

-Pasadena 
-San Fernando Valley 
-Santa Monica 
-Hollywood 
-Watts 
-Long Beach 
-Downtown Area Most recently developed artists 
area consisting of older commercial type buildings. 

Forms of artists' housing: 

Predominantly single-family residences and apartments 
with an increasing number of artists moving into down
town area lofts and office buildings. 

General trends in artists' housing: 

The only recent trend, starting in the late 1970s, 
has been artists moving into older commercial build
ings in the downtown area. Rising cost of space has 
limited this type of movement. 

Projects specifically developed as artists' housing: 

-Three or four projects in the downtown area, includ
ing 800 Traction Street, have been built by pri
vate developers. 

-Watts Community Housing Corporation - A conventional 
housing project which includes 10% of the units for 
artists. 
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Artists' housing currently being developed: 

A few projects are under consideration but none 
have been started to date. 

Types of financial assistance for such projects: 

None. Most artists rent on a monthly basis. Some 
carry master leases and then sublet parts of spaces. 
A small number own property or are limited partners 
in group property ventures. 

Types of programs and incentives whith ' ptovide · for 
creation of artists' ·housing: 

Three ordinances have been passed by the city to 
facilitate live/work situations. The first ordinance 
allows legal residency in all commercial and indus
trial buildings within city limits, subject to 
registered approval and the payment of a fee. The 
second ordinance provides for changes in the Building 
and Safety Code to reflect the unique needs of artists, 
such as allowing for shared bath and kitchen facilities 
and the easing of fire regulations. The third ordin
ance reinterprets the Building Code in regard to 
seismic requirements. 

In addition, there has been a categorical exemption 
for the need for environmental impact reports which 
are required f?r conventional housing. 

In general the city through the efforts of Councilman 
Joel Wachs has been very supportive of artists' 
housing efforts. 

Organizations . involved in artists' housing issues: 

1. Public Agencies: 

Los Angeles Planning Department 
Department of Redevelopment 
Ari Sikora 
(213) 977-1660 

City of Los Angeles 
Cultural Affairs Department 
Rodney Punt 
(213) 485-2433 
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Organizations involved in artists' housing issues, 
con 1 t.: 

2. Private Organization: 

Los Angeles Artists Equity Association 
Bill Lasarow 
(213) 748-3411 

Major issues or problem areas regarding artists' 
housing: 

Availability and costs of space is an issue in some 
areas, particularly in downtown and Venice. Finan
cing is perhaps the major issue. Land speculation 
as it effects rents is important, as artists are 
often fearful of being priced out of an area. 
Effectiveness of newly passed zoning ordinance is 
still a question. Indications are that it is not 
being responded to by developers in the way that was 
hoped. It is thought that in its present -form it 
reduces the flexibility that developers have in 
developing artists' housing. For example, in the 
live/work ordinance, the requirement for parking for 
residential use is suspended, however, if at any 
time in the future the occupancy is again changed, 
the full requirement for parking will be in effect. 

Primary information source: 

Rodney Punt, Assistant General Manager 
Cultural Affairs Department 
City of Los Angeles 
200 North Spring Street 
Los Angeles, CA 90012 
(213) 485-2433 
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800 TRACTION STREET ARTIST HOUSING 

Los Angeles, CA 

General Description 

This building was developed by two brothers (one an 
artist) as rental, live/work spaces and related com
mercial spaces. The renovation was done as a "labor 
of love11 with great attention being given to design 
of public spaces, particularly the lobby which was 
previously a loading dock. The development of the 
building and maintenance of low rents made possible 
by low acquisition costs and further cost savings 
through the developers acting as contractors. The 
building was . purchased in 1979 just prior to the 
area's discovery by other artists. Until recently, 
with the passage of zoning and building code revi
sions, (see 212 Los Angeles Street), this building 
was considered illegal and therefore required a high 
degree of financial risk for the developers. 

Site 

Medium density area containing light industrial and 
warehouse facilities. Located close to downtown 
L.A. and 11Little Tokyo." Area lacks residential 
amenities except for small grocery stores, bars, and 
public transportation . This was one of the first 
buildings in the area to house artists and has 
spurred other artists to locate in the area. The 
area is starting to take on characteristics of Soho 
with an increase in the number of galleries (mul
tiplied from 2 to 10 in 18. months) and artists' bars 
such as the Atomic Cafe have located there. The 
residents fear that the area is becoming chic. The 
artist population in the area is approximately 1,000. 

Building 

-Built in 1916 as the Ben Hur Coffee and Spice 
Factory; it contains 5 stories and .a basement with 
9,000 square fee~/.floor. Structure is reinforced 
concrete frame with .masonry · irifill ·.arid is designed 
f or earthquake oading . There i s a fr e i ght e eva
tor. 

-The two bottom floors contain art related commercial 
tenants (art paper distributor and gal~ery). Upper 
three floors contain a total of 9 live/work spaces; 
All spaces have 12 foot-high ceilings and large 
industrial sash windows. Sizes of the spaces vary 
from 2,000 - 5,000 square feet, with new plumbing 
and electrical throughout. Artists rent raw shells 
and finish to suit themselves. 
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Occupancy 

Nine artists, some with families including children. 
Ages of the artists range from early 30's to mid-
40's. All are either painters or sculpt"ors. Tenants 
have a strong community spirit. 

Management 

The building is owned and managed by developers. 
Spaces rent for 10¢/square foot which is approxi
mately $200 per month for 2,000 square feet. Devel
opment costs were approximately $3,000, exclusive of 
building acquisition. Developers have no plans to 
sell the spaces to artists in the foreseeable future. 

800 Traction Street 
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ARTISTS' RESIDENCE 

147~ Market Street 
Los Angeles, CA 

General Description 

Located in a 2nd floor space, previously occupied by 
an exercise studio over existing stores. The build
ing is located on a main shopping street in the 
Inglewood area. Inglewood is one of the areas . that 
artists have recently moved to as an alternative to 
the traditional area of Venice which has gone the 
way of commercial development. Ironically one of 
the factors that has contributed. to the opening up 
of this area are new fire code restrictions which 
make it illegal for commercial users to occupy sec
ond floor spaces. These spaces make perfect artists' 
residences except for the fact that the zoning laws 
make such habitation illegal there. 

Site 

Low-density residential area located near L.A. 
County airport. Neighborhood is predominately mid
dle class and contains full range services including 
public t ~ansit and schools. 

There are a number of other artists in the area 
linked by a well developed communications system 
within the city-wide arts community, making it pos
sible for them to live in dispersed areas. 

Building 

-Building is 2 stories high with retail ·tenant on 
the ground floor. Structure is wood frame with 
stucco exterior. It was built in 1950. 

-Space measures a total of 8,000 square feet with 
2, 500 square· feet used for l-iving and 5, 500 square 
feet for storage and studio. " Living space has 9 
foot high ceilings and studio is 12 feet high with 
skylights. 

-Space was fully and carefully renovated in 1977, 
including new plumb.ing, electrical, and walls. 

Occupancy 

Couple in mid-30's who are painters and. have one 
child. Husband also uses studio space as workshop 
for fabricating multiples. 

Management 

Space rented on a 5 year lease for 9¢/square foot or 
$720/month. 
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ARTIST'S RESIDENCE 

212 Los Angeles Street 
Los Angeles, CA 

General Description 

This loft is representative of the state of artists' 
housing in downtown L.A. where, until recently ar
tists were willing to live surreptitiously in ex
change for good large spaces at a low price. This 
space which is enormous if compared to the generally 
accepted standard of 2,500 square feet for combined 
live/work space, is occupied by one artist and con
tains 15,000 square feet. 

Occupancy of this type of space was illegal prior 
to the passage of a "conditional use" ordinance re
qu1r1ng a .zoning variance for a non-conforming use 
and bringing the building up to regular code stand
ards for residential use. In September 1981, fur
ther revisions were made to the zoning ordinance 
which permitted mixed use (residential plus light 
industrial) "as of right." Alternate building and 
safety code requirements were approved in January 
1982 to facilitate the zoning revisions. Code 
revisions, for example, modified the requirements 
for sound insulation and parking. 

Legalizing artists' live/work spaces carries the 
threat of creating a "Soho syndrome'' where building 
values escalate, forcing artists to move out of 
the area. Land value in this area is estimated to 
be $150/square foot. 

Site 

A high-density manufacturing district close to down
town. With a.rtists moving into the area there has 
been a proliferation of art galleries. There are few 
public and convenience ·services available. 

Building 

-Built in 1912 and used for garment manufacture. The 
building is 5 stories high containing 15,000 feet/ 
floor with a freight elevator. Exterior brick walls 
and heavy timber wood construction. Structure does 
not meet earthquake loading requirements. 

-First 4 floors are used for light industry. Top 
floor is used as artist's live/work space. Average 
ceiling height of space is 14 feet. Contains sky
lights and windows on two ends. New electrical and 
plumbing installed in artist's space. 
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Because the building is so deep, interior areas 
tend to be dark. 

Occupancy 

Single artist, in early 30's. Large space allows him 
to have his own gallery area used for exhibiting and 
selling pieces. Has occupied space since 1978. 

Management 

Rents space at lOc/square foot or $1,500/month. 

212 Los Angeles Street 
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ARTISTS' COOP 

212 North Center Street 
Los Angeles, CA 

General Description 

This building is one of the first co-operatively 
owned artist residences in downtown L.A. There are 
few co-operatively owned artists' buildings in the 
area because there are relatively few manufacturing 
buildings available and until recently the risk of 
buying a building and using it illegally for l iving 
was too risky. Legalizing live/work spaces (see 212 
Los Angeles Street) will probably lead to increased 
artist ownership in the area as appropriate build
ings become available. 

Site 

Located in the same area as 800 Traction Street. 

Building 

-Built in 1917 as a warehouse, building contains 
140,000 square feet, in one story plus a 15 , 000 
square foot basement. Structure is brick bearing 
wall and heavy timber columns and beams. Building 
has been reinforced to comply with earthquake re
quirements. 

-Building contains cold storage and light manufac
turing and 12 artist live/work spaces varying in 
size from 2,000 - 4,000 square feet. Artists' 
spaces contain 12 foot high ceilings and windows 
on one wall. Light is not especially good but 
spaces are kept cool. Building renovation in 1980 
with all new electrical, plumbing and sprinkler 
systems. Artists have individually designed and 
built their pwn spaces. 

Occupancy 

Artist/owners include 2 photographers, 2 sculptors, 
a video artist, and: 7 painters who are all in 
their 30's. 

Management 

Building purchased by artists at auction for $625,000 
with $9,000 down. Development costs averaged $14/ 
square foot. Purchase price for 2,500 square feet 
was $68,000. Monthly costs are $435 for mortgage 
payment and $23 for maintenance costs. Rents 
from commercial tenants help to offset costs. 
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MINNEAPOLIS, ST. PAUL, MINNESOTA 

Number of visual artists in city: 

Approximately 2,000 

Areas where artists ' reside: 

Artists are most heavily concentrated in the North 
Loop Warehouse District of Minneapolis, the Lower
town warehouse district in St. Paul and Ellis Park 
and Whittier neighborhoods in Minneapolis. 

Forms of artists 1 housing: 

A substantial portion of the arts community live 
and work in single family and duplex housing scat
tered throughout the Twin Cities, although a grow
ing· number have started inhabiting warehouse spaces. 
Traditionally people here are rather individualistic 
and independent. Recycled storefronts have offered 
the pr'ivacy and neighborhood settings of the single
family home, while provi ding more adequately for 
t~e artists 1 space needs. 

General trends in artists 1 housing: 

Because of the difficulties involved in independently 
developing live/work space in commercial buildings, 
many artists continue to use inadequate spaces and 
facilities that exist within their apartments, duplex 
or single family homes to keep their space costs 
affordable and their focus on their work, instead of 
the focus on the development of space. 

While Minneapolis has been generally supportive of the 
conversion of. commercial buildings for live/work use, 
St. Paul has taken a position of benign neglect 
for numerous live/work units. 

Projects specifically developed as artists 1 housing: 

Numerous code- compliant live/work spaces have been 
developed in the North Loop, with most secured 
on long leases (up to 10 or 15 years). Efforts to 
secure and develop larger buildings capable of con
taining over 10 spaces have not succeeded, due pri
marily to financing considerations. 
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Projects specifically deve loped a s art i sts ' housing 
can't.: 

Artspace Projects Inc. has assisted in the development 
of approximately 35 live/work units, financially assist
ing 13 of these. Through referral services Artspace 
has placed over 350 artists in studio and live/work 
spaces. It has actively sought the conversion of ware
house buildings and one school for use as artists' 
housing. 

Artists' housing currently being developed: 

-Artspace is negotiating the co-partnering of a co-op 
live/work project in the Elliott Park neighborhood 
with another non-profit developer. Negotiations 
continue with three other building owners for 
possible artists' housing conversions. 

-The Lowertown Plan in St. Paul calls for code-compli
ant conversions for live/work use, but the more 
exciting mixed-use developments have received the 

_ actual attention of the Lowertown Redevelopment 
Corporation. The artists in Lowertown are more 
actively seeking security in these living situa
tions. Although a building has not been defined 
for actual conversion at this point, there is a 
likelihood one will be developed in the near future. 

Types of financial assistance for such projects: 

Artspace has made rehabilitation and energy conserva
tion grants available through the Minneapolis Community 
Development Block Grant Fund. But, given federal 
cutbacks, the ability to use these grants as leverage 
will be greatly limited. Most artists currently lease 
(long term) but many are seeking ownership (co-op,, 
condo, and private). Suitable buildings that can be 
acquired at a low cost are diminishing quickly. 

Artspace has recently established a low-cost revolving 
loan fund. The fund has been established with cash 
contributions f:rom· foundations, individuals and the 
value of materials contributed to particular projects. 
The repayme~t schedule has been incorporated within 
the monthly rent ~tructure based on the net rentable 
square footage within the space taken by the artist. 
It has been utilized first with a studio project 
with 18 units, but . because of its revolving nature 
will be used as leverage . in the development of 
additional studio and live/work units previously not 
possible due to the difficulty in obtaining financing. 
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Types of programs and incentives which provide for 
the creation of artists' housing : 

Zoning is not a severe handicap in the Twin Cities 
for the conversion of anything other than industrial 
buildings. Building codes require minimum housing 
standards and do not allow tenement development 
(shared ·kitchen and bathroom facilities). 

The plans for the North Loop/Warehouse District 
prepared by the City Planning Department and the 
plans for Lowertown prepared by the Lowertown 
Redevelopment Corporation both call for inclusion 
of artist housing. 

Organizations involved in artists' housing issues: 

Artspace Projects Inc. (formerly Artspace Reuse 
Project) is the only service organization in the 
Twin Cities which is set up to assist the arts 
community with its space needs. The Warehouse 
Alliance is a community organization formed to pre
serve and enhance the use of downtown warehouse 
buildings for use by artists, wholesalers, and 
manufacturers. 

Main issues or problem areas regarding artists' 
housing: 

Financing for acquisition and development costs con
tinues to be a major deterrent in the development of 
code-compliant space that can be secured on a long 
term basis. 

Primary information source: 

Cheryl Kartes, Executive Director 
Artspace Projects, Inc. 
400 First Avenue North, Suite 203 
Minneapolis, Minn. 55401 
(612) 339-4372 
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ARTISTS' RESIDENCE 

126 North 3rd Street 
Minneapolis, Minn. 

General Description 

The top floor of this building occupied primarily by 
commercial users in the warehouse district in down
town Minneapolis has been converted into artist 
live/work space. Like many of the artists' residen
ces in the city, rehabilitation "seed'' money and 
development sponsorship was provided by the Artspace 
Reuse Project.l Zoning laws in this city permit 
residential uses in all but heavy manufacturing 
districts. Live/work space in the warehouse district 
is considered "as of right"; but, is prohibited from 
the ground floor for 50 feet from a storefront, an 
area limited to commercial activity. The building 
has been sold since the artists moved in and the new 
owners have started making improvements to attract 
higher rent commercial users. 

Site 

Located in a high-density warehouse district (North 
Loop), close to the downtown center of Minneapolis. 
Convenience shopping and public transportation are 
available in the area. 

Building 

-A 5 story manufacturing building built about 1880, 
containing 10,000 square feet/floor. Has elevator 
and sprinkler system. 

85% of the building is used for non-related 
commercial. Top floor is occupied by three artists 
who share central storage. 

-Structural system is exterior brick bearing wall and 
heavy timber · column and beams. 

-Artists' spaces average 2,000 square feet each with 
10 foot high ceilings and skylights. Improvements 
to bring up to code standards include plumbing, 
electrical, fire rated corridor. 

Occupancy 

Three artists in their late 20's. 

Management 

Space is rented at $1.20/square foot/year with a 5 
year lease and an option to renew. One artist paid 
a small fixture fee for work completed by the pre
vious occupant. Rehabilitation costs were $6-7,000 
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with ARP providing a $760 grant to cover electrical 
materials. 

1The Artspace Reuse Project was incorporated in 1978 
"to develop and implement alternative development 
strategies to create affordable space for artists" 
in Minneapolis and St. Paul. ARP has leased and 
managed 22,000 ft. of warehouse space for 26 sub
tenants, obtained grants to complete building code 
improvements, and has organized a tenant association. 

126 North 3rd St. 



ARTISTS' BUILDING 

120 North 4th Street 
Minneapolis, Minn. 

General Description 

This was the first project in Minneapolis to be 
developed incorporating artists' live/work spaces. 
In 1976, the building's developer, an artist looking 
for work space for his own use, negotiated a net 
net lease on the two adjacent buildings. Purchase 
of the property was not possible because real-estate 
values in the area are very high. He subdivided two 
buildings into rentable areas and secured artist and 
commercial tenants to .whom he sublet spaces. Com
mercial tenants initially included architects, an 
interior designer, an art gallery, and an existing 
wholesale florist. The ground floor artists' live/ 
work spaces have since been converted to commercial 
use including a cafe and gallery. One of the tenants 
includes a lighting and set designer who has built 
a theater in his space which he rents out. The long
term net net lease arrangement assures long-term 
occupancy. 

Site 

Located in high-density warehousing district (North 
Loop) close to downtown center on Minneapolis. Con
venience shopping and public transportation is avail
able in the area. 

Building 

-Two adjacent, 2 story manufacturing buildings 
built about 1880, containing a total of 11,200 
square feet/floor combined. 

-The ground floor contains two art galleries, a pic
ture framing shop, architect's offices and a cafe. 
Second floor contains three artists' live/work 
spaces. The space occupied by the painter is 3,000 
square feet; the sculptor and multimedia artist 
have 2,400; and the theater lighting/set designer 
has 3,200 square feet of which 1,700 square feet is 
used as a rental theater. The ceiling height in 
these spaces is 15 feet. 

-The structural system is exterior brick bearing wall 
and heavy timber columns and beams. 

-Building improvements include new plumbing, electri
cal, insulation, storm windows, and fire egress 
stair. The building complies with building code 
requirements. 
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Occupancy 

Live/work spaces are occupied by three artists in 
mid-30's, one of whom has a child. 

Management 

Live/work spaces rent for $2.50/square feet/year and 
commercial spaces rent for $4.00-5.00/square feet/ 
year. Rents include cost of heat. 

The renovation costs for bringing the building up to 
code standards was $10,000. Individual improvements 
to live/work spaces ranged from $2,500 to 3,500 each, 
with the occupants doing their own work. Building 
owner covered the cost of upgrad~ng the boiler. 

120 North 4th Street 
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ARTISTS' RESIDENCE 

117 North Washington Street 
Minneapolis, Minn. 

General Description 

These are the first units that Artspace Reuse Project 
created from scratch. In 1980, ARP negotiated the 
terms of the lease, convinced the building depart
ment to approve live/work use, secured tenants, and 
provided a $2,000 grant for each floor for code 
improvements. 

Site 

North Loop, warehouse district (see 126 3rd Street) 

Building 

-A 3 story manufacturing building, built about 1890 
with 2,500 square feet/floor. 

-Structure is brick bearing wall and wood beams. 
-First floor occupied by a massage parlour, 2nd 

and 3rd floors by painters. Ceiling heights are 
12 feet. 

-Building improvements include new plumbing, elec
trical,--partitions, and new egress stair. 

Occupancy 

Painters and printmakers in mid-20's and 30's. 

Management 

Each space rents for $350/month including ·heat. El
ectricity is extra. Lease is for 3 years with two 
successive 3 year options at a specified rent. The 
$2,000 for building improvements was provided by ARP. 
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ARTISTS' RESIDENCE 

212 North 2nd Street 
Minneapolis, Minn. 

General Description 

With the help of the Artspace Reuse Project, the 
painter who . occupies one space in the . building was 
able to acquire a lease, get an approved building 
department plan, complete the necessary improvements 
and occupy the space all within two months. 

Site 

North Loop, warehouse district (see 126 3rd Street). 

Building 

-A 4 story manufacturing building built in 1905, 
containing 7,200 square feet/floor. Has freight 
_elevator. 

-Structure is brick bearing wall and wood beams. 
-First 3 floors contain commercial uses. Fourth 
floor contains 3 artists's live/work spaces. Paint
er's space is 1,700 square feet with an 18 foot 
high ceiling. 

-Improvements to the space include new windows, elec
trical, plumbing, and bathroom vent, sleeping loft, 
walls and sprinkler systems. 

Occupancy 

Painter in mid 20's, furniture maker, and filmmaker. 

Management 

Painter's space rents f or $200/month with a 5 year 
l ease and an option to renew for another 5. 
Cost of improvements to space was $6,000 with $2,000 
paid by ARP for windows, electrical, and plumbing. 
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COLDSIDE ARTISTS' HOUSING 

110 West 3rd Street 
Minneapolis, Minn. 

General Description 

The owners of a tee-shirt silkscreening company 
bought this building in 1978 for $50,000, at a time 
when the warehouse district had not yet been dis
covered. Originally they bought the building only 
to house their business, but quickly realized that 
there was a need for artist studios and decided to 
convert the upper floors to live/work spaces. 

Site 

Warehouse district (see 123 North 3rd Street), North 
Loop. 

Building 

-A 5 story manufacturing building built about 1900, 
containing 2,500 square feet/floor. 

-Structure is exterior brick bearing walls with steel 
columns and beams. Contains a freight elevator. 

-First floor contains a silkscreening facility. 
Upper 4 floors contain a total of 5 live/work spaces 
with ceiling heights of 14 feet. 

-Improvements to building include new fire hall and 
egress stair, fireproofing of steel structure, new 
sprinkler heads, elevator motor, roof, electrical, 
and plumbing. The cost of these items was approxi
mately $60,000 with much of the labor supplied by 
one of the developers in the form of "sweat equity." 
Interior partitions, bathrooms, and kitchen fix
tures are built by the individual tenants. The own
ers provide for a pay-back at the end of a tenants 
lease for certain improvements. The building con
forms to building code standards. 

Occupancy 

All occupants are in . their 30's and include a sculp
tor, photographers, a dancer, and filmmaker. 

Management 

-A 2,500 square foot unit (whole floor) rents for 
$410/month including heat, with a 5 year lease. 

-The building was purchased with a "contract for deed" 
which is a mortgage taken back by the previous owner. 
Development costs for construction are estimated 
to have been $60,000. 

-The building presently loses $500/month, which raises 
some questions concerning the economic viability of 
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developing housing for artists while maintaining 
low rents, even when the costs of construction are 
low. 

Coldside Artists' 
Housing 
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ARTISTS' RESIDENCE 

300 4th Street East 
St. Paul, Minn. 

General Description 

This building was recently sold to developers who 
want to convert it into condominiums. The previous 
owner still leases the building and therefore retains 
the artist-tenants living there. 
The artists who have occupied this building since 
1975 were reluctant to purchase the building them
selves because of foundation problems which would be 
expensive to remedy. 
St. Paul takes a very lax approach toward enforce
ment of building code requirements and therefore 
artists have been living in the Lowertown area for 
over 7 years without being disturbed. 
The Lowertown area Redevelopment Corporation has 
plans for incorporating artists housing in an Arts 
C,omplex as part of an in-town community in converted 
Lowertown warehouse buildings. 

Site 

A high density commercial district in the Lowertown 
area that originally contained heavy industry. Re
cently new high-rise residential buildings have been 
built in the area, increasing property values. Food 
stores and transportation available in the area. 
Most other services are within 5 minutes by car. 

Building 

-A 7 story manufacturing building constructed in 
1902, containing 10,000 square feet/floor. Has 
freight elevator and sprinkler system. 

-Structure is brick bearing wall and heavy - timber 
post and beams. 

-First 3 floors and basement 
light manufacturing spaces. 
spaces average 1,500 square 
foot high ceilings .. 

contain non-related 
Artists' live/work 

feet and have 12-14 

-The only improvements in the building 
of the fire escapes and stairs. 

are repairs 

Occupancy 

Assorted visual artists. 

Management 

-A 3,200 square foot space rents for $240/month in
cluding heat, but not electricity. There are no 
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leases. 
-Artists remain in the building because of the "good 
will" of the previous owner who now leases the 
building, although they are in a precarious situa
tion. 

300 4th Street East 
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CHICAGO, ILLINOIS 

Number of visual artists in city: 

Approximately 5,000, including students. 

Areas where ·artists reside: 

Artists in Chicago are scattered throughout the 
city with a concentration of artists in: 

-Lincoln Park/Sheffield area 
-Pilsen-blue collar 
-Rogers Park - furthest from downtown 
-New Town 
-Hyde Park 
-Haymarket - light manufacturing lofts. City's 

produce market 
-Dearborn Street (Printers Row) - exp.ensive lofts, 
artist-owned loft areas 

-Hubbard Street - most artists live illegally in 
inexpensive space. Inhabited by younger artists 

' ' 

Forms of artists' housing: 

The predominant forms are single family houses and 
large apartments, two family houses, ("two flats"), 
and storefronts. 

Most artists in Chicago live and work in separate 
quarters. 

General trends in artists' housing: 

Artists are moving to downtown industrial areas 
where they can have combined live/work spaces at 
affordable rents. 

Projects specifically developed as artists' housing: 

All of the following projects have been privately 
developed. 

-Pilsen Artists housing 
-Dearborn Street (Printers Row) - originally intended 
for artists but has evolved into high cost co-op 
apartments. 

-Tree Studios - built in late 19th century specifically 
for artists. Still inhabited by artists. 
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Artists' housing currently being developed: 

None 

Types of programs and incentives which provide 
for creation of artists' housing: 

None 

Organizations involved in artists' housing issues: 

1. Public Agencies: 

-Chicago Council on Fine Arts 
Dennis Banning 
(312) 744-6630 

-City of Chicago 
Commission on Chicago Historical and Architectural 
Landmarks 
Joan C. Pomeranc 
(312) 744-3200 ...... 

2. Private Groups: 

-Chicago Artists Coalition 
Arlene Roconcay, Executive Director 
(312) 670-2060 

-Creative Artists Resources 
Maryline Crank, Executive Director 
(312) 670-2229 

Main issues or problem areas regarding artists' 
housing: 

Property speculation has led to increased rents for 
spaces. This .situation is prevalent in the Hubbard 
Street Area and Dearborn Street area. 

There is no special zoning for live/work situations 
in Chicago. Zoning and building laws allow for 
artists to live and work in timber constructed build
ings which are sprinklered and not over 8 stories 
high. City officials tend to overlook artists live/ 
work situations which do not conform to the regular 
building code, at least for the present time. 

Primary information source: 

Arlene Roconcay, Executive Director 
Chicago Artists Coalition 
5 West Grand Avenue 
Chicago, Illinois 60610 
(312) 670-2060 59 



ARTISTS' RESIDENCE 

1312 West North Avenue 
Chicago, Ill. 

General Description 

A sculptor has created a combined living/working 
space in a converted police station. The bu-ilding 
has high ceilings with an attached garage which has 
been converted into a studio. There is a yard used 
for storing materials, making it an ideal space for 
use by a sculptor. 

Site 

Located in a medium density, heavy industrial area 
near the center of Chicago. The present building 
use does not conform to zoning for the area. There 
are no neighborhood amenities in the area except for 
public transportation. Shopping is located 1 mile 
away. 

Building 

-A 2 story, circa 1890's building containing approx
imately 5,000 square feet. The living space located 
on the first floor is 1,300 square feet with a 14 
foot high ceiling. The sculptor's studio is a 900 
square feet attached garage with a 17 foot high 
ceiling. Part of the second floor is rented to a 
printmaker, the rest of the floor is used as a 
studio. 

-The structure is brick bearing wall with wood beams. 
-The building was fully renovated in 1976, including 

new plumbing, electrical, and heating. Work was 
done by the owner. 

Occupancy 

Sculptor in mid-30's with family including a child. 

Management 

Building purchased by artist in 1976 for $42,000. 
Renovation costs were $26,000. Part of the 2nd floor 
is ' rented to help offset the costs. 
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ARTIST'S RESIDENCE 

555 West Adams Street 
Chicago, Ill. 

General Description 

This residence is located in the Hubbard Street area, 
which is a downtown warehousing and manufacturing 
district where artists have recently started to 
locate because of the large spaces and affordable 
rents. Although the artists' occupancy of these 
buildings is not officially sanctioned, city offi
cials tend to overlook their presence. 

Site 

A high-density manufacturing district in the center 
of Chicago located near the University of Illinois 
Circle Campus. The area has no neighborhood ser
vices except for public transportation. 

Building 

-A 7 story loft building built in 1923 containing 
15,000 square feet/floor. Artists' live/work space 
occupies 1/2 of the top floor. The remainder of 
the building is used for warehousing. 

-The structural system is exterior brick bearing 
walls with heavy timber columns and beams. 

-Artists' live/work space contains 7,000 square 
feet with 16 foot ceilings and skylights. 

-Renovation work included a new kitchen, bathroom, 
some partitions, and new electrical work. Living 
space is separated from the studio space by a par
tition. 

Occupancy 

A sculptor and a photographer. 

Management 

Rented at $700/month.with no lease. 
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eluded new plumbing, electrical, heating, fire 
protection, egress stairs, and partitions. Units 
were originally sold 11 raw11 with individual tenants 
designing and building their own spaces. With the 
change in occupancy to conventional residential use, 
the developers began selling ful·ly finished spaces. 
A total of 50% of the units have been finished by 
the developer. 

-A zoning variance in the Building Use Code was re
quired to change the use from industrial to resi
dential/c~mmercial. 

-The Building consists of 108 units (12 in the ad
dition and 96 in the original building) which range 
in area from 900 to 3,000 square feet with ceiling 
heights averaging 12 feet. Seventy-five % of the 
units are straight residential, 20% are combined 
studio/living spaces .• and 5% are strictly studio 
space. 

~rt is proposed that the ground floor be converted 
to commercial use. 

Occupancy 

Seventy-five % of the residents are non-artists. 
There are 32 artists. 

Management 

-The majority of the units are tenant-owned under a 
condominium plan; 5% are rentals. 

-Originally the units sold for $4/square foot; but 
in a two-year period the cost has increased to 
$40/square foot. 

The purchase price of the building was $100,000 in 
1976. Development costs were $2.4 million with 10% 
of the cost as equity of the developers. 

The building is managed by a condominium association. 

727 Dearborn Street 
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PILSEN ARTISTS' COMPLEX 

725 West 18th Street 
Chicago, Ill. 

General Description 

With the exception of the Piano Craft Guild in Bos
ton, Pilsen is the largest, privately developed 
artists' housing project surveyed. One difference 
between the two developments is that Pilsen is an 
agglomeration of 45 different buildings located 
within a 5 block radius and the Piano Craft Guild 
is contained within one building. It was started in 
1961 by an enterprising engineer ~ith his wife, and 
has grown through accretion. The effort was started 
with the acquisition of a row of storefronts that 
were planned for occupancy by students from the 
University of Illinois, but before long the area was 
discovered by artists who found it afforded good 
space at a ~w price. The developers realized that 
artists make good tenants because their tenancy is 
more stable than that of students and the buildings 
would not require the same degree of finish as con
ventional housing. Because the project is located 
in what was originally a run-down area, the first 
buildings were purchased for approximately $2,000 
each, at a time when mortgage rates were low. Sub
sequent buildings were acquired and rehabilitated 
through remortgaging existing properties. Rehabili
tation costs were kept low by having the developer 
acting as contractor and by recycling materials and 
utilizing innovative, cost-saving construction de
tails, such as running ducts and electrical conduit 
outside of the existing walls. 

Site 

Located in the Pilsen East area which is medium den
sity; it consists of mixed residential and light in
dustrial uses. The area was, until recently, run
down and had low property values. This trend has now 
been reversed, partly as a result of the development 
of this project. The development covers approximately 
5 square blocks, with'some newly acquired buildings 
located a few blocks from the center. 

Building 

-The project consists of 45 buildings, including 2 and 
3 story single family detached residences, garden 
apartments, storefronts, and 5 story manufacturing 
buildings. They contain between 2 and 17 units each. 
The design of the project is carefully and consist
ently worked out, using the services of an architect 
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who worked along with the developer/owner. In spite 
of the scale and diversity of building types, the 
project has a planning and design consistency. 

-Most of the structures are brick bearing wall with 
wood beam. The remainder are wood frame. 

-Live/work spaces range in size from 600 to 3,000 
square feet and include complete bathrooms and 
kitchens. All of the buildings were fully reno
vated in order to comply with the building code at 
a cost averaging $10/square foot. Improvements 
include new plumbing, electrical, ventilation, par
titions, fire egress, heating systems, and connec
tive bridges between buildings. Minor modifications 
such as construction of walls and sleeping lofts 
can be done at individual tenant's discretion. Ex
terior landscaping is provided for in numerous 
courts and backyards. Wherever.possible structure 
is left exposed. · 

-An example of a typical building is a 2 story brick 
residence built in 1882 which has been converted 
into 2 residential units. The lower unit which is 
1,800 square feet has a work space in the basement 
and living on the ground floor. The upper unit has 
1,230 square feet with a combined living and working 
unit on the second floor and a sleeping/storage 
loft in what was originally an attic. 

-All buildings comply with the building code require
ments and the zoning ordinance. 

-Some units are used only as studio space. 

Occupancy 

Total of 225 occupants: 70% are in their 30's; 5 are 
students in their early 20's, and the remainder are 
older. 
Artist types include painters, sculptors, ceramicists, 
architects, and video and craftspeople. 

Management 

All units are rented at between $150 and 450/month 
with leases of varying length. 
The project is managed by the developer/owners, who 
carefully screen incoming tenants. Prospective ten
ants usually come through referrals and there is a 
waiting list. 

Pilsen Artists' 
Complex 
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ARTIST'S RESIDENCE 

2647 West Orchard Street 
Chicago, Ill. 

General Description 

Since store fronts and private houses in residential 
sections of Chicago are plentiful and often _reason
ably priced, artists have preferred to move into 
these structures rather than to look for space in 
former manufacturing buildings. This live/work ar
rangement incorporates the living area in the house 
and the work space in a converted store front. The 
artist who lives and works at 2647 West Orchard could 
not afford to buy and renovate a loft space in a 
downtown manufacturing building and so she decided 
to buy property with which she could offset her own 
expenses out of the one-family residence. 

Site 

Located in Lincoln Park near Old Town, the Greenwich 
Village of Chicago. This area is low den~ity and 
residential with a full range of neighborhood ser
vices. 

Building 

. 
-A three story private residence built in the 1920's 

and converted into to separate duplex apartments in 
197] . The artist lives in the upper duplex in 
which the attic space was opened up t o t he floor 
bel ow . A s l eep ing l oft is l ocated i n the original 
attic area . The size of a typical floor is 900 
square feet and the store front is 1,000 square feet. 

-The structure is wood frame with a brick exterior. 
The reside~tial building is entirely renovated. 

Oc cupancy 
; . ,, .. 

Painter in her early 30's. Rental units are occupied 
by non-art related tenants. 

Manag~ment 

The artist purchased the property in 1977 for $62,000 
and spent $40,000 on the renovation. 

67 



ARTIST'S RESIDENCE 

4912 North Paulina Street 
Chicago, Ill. 

General Description 

Like many artists in Chicago, this sculptor lives in 
a private residenc.e in one of the outlying residen
tial areas of Chicago. His work space is separately 
located in a detached barn. 

Site 

It is a low density, middle class residential neigh
borhood on the out.skirts of Chicago. The area has 
full range of neighborhood services. 

Building 

A single family residence built in 1900 on a 1/2 acre 
16t with a detached studio. The residence is 2,300 
square feet on each of two floors with part of the 
second floor used as a gallery. The 1,000 square 
feet studio space is located in a barn, which was 
renovated in 1974. 

Occupancy 

A sculptor in his mid-30's and family which includes 
2 children. 

Managaement 

Individual ownership using conventional financing. 
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BOSTON, MASSACHUSETTS 

Number of visual artists in city: 

6-7,000 in greater Boston area 

Areas where artists reside: 

-Fort Point Channel - loft & warehouse (light indus
trial) 

-Leather District - relatively few artists. Loft & 
warehouse (light industrial) 

-South End - Growing number of artists. Light indus-
trial & residential 

-Sommerville - light industrial & residential 
-Fenway - light industrial & residential 
-Cambridge - residential 
-Lynne - new area for artists 

Remainder of artists are scattered throughout Boston 
area 

Forms of artists' housing: 

Most visual artists work out of private homes and 
apartments. Many artists work in industrial spaces 
and live in them illegally. Others live and work in 
separate spaces. Smallest number live and work 
legally in combined spaces. Examples are Fenway 
and Piano Craft. 

General trends in artists' housing: 

Very little going on in terms of artists acquiring 
their own spaces, due to market pressures and high 
cost of financing. What activity there is involves 
upgrading of ·commercial industrial spaces into co-op 
housing which has the effect of excluding artists. 
Major trend is for artists to move to outlying areas 
such as Lynne which has many low-cost industrial 
areas. There is a recent push in the Fort Point 
community creating live/work space in industrial 
buildings. 

Projects specifically developed as artists' housing: 

Piano Craft, Fenway Artists' Studios, 86 South Street, 
and a converted synagogue in Cambridge. 
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Artists' housing currently being developed: 

-Bowditch School in Jamaica Plains, consisting of 16 
units~ Joint venture between the Artists Foundation 
and the architect Graham Gund. 

-School in Chicopee, a suburb of Springfield, consist
ing o~ 8 units. 

-Telephone building in East Boston consisting of 7 
units, privately owned. 

-Small historic building in Chelsea consisting of 6 
units with rental space on ground floor, privately 
owned. 

Types of financial assistance for such projects: 

Most recent projects done by private developers with 
technical assistance from the Artists Foundation. 

Buildings in East Boston and Chelsea will be handled 
as "turn-key" projects and will have a financing 
plan where. present owners will keep buildings and 
be responsible for construction financing. Artists 
have option to buy building after six years at a 
predetermined price. During the 6-year period 
a~tists will have a net, net, net least. The advan
tage to the owner is that he gets sales price of 
profit built in and has a tax advantage for 6 years. 
Projects in East Boston and Chelsea will have a sale 
price of $43,600. Maintenance will be $450 per 
month. Advantage to artist is that they will have 
construction financing covered, which is the biggest 
problem for artists because they don't have assets. 
Artists will also invest "sweat equity" by doing some 
of the construction. 

Tax laws written only for commercial use, not residen
tial. But since artists use space for work it quali
fies for co~ercial ~se. This arrangement will not 
work for straight living use. 

Types of programs and incentives which provide for 
creation of artists~ housing: 

-A grant program consisting of $1,500 for each 
artist will allow artists to buy units with minimum 
amount of money as a down payment. Artists Founda
tion will give buyer $1,500 as a second mortgage. 
This mortgage will accrue interest which will go 
back into fund to be used for other projects. 

-Boston allows artists' housing by means of "spot 
zoning". For example, in the Fort Point Channel 
area which is zoned industrial/commercial, a group 
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of artists can go before the Board of Standards 
and Appeals and ask for a variance. Often a zon
ing variance is given conditionally, as long as 
it remains artists' housing. In most cases the 
only time a variance is sought is. when there is 
bank financing which requires the project to be 
made ~egal. 

-Buildings codes are interpreted on a discretionary 
basis by individual inspectors. There is no for
mal amendment to the building code for artists' 
housing. 

-There has been no formal effort to change zoning 
and building laws because it is feared that artists 
who are living illegally would be jeopardized. 

Organizations involved in artists' housing issues: 

1. Private groups: 

-The Artists Foundation 
Dan Corrigan 
(617) 482-8100 

-The Boston Visual Artists Union 
Shirley Levi 
(617) 227-3076 

-The Fort Point Channel Artists Association 
Marianne Pineda 
(617) 267-8458 

2. Public agencies: 

-Community Services Administration 
Netta Davis 
(617) 725-3911 

-The Mayor's Office of Housing 
(617) 725-4000 

-The Boston Redevelopment Authority 
(617) 7~2-4300 

Main issues or problem areas regarding artists housing: 

-Main problem is av~ilability of money which would 
enable artists to buy their own spaces. 

-Secondary problem is land speculation in areas such 
as Fort Point Channel where large developers are 
buying up properties that are and could be inhabited 
by artists. 
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Primary Information Source: 

Daniel C. Corrigan, Executive Director 
The Artists Foundation, Inc. 
100 Boylston Street 
Boston, Massachusetts 02116 
(617) 482-8100 
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PIANO CRAFT GUILD 

791 Tremont Street 
Boston, Mass. 

General Description 

'~iano Craft duild, located in the old Chickering 
piano factory in Boston's South End, is an example 
of a private, for-profit venture to subsidize hous
ing for artists. The historic building was bought 
by an architect, Simeon Bruner'· and a city planner, 
Robert Gelardin, when the now-desirable neighborhood 
was in economic and physical ruin. Gonvinced that 
the would not be able to obtain conventional financ
ing, the developers sought and acquired a mortgage 
from the Massachusetts Housing Finance Agency (MHFA), 
which also provides rent subsidies. As part of the 
package, MHFA required that units be distributed 
among occupants with different income levels: 25% 
were to be for low-income tenants, 50% for moderate
lncome tenants, and the remaining 25% were to be 
leased at market rates. 

"The large building was well suited to use by artists, 
with high ceilings, large windows and doors, load
bearing floors, freight elevators, and heavy-duty 
electrical service. During rehabilitation, some 
large spaces and storage were retained, and a gallery 
area was created, although the majority of the 
residential spaces are relatively small. Moreover, 
the approach to rehabilitation was similar to that of 
HUD's Section 8 program, which meant that a sizable 
proportion of construction money went into kitchens 
and baths. The ultrafinishing and above average size 
of these facilities were inappropriate for artists, 
who generally prefer to finish space according to 
their own needs and to keep construction cost, and 
therefore rents, to a minimum. 

"Although occupancy of Piano Craft's 174 units has 
been high since it opened, both management and artists 
have had their problems. Despite a low-interest 
mortgage, the project has verged on bankruptcy for 
several years. Tenants are so highly restricted 
as to the nature of decoration and alteration permit
ted that many artists have expressed unwillingness to 
live in the building. They complain that management 
policies and the ownership structure in general make 
them acutely aware that, although the building is 
especially for artists, it is far from their own."1 

"Yet other tenants enjoy the proximity of other 
artists, the exhibition, performance and open spaces 
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and the physical amenities, and believe their work 
has benefited from the space. 11 2 

Site 

Located in the South End of Boston, a medium-density, 
low-income neighborhood which is primarily residen
tial .with some light manufacturing and commercial 
concerns. Neighborhood services are not readily 
available. Since completion of The Piano Craft 
Guild, the neighborhood has become revitalized, with 
the usual accompanying gentrification. 

Building 

-Built in 1853 as a factory, this building has 5 
stories plus a basement and is built around a huge 
courtyard space. 

-The structure has exterior bearing walls and heavy 
timber posts and beams. There are a number of 
freight elevators, and windows are large. 

-The building was totally renovated by architects 
·Gelardin/Bruner/Cott, Inc. at an average cost of 
$10.50/square foot in 1973. The design approach was 
to take advantage of the post-and-beam construction 
to provide large spaces with minimal walls. Move
able closets were supplied for flexible use of the 
units, and mechanical cores at one end provided 
maximum open space; brick walls, conduits, anq pipes 
were exposed. 

-The project contains 174 diversely designed live/work 
spaces, ranging in size from 450 to 2,000 square feet 
with 9~ foot ceilings in most of the spaces and 16 
foot high ceilings in the top floor duplex units. 
In addition, there are 30 commercial spaces located 
in a separate building which are used for art-related 
activities including woodworking shops, supplementary 
studios, and a theater. 

-Shared areas are clustered around the entry to rein
force the social life in the building; entry is 
adjacent to a gallery, mailroom, laundry and commun
ity meeting room. 

Occupancy 

A full range of artist types is represented by the 
approximately 250 occupants, with 15% of the families 
including children. The majority of the occupants are 
between 25 and 35 years old. In order to meet require
ments for income levels set by the financing agency, 
there was originally a mix of artists and non-artists. 
The population is currently almost totally composed 
of artists. 

Piano Craft Guild 
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Management 

The building is managed by Sharline Management, a 
division of Gelardin/Bruner/Cott, Inc. 

Typical rents are $276 for a 750 square feet unit 
and $300 for a 1,100 square feet unit. A 1,400 
square feet commercial workshop space rents for about 
$100/month. Leases are for 1 year. 

To be admitted into the Piano Craft Guild, an artist 
must provide 3 recommendations and a certificate of 
income which must be resubmitted yearly during ten
ancy. The waiting period for applicants runs from 
6 months to 2 years. 

The management requires that tenants can make few 
alterations toward personalizing or customizing liv
ing spaces. This is due to the owners' concern with 
re-renting space upon vacancy. 

1
Design Arts 2: Places and Spaces for the Arts, Vol 
2, Fall 1981. "Helping the Artist to Live and Work 
in the City: The Evolution of a New Strategy" by 
Jane Robbins, pp. '43-50. 

2Artist's Space: A Study of the Development of 
Artist's Living and Working Space in Boston, The 
Artists Foundation, Inc., 1981, p. 13. 

Piano Craft 
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FENWAY STUDIOS 

30 Ipswich Street 
Boston, Mass. 

General Description 

Fenway Studios is unique in that it is not a building 
conversion but was built specifically for use by 
artists. It was built in 1905 through the efforts 
of Evan Jordan, a philanthropist interested in the 
arts and in providing artists with low-rent spaces 
in which to work. Jordan set up a trust fund to 
finance the building where many well-known artists, 
including John Singer Sargent, Augustus John, and 
Gyorgy Kepes, have had studios. ·The organization of 
studios within the building, the dimensions of in
dividual studios, their orientation with respect to 
natural light make Fenway an excellent model for 
artists' housing to be built in the future. 

The Fenway Studios Trust owned and managed the build
ing up until 1978 when mismanagement and delinquen
cies in paying back taxes forced it to put the build
ing up for sale. In order to save it, the artist 
inhabitants, with the help of outside investors, 
bought the building along with the tax liens on it. 
They then got a law passed by the State Legislature 
to allow them to sell tax-exempt bonds. The plan 
was that the bonds would pay off back taxes and 
finance a badly needed renovation. Because they were 
tax exempt, the bonds would sell at a low interest 
rate permitting the owner-artists to pay off the 
mortgage with low carrying.charges. In 1979 the 
building was placed on the National Register of His
toric Places which made it eligible for a $60,000 
matching grant from the Massachusetts Historical Com
mission if work started immediately. Unfortunately, 
the low-interest bonds went on the market at a time 
of high inflation and investors did not show enough 
interest. Conventional banks were also not inter
ested in giving a mortgage on the property because 
they consider artists with their erratic incomes a 
poor investment. So.in a last ditch effort, the 
Fenway residents approached the National Consumer 
Bank which recently agreed to provide permanent fin
ancing for the building. 

Site 

Located on the edge of Boston's Back Bay near Fenway 
Park in a medium-density, residential neighborhood 
containing apartment buildings and all convenience 
services. The building originally faced railroad 
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tracks which today have been removed and replaced 
by the Massachusetts Turnpike. This allows the 
northern orientation of the building's studios to be 
uninterrupted by buildings. The location is ideal 
for artists because it is accessible to both Boston 
and Cambridge. 

Building 

-The building, designed by architects Parker & 
Thomas, has a flat facade and large windows giving 
the appearance of a factory. There are four stories 
each with eleven studios. They are all double 
height and face north. The organization of the 
studios is along a linear circulation spine forming 
co~ridors which run along the back of the building 
only on every second level. Entrances from the cor
ridor are on the balcony level of the studio with a 
staircase leading down into the main studio space. 
The lower level goes through to the back of the 
building under the gallery and corridor g1v1ng 
artists the possibility of working with a variety 
o'f light situations. The north wall of each studio 
is almost entirely glass. The design of Fenway us 
based on a typical Paris artists' block and is also 
reminiscent of the Unite apartments designed by Le 
Corbusier. 

-There are a total of 46 studios, one half of which 
are used as live/work spaces and the other half as 
strictly work spaces. Sizes of studios range 
from 600 to 1,200 square feet with ceiling heights 
of 16 feet. Although shared bath facilities are 
still in use on each floor, live/work units have 
been modified to contain small bathrooms and kitchen
ettes. Commercial spaces in the basement are rented 
out. 

-The structural system is brick piers on the north, 
brick bearing wall on the south, and a line of col
umns through the middle of the building with wood 
floor joists and beams. Thereis a passenger elev
ator. 

-Individual units have undergone minor renovation but 
overall the building is in need of extensive work, 
particularly with regard to mechanical systems and 
structural repairs: 
The roof parapet wall on the east and west ends of 
the building was built to a height of 8 feet to 
make it possible to have nude models in outdoor 
light without being observed by neighbors. 
The building is legally zoned for artists' live/work 
space, which in Boston entails the certification of 
each artist by the city on a building by building 
basis. 

Fenway Studios 
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Occupancy 

Occupants are primarily painters and sculptors -
with· one-third uner 30, one-third between 30 and 60, 
and one-third over 60 years old. 

Management 

-Building is cooperatively owned and managed by the 
residents. 

-Units were sold for $16,000 to 20,000 with 20% re
quired as a down payment• 

-Maintenance costs, including mortgage. costs, average 
$460/month. . 

-The building is owned by a combination of a limited 
partnership (outside investors) and a general part
nership (the artist/occupants), ·who acted as devel
opers. · The general partnership is the Artists for 
the Preservation of Fenway Studios. 

-There is a long waiting list for space in the 
building. 

Fenway Studios 
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86 SOUTH STREET 

Boston, Mass. 

General Description 

"In the spring of 1979, the three year conditional 
use permit allowing artists to live and work in 86 
South Street was about to expire. The building own
er, who ran a hardware store on the ground floor, was 
thinking of selling. Property values in the historic 
Leather District were rising, and his· brick building 
there had a tax obligation and need for improvements 
that he could not meet. 

At the same time, the Boston Artists Foundation was 
looking for a building to buy as the pilot project 
of its Art Space development program. After an 
exhaustive survey and comparison of buildings on the 
market, the Foundation identified 86 South Street 
as being almost ideal for its program objectives: the 
tenants were artists interested in remaining in the 
building; the owner was anxious to sell but to remain 
a tenant himself; the relationship between owner and 
tenants was positive and strong; and the cost of the 

• building was not excessive. The Foundation contacted 
the artists, who agreed that the Foundation would 
act as developer of the building on their behalf, 
handling negotiations between buyer and seller, 
securing mortgage and construction financing, obtain
ing zoning variances. 

In little more than a year, construction was complete 
and the eight studio/living loft spaces were fully 
occupied by their new artist-owners. The former owner 
was given a five year renewable lease for the ground 
floor, where he ·continues to operate his hardware 
store. All parties, it seems, are happy with the 
outcome. 

Even more happy, perhaps, are the developers them
selves, who see 86 South Street as a model for the 
development of artists' housing in the future. 
Eight-six ·south Stree.t was completely financed by 
conventional sources -- no public subsidies, no pub
lic financing incentives, no special legislative tax 
arrangements. The artists made down payments, and a 
local savings bank, after reviewing the development 
package and the artists' financial statements, granted 
end-term mortgages for the $37,500 units. 

Construction financing ~or the loft condominiums was 
obtained from Boston's largest commercial bank, whose 
decision to finance the project was based on a 
thorough analysis not only of the costs but also of 
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the zoning situation, neighborhood, future demand, 
and renovation plans. The bank's approval was found
ed in large part on the fact that all units had 
been prepurchased, with mortgages committed, and that 
the remaining commercial space (the ground-floor 
storefront) was to have the stable occupancy of the 
former owner."1 

The 86 South Street approach provides an important 
model for developing artist-owned housing which is 
both legal and affordable while protecting the long
term residential interests of artists on the front 
edge of neighborhood revitalization. 

Site 

Located in Boston's Leather District, near South 
Street Station in an area that has been traditionally 
a commercial and manufacturing district but in recent 
years has become increasingly inhabited by artists. 
The continued presence of artists is presently 
threatened by real estate interest who see it as an 
·area for future large-scale development. The area 
has no neighborhood conveniences with the exception 
of public transportation. 

Building 

-This building was built in the 1890's as a manufac
turing facility. It has 5 floors plus a basement, 
with each floor containing 3,900 square feet. 

-The structure is exterior brick bearing wall and 
interior heavy timber post and beams. 

-Renovation of the building in 1979 included new 
plumbing and electrical, a new fire stair, and 
partitions. The building complies with all code 
requirements. 

-Each of the four floors contains two 1,800 square 
feet live/work spaces with 12 to 14 foot ceilings. 
The ground floor contains a non-art~related commer
cial tenants. 

-A zoning variance was necessary to make this use 
legal in a manufacturing zone. 

-Units were built as raw space provided with electri
cal and plumbing :risers. Occupants were responsible 
for designing individual spaces. 

Occupancy 

There are a full range of artists including painters, 
sculptors, and a fabric designer, photographer, and 
printmaker. All are in their early to mid-30's. 

86 South Street 
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Management 

-Ownership is a condominium arrangement where man
agement responsibilities are handled co-operatively 
by occupants. 

-Average maintenance costs including mortgage pay
ments is $800/month. 

-The cost of the building was $200,000. Development 
costs were $30,000, and construction costs were 
$96,000. 

~esign Arts 2: Places and Spaces for the Arts, Vol 
2, Fall 1981. "Helping the Arts to Live and Work 
in the City: The Evolution of a new Strategy" by 
Jane Robbins, p. 49. 

86 South Street 

86 



NEW YORK, NEW YORK 

Number of visual artists in city: 

Approximately 150,000-200,000 

Areas where artists reside: 

-SOHO (area South of Houston Street); NOHO "(area 
North of Houston Street), TRIBECA (Triangle Below 
Canal Street), and area bounded by 14th Street, 
34th Street, Broadway and Seventh Avenue. These are 
all manufacturing areas in lower Manhattan. 

-Greenwich Village, East Village, Lower East Side, 
Front Street area and Chelsea are all residential 
areas in Manhattan. 

-In Brooklyn, most artists live in the Fulton Ferry 
& Two Bridges areas, Vinegar Hill, Williamsburg, 
and Red Hook. These are all mixed manufacturing 
and residential areas. 

-In Queens a few artists live in Long Island City. 
-Across the Hudson River in New Jersey artists 
have been moving into Jersey City and Hoboken. 

Forms of artists' housing: 

Predominantly lofts in manufacturing buildings. 

General trends in artists' housing: 

Most artists live and work in lofts. The escalating 
cost of lofts in Manhattan has forced artists to 
migrate to areas ·of Brooklyn and New Jersey, where 
according to recent reports, rental costs are also 
rising beyond the means of most artists. 

Projects specifically developed as artists' housing: 

-Westbeth 
-Manhattan Plaza - originally built as conv•~ntional 

housing but converted to housing for performing 
artists. Located on West 42nd Street. 

-799 Greenwich Street 
-Special Zoning in areas such as SOHO and NOHO 
-Mason Mint Building in Brooklyn 
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Artists' housing currently being developed: 

-Artist Home Ownership Program - A program origin
ated by the N.Y .C. Department of Housing Pres.erva
tion and Development to renovate 16 city owned 
tenements on two blocks of the Lower East Side of 
Manhattan into 120 live/work units, averaging 1,500 
square feet each. Five artists groups were to have 
developed and owned 51 of the units in 7 buildings. 
Sixty nine were to have been renovated by developers 
for eventual sale as co-ops to artists. The average 
price of the units was $50,000 with an average 
maintenance cost of $500 per month. This program 
was recently turned down by the N.Y.C. Board of 
Estimate due to community opposition which origin
ated from their concerns over "gentrification." 

-Artists Rousing for New York City - A non-pro f it 
group organized to provide af f ordable live /twrk 
space f or moderate income artists. The initial 
projects will be the construction of new loft-type 
buildings in Brooklyn ru1d Queens. In addition the 
group will create a city-wide artists mutual housing 
society to fund future projects. 

-Sailor's Snug Harbor - A planning study is presently 
being conducted to determine the feasibility of 
converting part of a Sailor's retirement home on 
Staten Island into housing for artists. 

Types of financial assistance for such programs: 

Financial assistance for the Artists Home 0\mersbip 
Program was to come from Participation Loan Funds 
obtained through Communit.Y Development Block Grants, 
low interest loans (1%) which can be used for up to 
60% of total development costs. These were to be 
combined with loans from private lenders at market 
interest rat"es. The buildings themselves which are 
owned by the city were to be sold at a rate of $500 
per dwelling unit. 

Types of p rograms and incentives which provide for 
creation of artists' housing: 

-New York City Loft Law - The city's new loft law 
went into effect on June 22, 1982. The intent of 
the law is to legalize de facto residential lofts 
by making them comply with Building Code standards 
through the use of various tenant and landlord in
centives. The law sets up a timetable for owners to 
bring lofts up to residential standards; offers 
tenants rent stabilization in return for paying back 
the owners legalization costs via a rent surcharge; 
limits the resale of fixtures installed by tenants 

88 



r 

I. 

Type s of pro gr ams and incentives which provide for 
creation of artists' housing can't.: 

and establishes a Loft Board to supervise the pro
cess and resolve disputes. 

-Artists in Residence Program (A.I.R . ) - The first 
law in N.Y.C. established to protect artists living 
in special areas such as SOHO and NOHO. The law 
requires that only artists who obtain certification 
from the Department of Cultural Affairs can maintain 
live/work spaces in designated neighborhoods. Un
fortunately there has been a loose enforcement of 
the certification procedure which has led to the 
gentrification of these areas. 

-J 51 Program - This program·was originally estab
lished to stimulate the renovation of older build
ings by owners and developers· in run-down neighbor
hoods through the use of the incentives of tax 
abatements and exemptions for those portions of the 
costs attributable to the renovation. Artists who 
bought and renovated loft spaces in cooperatively 
owned buildings have been able to take advantage of 
these tax advantages to help them reduce monthly 
maintenance costs. 

-Article 7B - An amendment to the Building Code 
which liberalized requirements for loft spaces in 
renovated buildings. Areas of the code reinter
preted by 7B include egress requirements and allow
able window areas and distances between buildings. 
Loft buildings that previously could not have ob
tained a certificate of occupancy due to their in
herent building characteristics are now eligible 
to qualify as living spaces once their mechanical 
and fire safety systems are brought up to code,. 
standards. 

Organization . involved in artists' housing ' issues: 

l. Pri~ate Organizations 

-Lower Manhattan Loft Tenants Association 
Chuck Delany 
(212) 344-8866 

-Foundation for the Community of Artists - Funded 
by the Department of Housing Preservation and 
Development to run an artists "hot line" informa
tion service. 
Tim Smith or · Jim Durham 
(212) 285-2133 (212) 227-3770 

-Artists Housing for New York City 
Andy Reicher, Executive Director 
C. Richard Hatch and Michael Kwartler, Co-Project 
Directors 
(212) 683-2620 
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Organizations involved in artists' housing issues: 

Private Organizations (can't.) 

-Brooklyn Loft Tenants 
Monte Davis 
(212) 596-1832 

2. Public Organizations _ 

-The Mayor's Office of Loft Enforcement Board -
Set up to put teeth into the long ignored rules 
on loft conversion and to make sure the new rules 

/ 

are enforces. Its director is Chairman of the 
Loft Board. 

-New York City Department of Housing Preservation 
and Development Office of Special Housing 
Janet Langsam, Assistant Commissioner 
(212) 566-1616 

Main issues or problem areas regarding artists' 
housing: 

-The main problem is availability of space close 
to galleries and other arts facilities in 
Manhattan. 

-Land speculation by developers in areas which 
artists have pioneered has resulted in increased 
rents for space, forcing artists to move to out
lying areas such as Brooklyn and New Jersey. 

-Creating rent guidelines (see N.Y.C. Loft Law) 
-Making artists live/work spaces comply with 
building codes (see Article 7B) 

Primary information source: 

Janet Langsam, Assistant Commissioner 
Office of Special Housin·g 
Department of Housing Preservation and Development 
100 Gold Street 
New York, N.Y. 10038 
(212) 566-6469 
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ARTIST CO-OP 

799 Greenwich Street 
New York, N.Y. 

General Description 

The Greenwich Street project gains its distinction 
through being one of the first artist owned projects 
in New York; for being the first housing to be given 
the "Artist in Residence" - (A. I.R.) designation, and 
the first to receive a certificate of occupancy. 
It was started in 1965 through the vision of artists 
Ann Lye and Ruth Richard who formed the Committee 
for Artists -Housing and convinced the Kaplan Fund, 
a philanthropic organization responsible for the 
creation of Westbeth, to support the project. · The 
original intent of the Committee was to create low
cost rental housing for a diverse group of artists. 
It was only later that self-ownership was introduced 
to give the residents stability against the pressures 
of _real-estate development. 

This project is located near Westbeth and was to 
become the pilot project for that effort. The Kaplan 
Fund bought the building for $19,000 and spent an
other $81,000 on its renovation. The Fund main
tained the project on a rental basis for 5 years 
and then sold it to the residents for $100,000. 
Since the sale of the building it has been success
fully managed by the residents without involvement of 
the Kaplan Fund. 

799 Greenwich Street is a prime example of an artist
owned, small-scale project where the residents have 
control over their environment together with a 
strong sense of community and neighborhood feeling. 

Recently this area around Greenwich Street has been 
threatened by ·a proposed district rezoning which would 
legalize non-artist residents in an existing manu
facturing district. The proposed Westway project 
also poses a threatened change to the neighborhood, 
through increased property values. 

Site 

Located on the Lower West Side of Manhattan, on the 
western fringes of Greenwich Village, it is an area 
used for meat packing, light manufacturing, and ware
housing. The area is zoned for light manufacturing 
and is "spot" zoned for artist residence. Legalizing 
such residences is conting~nt upon receiving a vari
ance from the city. There are few neighborhood ser
vices in the immediate area. 
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Building 

-originally, 799 Greenwich Street was 2 separate 
buildings, built in the 1880's and used as ware
houses. It has 6 stories with 2,200 square feet/ 
floor. 

-There are a total of 12 live/work units with 2 
units per floor of either 750 square feet or 1,150 
square feet with ceiling heights of 9 feet. 

-The structure is exterior brick bearing walls with 
wood beams · designed for industrial loading. A 
freight elevator was removed. 

-The renovation of the building included new elec
trical, plumbing, and partitions. Individual oc
cupants finished their own units. 

Occupancy 

The population is very stable with most residents 
having lived there since the project's inception. 
Artists are either painters, sculptors, or writers. 
They vary in age from 34 to 69, and there are five 
.children. 

Management 

-The building is organized as a co-operative with each 
resident holding shares in the corporation. 

-When "co-oped" in 1970, the units were purchased 
with down payments of $ 1200 to 1500. Maintenance 
costs vary from $164 to 299 /month, which does not 
include gas and electric. 

-The building is maintained by residents with one of 
them acting as manager. The largest annual costs 
are for fuel and taxes. 

-To qualify for buying into the building at least one 
member of the family must be a visual artist. 

-The success of this project can be directly traced 
to its small size which keeps management difficulties 
to a minimum, the fact that the residents have 
strong control through self-ownership, and that it 
was initiated by artists. 

799 Greenwich Street 
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ARTIST COOP 

96 Grand Street' 
New York, N.Y. 

General Description 

This building is typical of the myriad number of . 
manufacturing loft buildings in Manhattan that have 
been adapted for use as artists' live/work spaces. 
The manufacturing districts in which these buildings 
exist include Soho, Tribeca, the West Village, Noho, 
and the west side · of Manhattan in the 20's and 30's. 

This particular loft is located in Soho, a district 
which originally restricted, through zoning laws, 
residential occupancy to certified artists. Over 
the years a loosening up in the interpretation of 
these laws has led to occupancy by non-artists and a 
subsequent gentrification of the area which has re
sulted in inflated property values beyond the reach 
of most artists. 

As is typical of many loft buildings in N.Y., this 
building was bought for a relatively low price by 
a developer, who made some basic improvements such as 
installing new plumbing and electrical risers, remov
ing partitions, installing demising walls, and creat
ing fire corridors, and then sold the units at a 
profit. This building was converted in 1975. 

Site 

Located in a high density, light manufacturing dis
trict in Manhattan. While the neighborhood has num
erous boutiques, artist bars; and galleries, there 
are few convenience shops. Inhabitants must shop in 
Little Italy or Greenwich Village. The area is 
crowded by truck traffic on weekdays, but is rela
tively quiet; · except for tourists, on weekends. 

Building 

-Built in 1876 and o~iginally used as a warehouse and 
factory. The building contains 6 floors plus a 
basement; with each floor containing 4,000 square 
feet. Building measures 50 feet wide by 80 feet 
deep. 

-The structure is brick bearing walls on two sides 
with intermediate cast iron columns and wood floor 
beams. The rear facade is freestanding brick and 
the front facade is cast iron columns with stone 
inf ill panels. 

-The building contains a total of 11 units ranging 
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in size from 1,750 square feet (~floor) to 3,500 
square feet (whole floor) with ceiling heights of 
11~ feet on the upper floors and 16 feet on the 
first floor. One half of the ground floor is rented 
to a commercial tenant. 

-Units in the building were originally sold as raw 
space with new plumbing and electrical risers. Each 
of the tenants renovated floors to individual de
signs. New windows were installed in the rear wall 
only. Although windows are large, interiors of the 
units are dark due to the 80 foot depth of the 
building. 

Occupancy 

There are 6 artists, most of whom are painters and 
sculptors, and 5 non-artists including stockbrokers 
and a psychiatrist. Most residents are in their 
late 30's although the age range is late 20's to 
70's. 

Management 

-The building is owned and managed co-operatively 
through a corporation. Tenants split a total of 
14 shares, which are distributed according to the 
size of the spaces. 

-The selling price for unfinished units in 1975 was 
$18,000 -lor a 1,750 square feet unit and $35,000 for 
3,500 square feet unit. In 1978, the smaller unit 
was sold for $90,000. 

-Maintenance costs of units vary between $400 and 
$800 per month, depending on unit size and location. 

-Management problems seem to be an inherent part of 
the co-op arrangement. 

-Most management problems in this building, as in many 
others, stem from conflicts between those ~ tenants who 
want to make non-essential building improvements and 
those who want to make only the basic improvements. 

Artist Coop 
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WESTBETH ARTISTS' HOUSING 

155 Bank Street 
New York, N.Y. 

General Description 

Developed in 1967 and completed in 1969, Westbeth 
Artists' Housing is the first and the largest housing 
project exclusively for artists. It was the idea of 
Roger L. Stevens, former director of the National 
Council on the Arts. It was conceived in response 
to the rising demand for artists' low-cost live/work 
space in New York as well as a reflection of the ex
tent to which artists elsewhere in Greenwich Village 
were being driven out by rising rents. 

It was developed by the J.M. Kaplan Fund under the 
leadership of Joan Davidson and the National Council 
for the Arts with each contributing $1.5 million. 
The Westbeth Corp. Housing Development Fund Co., 
Inc., was set up as a non-profit corporation to 
develop and administer the project. The building 
was purchased for $2.5 million with total renovation 
costs reaching $6 million. Permanent financing was 
obtained through a 3%, 40-year F.H.A. mortgage under 
the Section 221 (d)(3) program. In addition a 30-
year city city real estate tax abatement was granted. 
After the Corporation defaulted a number of times, 
the mortgage was reassigned to H.U.D. which now has 
responsibility for its management. 

Once the building was completed, management problems 
quickly appeared: 

"The amount of commercial space was one cause of 
management problems that several times brought West
beth to the .brink of bankruptcy, particularly in the 
early days of the project. Commercial space through
out Manhattan was relatively occupied. Since the in
tent of the developers had been to subsidize residen
tial artists' rents with commercial rents, they had 
no alternative but to raise residential rents to make 
up the difference. Tenants, who had no involvement 
in the development process and who had little conce
tion of development and maintenance costs of such a 
building felt threatened."! 

Almost all tenants agree that the scale of Westbeth 
mitigates against tenant involvement, making it impos
sible to manage the project effectively. 

"Despite a new management that has improved Westbeth's 
overall financial picture, the project continues to 
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have financial. difficulties; it has been unable to 
pay the principal on its mortgage."l Many residents 
presently fear that the project will be sold and 
turned into conventional co-op apartments because of 
its' high value on the open market. 

"Yet for all its difficulties - including internal 
conflicts over space among tenants at different in
come levels - Westbeth must at least in some ways be 
regarded as a success. Many residents feel that 
without Westbeth they would never be able to remain 
in Manhattan. The six-to-eight-year waiting list 
for space suggests that many New York artisfs see 
Westbeth as an important means of support." 

Site 

Located on the Lower West Side of Manhattan in the 
West Village on a square block bounded by Washington, 
Bank, and Bethune streets and the West Side Highway. 
The area was traditionally a manufacturing district 
which has increasingly become residential. The zon
ing designation is light manufacturing. Public 
transportation is eight blocks away and there are 
few neighborhood amenities in the immediate area. 
Westbeth has had an effect on the West Village by 
starting a trend toward residential development in 
the area. 

Building 

-The complex is composed of five buildings totaling 
626,808 square feet and was built between 1898 and 
1920 by the Western Electric Company and last used 
by the Bell Laboratories. The buildings are 5, 10, 
11, and 13 stories high. Richard Meier, the archi
tech for the renovation, organized the block of di
verse vuildings around an existing roofed over 
central court, by removing the roof and connecting 
it at ground level to three of the peripheral 
streets, creating a unifying central entry space. 

-The structure of all buildings is reinforced con
crete frame with brick exterior walls. The con
struction is fireproof throughout. 

-There are 383 live/work units ranging in size from 
500 to 1,500 square feet each. Ninety-six units 
are duplexes with floor-through layouts. Ceiling 
heights range from 10 to 15 feet. A chief complaint 
is that the spaces are smaller than is required for 
joint living and working. In addition, there are 
100,000 square feet of commercial and community 
space, most of which is at the ground level with the 
remainder dispersed throughout the building, includ
ing galleries and an 800 seat theater on the 11th 
floor. Studio space located in one of the build-

West beth 
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ings is available at an additional c~st to overcome 
shortage of space within regular units. 

-Building Department regulations were modified to 
allow apartment units to be built as open loft 
spaces. Modifications of the standard F.H.A. regu
lations permitted the construction of a minimum 
number of interior walls within a unit; only the 
finished bathrooms and kitchen spaces are enclosed. 
Live/work units of a size equivalent to one, two, 
and three bedrooms w.ith additional working spaces 
were therefore possible. Mobile closets are pro
vided which serve as room dividers to satisfy re
quirements for storage facilities while affording 
tenants flexibility in the use and design of units. 
Tenants have modified the design of units with the 
addition of sleeping lofts and new partitions. 

-By using a 11 skip-stop 11 corridor scheme, reminiscent 
of Le Corbusier's Unit~ buildings, the amount of 
area in the units was increased by reducing circu
lation. In the ten floor center portion of the 
complex, interior corridors were eliminated on all 
but three floors - circulation to units in this sec-

. tion of the complex facing the court occur only on 
the third, sixth, and ninth floors. Units are du
plexes; the first or entry level on the corridor 
floor is relatively small with a stair leading 
either up or down (depending on the units) to the 
main level, which runs clear through what used to 
be corridors creating a 50 foot deep unit. 

-The rehabilitation included all new electrical, 
plumbing, and partitions. Only 70% of the original 
heating system was salvagable. The elevator work
ings are new, but they have been placed in the orig
inal shafts. The design of the entry park which is 
off Bank Street, the cleaning and painting of the 
exteriors, and the reglazing of some of the windows 
comprises the only new work on the greater part of 
the exterior. 

-New balconies which project into the center court 
fulfill city building regulations, providing two 
means of egress from the units. Construction costs 
were about $15,000/unit in 1969, including all com
munity facilities. 

Occupancy 

There are approximately 1,200 residents in Westbeth, 
including painters, sculptors, photographers, dancers, 
composers, actors, musicians, singers, writers, and 
architects ranging in age from 20 to 70 years old. 
About one-third of the families have children. 

Management 

-All live/work spaces are rentals with rates ranging 
from $210/month for an efficiency unit to $400/month 

Westbeth 
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for a three bedroom unit with one year leases. Sup
plementary st·udios such as darkrooms rent for $45/ 
month. The average rent is $300/month, which is 
about one-third of what comparable spaces rent for 
in New York City. Rents include electricity and 
gas. There is a surcharge on rents if one adult 
earns over $15,500/year or if two earn over $17,000/ 
year. The surcharge is up to 20% of the rent re
quired by H.U.D. and 50% by the City's housing agen
cy (H.P.D.). Over the past three years rents have 
increased 32% with a projected increase of 37% for 
the next three years. Yet most residents consider 
it the "best buy in town." 

-Allocation of space, which is determined by family 
size rather than by the requirements of the artist's 
medium, has plagued the residents. 

-In order to qualify for residency, applicants must 
obtain a "working artist designation" which is 
determined by three professional references. In 
theory this certification is reviewed yearly. The 
management is supposed to evict families who lose 
their certification, which may happen when couples 
separate and the person who remains in the space is 
not an artist. Today, approximately 10 to 15% of 
the residents are not artists. 

-Originally a high resident turn-over rate was 
planned with a five year limit on occupancy sug
gested. Most tenants have lived in Westbeth since 
it opened. 

-H.U.D. presently holds the mortgage on the property 
and has hired a professional management firm. 

-Although tenants are organized through a Board of 
Directors, they do not feel that their voice is 
heard because of the large size of the project. 

-Among the management's difficulties is poor mainten
ance of the building infrastructure. 

-When Westbeth first opened and for a number of years 
thereafter, there was a strong community spirit; 
but, with financial pressures leading to in-fighting, 
the enthusiasm has waned. 

1
nesign Arts 2: Places and Spaces for the Arts, Vol 
2, Fall 1981. "Helping the Artist to Live and Work 
in the City: The Evolution of a New Strategy," by 
Jane Robbins, p. 44. 

Westbeth 
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CARNEGIE HAIL STUDIOS 

881 7th Ave. 
New York, N.Y. 

General Des cript ion 

Around the turn of the century a number of artist 
studio buildings were developed through the support 
of various civic minded individuals who believed 
that the visual arts were an essential part of a rich 
urban culture. They realized that a good working 
environment at a moderate cost was essential for an 
artist to be productive. Among these buildings were 

' the Gainsborough Studios, the Hotel Des Artistes, 
the Tenth Street Studios, and the Carnegie Hall 
Studios. All but the Tenth Street Studios still stand 
and only The Carnegie Hall Studios still houses working 
artists. The Gainsborough and The Hotel Des Artistes 
have been converted into conventional c.o-operative 
apartments. 

In the case of Carnegie Hall, Andrew Carnegie gave 
Leopold Damrosch $ 2 million to build the Music Hall 
and Studios. Carnegie believed that it would only 
succeed if backed by the-community as a whole and 
therefore did not provide an endowment fund for its 
continued support. Carnegie Hall has always been 
operated as a private enterprise for profit. The 
continuous financial success of the Music Hall has 
in the past been able to carry any financial losses 
from the Studios. 

In 1960, the City of New York took over ownership 
of the building and currently leases it to the Car
negie Hall Corporation. Recently, the Corporation has 
dec~ded to renovate the Music Hall and Studios and in 
so doing increase the rent of the current occupants. 
In addition,. a new office tower is being built on 
an adjacent site just east of the Hall which will 
block a number of windows. The residents feel that 
their continued occupancy of the studios at afford
able rents is threatened and that they will be pushed 
out to make room for more affluent commercial resi
dents. A legal struggle is presently taking place 
between the residents and the Corporation. 

Site 

Located at the intersection of 57th Street and 7th 
Avenue in midtown Manhattan, an area which has some 
of the highest real-estate values in the world. 

Building 

-Studios are located in a 16 store ''L" shaped building 
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which wraps around the main Music Hall on the south 
and east sides. 

-There are a total of 130 studios; 55 are combined 
live/work spaces, and 75 are rented to commercial 
tenants. 

-Originally the studios were primarily for working 
only, but in 1929 the Stock Market Crash initiated 
a greater demand for combined living and working 
units. Mechanical ventilation and modern kitchens 
and bath facilities were installed as part of the 
process of converting the studios into living 
quarters. 

-The organization of the building is a complex set of 
interlocking spaces and hallways. Spaces vary from 
small, medium and large; square, round, and oblong, 
jig-sawed with all manner of built-in nooks and 
crannies. 

-Ceiling heights vary from 13 to 14 feet. 
-The structural system is masonry walls and arched 

masonry vaulting for the floors, making the building 
fully fire-proof. 

Occupancy 

Tenants who rent live/work and commercial spaces are 
painters, sculptors, architects, photographers, 
graphic artists, record companies, music publishers, 
and dance and music studios. 

Management 

Rents vary widely depending on the length of tenancy 
and size of the studio space; and, whether the tenant 
occupies a commercial or residential space. Tradi
tionally rents have been low, but now threaten to 
climb dramatically due to the renovation of the entire 
building. A 600 square foot studio rents for $600/ 
month and is now being increased to $1,400/rnonth. 

Carnegie Hall 
Studios 
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BUILDING .. 

ORGANIZATION 

Studio 

CARNEGIE HALL STUDIOS 
881 7th AVENUE 
NEW YORK N.Y_ 
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·suRVEY OF ARTISTS' HOUSIN~ 
A STUDY SUPPORTED BY THE NATIONAL. ENDOWMENT FOR THE ARTS 

DESIGN ARTS PROGRAM 

CARMI BEE,_ PRINCIPAL . .INVESTIGATOR 

BROWN AND .BEE ARCHITECTS 

147 WEST 22nd STREET, NEW YORK, N.Y. 10011 (212) 242-7966 

1.0 General Information 

Location -------
Name/Address ----------------------------
Date of Survey/Surveyor .. 

-------~~--~-

Contacts 
name 

' · ... 

role 

2.0 AREA DESCRIPTION 

Density low medium 

artist type 

high __ 

address/phone 

General' Land Use commercial % industrial · % residential % 

Services in Area --------------------------
Other Characteristics ------------------------

"'· 
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3.0 BUILDING DESCRIPTION 

3.1 GENERAL INFORMATION 

Building Type __ ~---------- Date Built ----
Historical Significance ------------------------------------------------------

Number of Stories ------- Lot Area ________ (sf) 

Size of Typical (sf) Total Building Area (sf) ---------- -----
Exterior Material ----------- Structural System --------------- Elevator -----

3.2 RENOVATION 

Date of Conversion ----- Certificate of Occupancy yes __ no 

Type of Zoning Change Required -----------------------------------------------
Changes made in--structural system __ . __ mechanical system ____ plumbing __ __ 

electrical fire protection ____ egress ____ light and 

air ins u 1 at ion wa 11 s . -----=- earthquake_ 

Areas Where Building Code Remains Problematic--

structura'l system ____ mechanical system_ plumbing ___ 

electrical ____ fire protection ____ egress __ light and 

air insulation____ wa 1 1 s____ earthquake ___ 

3.3 BUILDING USES 

Function . (%) Area (sf) # of Floors # of Units Unit Size 

i.ndustrial 
art relate~d---------------------------------------------------------------
commercial 
non-art re~l-a_t_e~d-------------------------------------------------------------
commercial ------------------------------------------------------------------
studio 

--------~-----------------------------------------~----------------
residential 

. combined st-u~d~i-o~-----------------------------------------------------------
,residential_· ______________________________________________________________ __ 
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4.0 ARTIST DESCRIPTION 

Average Age. ______ _ 

Ty~ical : Size of Household #of adults 

Number of Wage Earners ---

5.0 UNIT DESCRIPTION 

Artist Type/Unit Type Size (sf) 

6.0 FINANCIAL DATA 

#of children 

Rental/Cost 
Ce i 1 i ng 
Height 

Building Ownership individual/partnership ____ corporation __ __ 

Light/ 
Air Other 

Development Method spontaneous__,:____ ad hoc___ forma 1 (g.ov/corp) __ __ 

Building Purchase Pric~ ------ Development Costs ----
Building Finacning Method conventional sweat equity __ gov program __ _ 

Individual Units rented length of lease. ___ _ 

owned ·---- cooperative __ _ condominum ·---
Individual Units finished by developer ____ dweller ____ _ 

Design Input architect ·---- deve·l oper___ owner tenant 

Date of Initial Effort ·----
Key Actors _______________________ _ 

\ 

117 



].0 PROJECT HISTORY 

:. 

8.0 ATTACHED MATERIALS 

118 


